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INTRODUCTION

ABOUT THIS PROGRAM

ABOUT ULI

The Urban Land Institute (ULI) was founded in 1936 as a nonprofit institute to conduct
research and provide information on all aspects of real estate development and land use
policy. ULI has nearly 40,000 public and private sector members comprised of professionals in
all aspects of real estate development, policy, andregulation. ULI has 65 district councils in the
Americas, Europe, the Middle East and Asia—a worldwide staff of 155 and a $50 million annual
operating budget.

ULI has been a leader in smart growth, mixed-use development, urban redevelopment,
transportation and affordable housing. ULI Orange County/Inland Empire (OC/IE) is ranked
among the top 10 largest district councils in the world, with over 1,000 individual members.

THE TAP PROGRAM

Since 1947, ULI's Advisory Services Program has been assisting communities by bringing
together panels of seasoned real estate, planning, financing, marketing, and development
experts to provide unbiased pragmatic advice on complex land use and development issues.
Often these panels meet with the sponsoring government ornonprofit entity for five days at
a fee of about $135,000, and typically address issues of a broad and long-range scope. ULI
District Councils provide panel services of one day. A small fee of $15,500 is charged, but the
panel members are not compensated for their time.

TAPs are a way for members to give back to the community. ULI acknowledges all members
who give their time and talent to support a local organization. To ensure objectivity, panel
members may not be involved in matters pending before or be working for the sponsor

and cannot solicit work from the sponsor during the panel’s assignment period. The Young
Leaders Group (YLG) of the ULI OC/IE began conducting TAPs in 2007, on a pro bono basis for
charitable organizations. This type of TAP was the first of its kind for a ULI District Council.
Orange County’s TAP is in its twelfth program year, and typically consists of six to ten young
leaders. Past causes include Orange County Rescue Mission, Moses House Ministries, United
Cerebral Palsy, and Habitat for Humanity.

|.||.| rban Land Orange County/
Inland Empire
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It starts with
HOUSING. p

" Arothor vibrant
community.
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Vibrant Communities « Resident Services « Economic Self-Reliance

INNOVATIVE HOUSING OPPORTUNITIY

At Innovative Housing Opportunities (IHO), their vision is to build affordable housing
environments that are indistinguishable from market rate properties, where residents
can thrive, develop healthy habits, and achieve their dreams. IHO believes that thriving
communities start with housing, but doesn’t end there. They provide opportunities for
residents who are able, to achieve housing independence and go on to become mentors
to other struggling with housing insecurity. They are proud that our portfolio reflects this
mission.

IHO was formed in 1976 to help the business industry and government address the shortage of
low to moderate income housing in the City of Irvine. Today, IHO’s development portfolio has
expanded to include high-quality, well-designed, affordable housing in suburban, urban infill,
low-income, and high cost neighborhoods throughout the Southern California region. Their
community residents are comprised of seniors, families, veterans, those living with mental
illness, formerly homeless, developmentally disabled and other special needs and mixed
populations.

To enrich communities

by providing high-quality
MISSION affordable housing, impactful
Resident Services, and
Economic Self-Reliance™
programs to those most in need.

That everyone has access to
vibrant communities in which VISION
they thrive.

Putting people and their needs
first. We lead with integrity
VALUES and stay true to our mission.
We strive for excellence in
everything we do, welcome
positive change, and embrace
collaboration for the greatest
impact.
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SCOPE OF WORK

ABOUT THE PROJECT

The 2020 TAP included an analysis of the in-place plans for the redevelopment of Innovative
Housing Opportunities’ headquarters in Santa Ana, CA. Innovative Housing Opportunities is

a non-profit affordable housing developer with projects across southern California. The firm
recently relocated to a new headquarters in Santa Ana and has acquired the property with
plans of redeveloping the property to include 160 affordable housing units and 15,000 square
feet of commercial space, which will be inclusive of IHO’s headquarters. The TAP collaborated
with the THO team to discuss the goals of the proposed development as well as how the panel
could provide the most value to the project.

IHO was interested in exploring options for how to reduce the overall construction costs of
the project while generally keeping the scope of the project the same. The TAP has included
several recommendations within the report to discuss how to reduce construction costs.
Furthermore, IHO requested that any proposals made by the TAP would generally align with
the original plans for the redevelopment which include the creation of two independent
phasable developments consisting of approximately 160 total units while maintaining active
commercial uses located along East 4th Street, providing 10,000 square feet of office space
for IHO, and meeting the requirements of the MEMU to the extent feasible. As such, the
TAP took all of these objectives into consideration when compiling the various analyses and
recommendations within this report.

The TAP consisted of a team of individuals with wide-ranging professional expertise in areas
that are conducive to leading a real estate development project; individuals had backgrounds
in architecture, city planning, design, civil engineering, financing, and construction. The
TAP was able to collaborate with the IHO team over the course of several months, ultimately
delivering a formal presentation to the IHO team and composing the report herein which
includes an analysis of the proposed development and additional recommendations for the
project.
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1. EXISTING CONDITIONS

The existing site consists of developed properties located at 2021 4th Street, 501 N. Golden
Circle Drive, and 601 N. Golden Circle in the City of Santa Ana (APNs: 400-051-06, 16, and 17).
The site totals approximately 3.5-acres with multiple existing buildings on site. The existing
site is a commercial center with main access via 4th Street with an abundance of surface
parking lots and easy regional access from the Santa Ana and Costa Mesa freeways.
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The property on 2021 4th Street (APN: 400-051-17) is occupied by a two-story office building
of approximately 21,325 sq.ft. per story. The existing building is located on the southwest
corner of the property, closest to the northeast corner of the intersection between 4th Street
and Golden Circle. The existing building is currently served by 59 parking stalls located along
the northern and eastern ends of the property. Per the ALTA survey prepared by Fuscoe
Engineering dated June 11, 2019 the property also has access to 10 shared parking spaces with
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the northerly development having an address of 501 N. Golden Circle (reference easement 3b).
Based on available records the property currently has sewer, domestic water, electrical and
telecommunication service which would be reused as part of the proposed development. The
site has four vehicular access points, one from 4th Street on the southeast corner of the site,
one from Golden Circle on the northwest corner of the site and two driveway connections to
the parking area in the property aforementioned to the north. The site also contains multiple
pedestrian connections to the public right of way on 4th Street and a pedestrian connection to
the public right of way on N. Golden Circle Drive.

The property located at 501 N. Golden Circle (APN: 400-051-16) is occupied by the Orange
County Community Housing Corporation within an existing approximately 13,000 sq.ft. two-
story building. It has reciprocal parking and access with the property immediately north and
south of it. There are existing available wet and dry utility services which could be reused as
part of the proposed development.

The property located on 601 N. Golden Circle (APN: 400-051-06) is occupied by a two-story
office building of approximately 7,188 sq.ft. per story located on the southwest corner of the
property and a one-story building of approximately 3,241 square feet. The existing buildings
are currently served by 104 parking spaces located along the eastern end of the property.
Based on available records the property currently has sewer, domestic water, electrical and
telecommunication service which would be reused as part of the proposed development. The
site has three vehicular access points, one from N. Golden Circle on the southeast corner of the
site and two driveway connections to the parking area in the property located to the east. The
site also contains a pedestrian connection to the public right of way on N. Golden Circle and
the adjacent property to the east.

ALTA - Existing Easements

Analysis of all the existing easements on the project site was made based on the two ALTA
survey provided by IHO. The first was Fuscoe Engineering’s prelim ALTA dated June 11, 2019
was completed for APN: 400-051-17 and easements impacting APN: 400-051-16 were indicated
based on information available from the preliminary title report; however, no separate ALTA
was conducted for the middle parcel (APN: 400-051-16). The second ALTA was prepared by Bock
& Clark Corporation, an NV5 Company, dated December 26, 2019 for the northerly parcel (APN:
400-051-06). The property located on 601 N. Golden Circle contains two easements that would
need to be quitclaimed for the future development of the property. Both easements have been
highlighted in red in the image below and are described as follows:

« Item 18 on the title report is a 5’ wide Southern California Edison easement for the primary
conduit that serves the existing transformer for the property. IHO will need to coordinate
for the service removal, transformer relocation and easement quit claim with a dry utility
consultant. Based on available records, the existing transformer seems to only serve
the existing building, thus no issues are expected with regards to the relocation of the
transformer for the proposed development.

« Items 14 and 15 on the title report are a 25’ wide City of Santa Ana easement for future
street and drainage purposes. Based on the available data, a portion of this easement
traverses into the southerly parcel into the adjacent southern property (501 N. Golden
Circle). Given the location of the easements and the lack of connectivity to the north
(property to the north is developed as residential) and south (property to the south is
developed as an office building). IHO should request that the existing easement be quit
claimed by the City of Santa Ana as part of this project. If the City is not willing to quit
claim the existing easement, IHO and its consultants would need to review site plan
alternatives that place all permanent structures outside of the easement limits. This
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could be accomplished by relocating the existing driveway to the southwest corner of the
property (at the easement limits) and proposing to install the required parking within

the easement limits. It should be noted that a permanent structure (inclusive of parking
structure) would not be allowed to be constructed over the existing easement if it is not quit
claimed. However, this area could be used for surface parking or open space.
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The property located on 2021 4th street contains one easement that would need to be taken
into consideration as part of the proposed development. The existing SCE easement has been
highlighted in the image below and is described as follows:

+ Item 2 on the title report is an existing 6’ wide SCE easement for the installation and
maintenance of overhead power lines. This easement lies within the required landscape
setback for the City of Santa Ana therefore it is not expected to conflict with the proposed
development.

Utilities
Water Service

Per the 2017 City of Santa Ana Water Master Plan Report completed by Tetra Tech the existing
water main located on Golden Circle Road has been identified has having the lowest likelihood
of failure score and was not included in the areas of insufficient water pressure. Based on the
results of the analysis, it is expected that the project will not require off-site improvements
water main improvements.

Based on the changes in use and expected water demands for each use, it is expected that a
new domestic water service lateral will be required at both developments to accommodate
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the increase in use and demand. The required size of the domestic water laterals will

be determined by the project’s Mechanical Engineer based on the final residential and
commercial count for each property; however, it is expected that a 6” service lateral for each
phase development will suffice. The new service lateral will be manifolded and separately
metered for each residence and commercial suite.

In addition to the expected upsizing of the existing water laterals to each property, two new
fire water service laterals will need to be installed at both developments as required by current
California Building and California Fire Code Requirements. The required size of the fire water
laterals will be determined by the project’s Mechanical Engineer based on the final residential
and commercial count for each property; however, it is expected that an 8” service lateral

for each phased development will suffice. Unlike the domestic water service lateral, the fire

2021 EAST FOURTH STREET

EXISTING TwO STORY

Innovative Housing Opportunities p- 10



Sewer Service

Per the City of Santa Ana’s Sewer Master Plan Update (2016) a portion of the existing sewer
main on the northern side of Golden Circle Drive has been identified as having a medium
Likelihood of Failure (LOF). The risk of asset failure is calculated by quantifying the likelihood
of failure and the consequence of failure of a sewer asset. The two primary indicators of
likelihood of failure were utilized in the Pipe Rating Model:

« Structural Condition: Structural condition was determined based CCTV inspection
results, as stored in the WinCan CCTV database. If CCTV inspection data did not exist for
a pipe segment, then the likelihood of failure was estimated based on pipe segment age.
Structural condition is a strong indicator of likelihood of failure and was heavily weighted.
+ Capacity Deficiency: This likelihood of failure factor is calculated from hydraulic modeling
results. Sewers that are predicted to be heavily surcharged or potentially overflowing under
a design event peak wet weather flow condition were considered to have a high likelihood
of failure due to capacity deficiency.

The recommended action to mitigate the risk of failure is the replacement of the existing pipe
per the City of Santa Ana’s Sewer Master Plan Update. Based on the primary factors identified,
failure of the sewer line would be a resultant of structural failure (collapse of the existing
pipe). This is caused by pipe degradation due to the age of the pipe in addition to soil loading
that varies over time as the adjacent sites are developed / redeveloped. The expected cost of
the pipe removal and replacement is $35,000.00. It should be noted that the pipe removal and
replacement include the resurfacing of the street per City Standards and the installation of
two new sewer manholes, however it does not include plan preparation, plan check, permit or
inspection fees.

The site would likely require two new sewer lateral connections, size to be determined based
on final project layout and site design.

Storm Drain System

Based on available City records and site visit findings there is no available public stormwater
conveyance system adjacent to the proposed developments. That is, there is not storm drain
system which the project site can connect to and all stormwater runoff must be conveyed via
surface flow along the public curb and gutter on Golden Circle and 4th street to the nearest
catch basin.

Preliminary soils analysis conducted based on the Federal Governments WebSoil Survey
Database revealed that the existing soils underneath the site would provide percolation rates
favorable for infiltration. It is recommended that the geotechnical analysis conduct soils
borings and percolations tests at depths of 40’ to 60’ below ground surface. Deep testing will be
used to confirm if drywell infiltration systems are a viable option for stormwater treatment.

Drywells infiltration systems would be the preferred method for stormwater treatment
because they require a minimal surface area and, depending on in-situ infiltration rates, can
negate the need for additional detention storage to meet the sites hydromodification and high
flow storm event attenuation requirements.

Electrical Service (SCE)

Based on available records, both parcels (2021 4th Street and 601 N. Golden Circle) currently
have electrical service from the south and north sides of the parcels respectively. The exiting
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service from 4th Street which provides electrical primary lines to 2021 4th Street and the
adjacent properties is through an overheard line and approximately 30’ high wood poles. It

is expected that the City of Santa Ana will request and condition the project to underground
said lines. The scope, fee and schedule of said underground is beyond the scope and
expertise of this TAP. It is recommended that IHO consult with a dry utility consultant to fully
understand the cost associated with this work. Please note that this recommendation is made
in anticipation of the City’s condition. If no undergrounding of utility is made, then said issue
would no longer be of concern.

As previously noted in the existing easements section of this report, the existing service from
the north side of 601 N. Golden Circle is provided through an electrical primary line currently
running within the existing 5’ easement. This service primary would need to be removed or
extended to the new transformer location. Based on available records, it is not anticipated that
the transformed is shared, therefore the relocation of the existing transformer is not a concern.
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2. PLANNING ANALYSIS

The project site is located within the City of Santa Ana’s Metro East District Center General
Plan Land Use designation area with an allowable FAR of 3.0 and a theoretical build out for
accounting for 5,037 dwelling units and 2,646,766 sq.ft. of non-residential area (Table 1 and
Table A-4 of the City of Santa Ana’s General Plan Land Use Element). District Centers are
characterized as areas to be developed with an urban character that includes a mixture of
high-rise office, commercial, and residential uses which provide shopping, business, cultural,
education, recreation, entertainment, and housing opportunities. The proposed project aligns
with the intent of the District Center and is in conformance with the General Plan.

Table 1
Development Intensity Standards
Density/Intensity Standards
Land Use Designation (du/acre - FAR)'
Residential Land Use Designations
Low Density Residential (LR-T7) 7 du/acre
Low-Medium Density Residential (LMR-11) 11 du/acre
Medium Density Residential (MR-13) 15 du/acre
Mixed Use Land Use Designalions
District Center*(DC)
Other District Center (Midtown, MacArthur Place, etc.) 90 du/acre and FAR 1.0-2.0
2525 North Main District Center FAR 1.43
Heritage District Center FAR 1.7
Downtown District Center FAR 3.0
Metro East District Center FAR 3.0
Transit Village District Center FAR 5.0
Harbor Corridor District Center FAR 5.0
Urban Neighborhood
Transit Zoning Code Area/ Segerstrom, First, Fifth & 17 FAR 0.5-1.80
Coridor
Harbor Corridor FAR 3.0
Metro East FAR 0.75-1.5
Commercial Land Use Designations *
Professional and Administrative Office (PAD) FAR 0.5-1.0
_ E_qenera! Commercial {Gﬂ; FAR 0.5-1.0
One Broadway Plaza District Center (OBPDC) FAR 2.9

Industrial Land Use Designations
Industrial (IND)

Other Land use Designalions
Institutional (INS)
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Table A-4

Land Use Plan Build-out Capacities
Intensity/ Effective Buildout’ Theoretical
Land Use Acres e Buildout
Residential
Low Dﬂﬂﬂj' Fesidential LR-7 B.468.1 T du/ac 45276 du
Low Medium Density Residential | LMR.11 216 11 dwac 4538
Medium Density Residential | MR-15 347 15 dwac ' 54T du
Subitolal 1284 “‘ﬁ 55,385 du
Mixed Use Hon Res
Disrict Center
Other® o 005 can o | 1esssma  307e]  27B4SMe 301
2525 North Main oc 59| Far143 256 tu 256 u
Heritage oc 188 FARLT sa00st| 1221 54005 1221
Downtown oc | 625 FaR30 205782481  16610u|  2057824st| 1661w
© MeroEast ot | ss|mRors-30| 24eemies|  sowTa|  2e847esl  soaTa
Transi Village [IH 514 FAR 5.0 402 854 = 2,761 du 402,864 51 2,761 dui
Harbor Corridar 1. H 1250 FARS.O 1,836,155 ¢ 2,029 du 1,636,155 208 o
Urban Neighborhood 1] J17.0| FAR 0.5-3.0 1,656,855 = 5,755 du 1,656,955 51 5,755 du
Sublotal 10040 namary O pams BT

Additionally, per the City of Santa Ana’s zoning map, the proposed project is located within
the P/OZ1 zone (Professional/Metro East Mixed Use Overlay Zone). The P zone allows for office
and professional service uses. The Metro East Mixed Use (MEMU) Overlay Zone is generally
bounded by the Santa Ana freeway immediately to the west and south, Tustin Ave. on the

east, and East Sixth St. on the north. The objectives of the MEMU is to encourage more active
commercial and residential community, provide an expanded economic base, maximize
property sales tax revenues, improve the jobs/housing balance within the City, and provide a
range of housing options. The project is located within the Village Center district of the MEMU
and aligns with the overall intent of the Overlay Zone in providing more housing within the
City as well as encourage creation of residential and commercial community.

. p PROFESSIONAL

0zZ1 METRO EAST MIXED
USE OVERLAY ZONE
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The development of the proposed project is generally guided by the development and design
standards written in the MEMU. The proposed residential use is allowed, but there are a
limited number of non-residential uses that are permitted within the Village Center district
of the MEMU (MEMU Table 3). This report does not go in depth with the analysis for future
commercial tenants since they are highly speculative at the time this report is written.
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Table 3: Permitted Land Uses

Meighborhood Transitional District Permitted by right

Village Center District Prohibited

Active Urban District Mot Applicabla

Office District* Conditional Use Permit required
Land Usa Certificate required

=
} -g :E -E ‘ F\.rs-m'_inl Prowsissons ﬂrn_f-f‘rq*ru'm to other
] % applicable code sactions of
% E j .E lirritations)
z £ = =
Residential Uses
LivesWeark Linits P P F [ | Subject to Sec. 4.1.2 of this division
Multip=-Farmily Resdential P P P ) Sadbject to Sec, 4,1.3 of this division
Mon-Residential Uses
A gallarias and studios including, but not Emited to:
photography; fine an; Bber art; panting, lithography, and P P P P
calligraphy; coramic and pottery; glass blowing and sculpting
Eating establishments, (cales, restaurants) P P P P ] CUP for liquor sales, after hours operation
Bakeries P P P P
Retail and Service uses P P P P
Medical and Dental offices P P P P
Professonal, administrative and business offices P o P P
Child care facilities P P P P
Gymnasiums and health chubs M P P CUP
Hotels H P P | cur
Indoorfoutdoor entertainment M P P P A dabiewrd in Chapter 41 of the SAMC
Religious Institutsons CUp | CUP | CUP | CUP
Schoots M P P N
Tattoo Establishments M P P M Sulgect 10 Sac, 41-199.3 of the SAMC
Temporary cutdoor activities LA LU | opue | e | Subject to Sec. 21-195.5 of the SAMC
Theaters and cinemas ] P P P
Use/Operational Standards
Dirivas lhrouﬂh astablishments | [{] | &l [ M | 4] |

The Village Center District guidelines development standards (MEMU Table 2) allows for a
maximum of 6 stories up to 10 stories in the Village Core area as defined by the MEMU. The
proposed project design by IHO and the alternative options that will be discussed in the next
section will not exceed the 6-story max height allowed. The minimum development site area
is 30,000 sq.ft., the project site is made up of three parcels which are all individually larger
than 30,000 sq.ft., aggregating to a development project of approximately 3.5-acre. The IHO
designed plans has 34,000 sq.ft. (0.78-acre) of both public and private open space planned
while alternative options will also provide 0.4-acre (approx. 17,000 sq.ft.) of open space which
meets the required 10% publicly open space of the total site area and the 90 sq.ft. of private
open space per unit. All design schemes are anticipated to meet the minimum building
setback requirements as noted per MEMU Table 4.
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Table 2:

Development

Development Standards Summary

Standards by
District
4.1 Land Uses
4.2 Maximum MNe. . & Mo Maximum
Stories 4 m"g:'s"“":_'ac"" 3 Stories Minimum 10
4.3 Minimum
Development Site 20,000 sq. ft. 30,000 sq. ft. 1 acre 1.5 acre
4.4 Permitted Street
Level Building
an!n
Front Parch Yes Yes No No
Stoop Yes Yes No No
Forecourt Yes Yes Yes Yes
Shop Front Yes Yes Yes Yes
Gallerv Yas Yes Yas Yes
Arcade Yas Yes Yes Yes
48 Dublicly Accassible | 5% of Total Lot Area | 10% of Total Lot Area | 15% of Total Lot Areaf 15% of Total Lot Area
“M' """"WM'_' 90 sq. ft. per unit 90 sq. ft. per unit 90 sq. ft. perunit | 10% of Total Lot Area
4.7 Building Setbacks {See Table 4 on Page 21)
Residential: 2.25 Residential: 1—?—15 Residential: 2-_1-25 Office: 3 spaces per
4.8 Parking * spaces per unit Non- 3paces per unit spaces per unit 1,000 sq. ft.
Rasidangiils Par Non-Residential: Per | Non-Residential: Per | ot " %

®  For furthear detal, refer 1o Section 4.8, Parking snd Access.

Table 4. Building Setbacks

Adacentto public street nght-of-way or N 10 1t (4)
public easement

Adacentto alley orinternal aisle Jf -
Adjacent o parking it .
Clear Zone 251 -
Adjacentio 1st and 2nd floor 15n =
any residential

use 3rd floor and above (5) 20030 ft -
Adjacentto all

e Al floors 5t -
Upto 3nd floor Gt —
4th floor and above 15 —
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The project is anticipated to provide no more than 10% of gross floor area devoted to

commercial uses. Per section 4.8 of the MEMU and Chapter 3 of the original EIR (reference

Table 3-1 from the original EIR) prepared for the overlay zone, the Village Center District
allows for mixed-use development with less than 10% of gross floor area devoted to
commercial activity to park at the rate of 2.0 spaces per residential or live/work unit inclus

ive

of guest parking and any nonresidential uses. However, in the Metro East Mixed-Use Overlay

District Expansion and Elan Development Projects Subsequent EIR (prepared by ICF dated
June 2018), a change was proposed to the MEMU parking standards which would allow for

1.8

parking spaces instead of 2.0 (reference Table ES-1). The IHO designed site plan and Option

1 of the alternative design meets the required 1.8 parking ratio. Option 2 of the alternative
design has a lowered parking ratio of 1.35 stalls per unit which will be discussed in more
detailed in the following section.

able Developme andard 3 s
Neighborhood
Transitional Villagie Cevler Active Lian Office
Publicly Accessible Open 5 % of Total Lot Area 10 % of Tolal Lot 15 % of Total Lot Area 15 % of Tolal Lot
Space Area Area
;;f::”cm" Open 100 sf per unit 100 sf per unit 100 sf per unit 10% of Total Lot Area
Building Setbacks
Front 0-10Ft 0-20 Ft 0-20 Ft 0-20 Ft
Side 0-10Ft 0-10Ft -10Ft 20 Ft
Rear 0-10 Ft 0-10 Ft 010 Ft 0-20 Ft
Standalone non-residential; Per Division 3 of
Article 15 of the Municipal Code
. ) Standalone Residential: Per Division 3 of Article
p:;?::;f‘:tﬂiﬁ 15 of the Municipal Code
unit Mixed-use with <10% of the gross floor area (gfa) Per Division 3 of
) e devoted to commercial: Minimum of 2.0 spaces :
Parking Mon-residential: Per PP ; Article 15 of the
' Division 3 of Article | P8 unit '"“’*‘;‘;gdgﬁ} xz“g andanynon- |\ icipal Code
15 of the Municipal _ _ '
Codes Mixed-use with >10% of the gfa devoted to
commercial: No less than 2.25 spaces per unit
inclusive of guest parking and any non-residential
iieae A8
able Developme andard A 3
Neighborhood
Transitional Village Conter Active Lirban Office
Publicly Accessible Open § % of Total Lot Area 10 % of Total Lot 15 % of Total Lot Area 15 % of Total Lot
Space Area Area
;;fg;”cm“ Open 100 sf per unit 100 f per unit 100 f per unit 10% of Total Lot Area
Building Setbacks
Front 0-10Ft 0-20 Ft 0-20 Ft 0-20Ft
Side 0-10Ft 0-10 Ft 0=10Ft 0-20Ft
Rear 0-10Ft 0-10 Ft 0-10 Ft 0-20 Ft
Standalone non-residential: Par Division 3 of
Article 15 of the Municipal Code
. ) Standalone Residential: Per Division 3 of Article
p:;?%%i'i 15 of the Municipal Code
unit Mixed-use with <10% of the gross floor area (gf3) | pgr pivision 3 of
. I devoted to commercial: Minimum of 2.0 spaces :
Parking Non-residential: Per R ; Article 15 of the
" Division 3 of Article | P9 UNAL inclusive ﬁm} parkingand any non- |\t icinal Code
15 of the Municipal resicential Uses.
Codes Mixed-use with >10% of the gfa devoted to
commercial: No less than 2.25 spaces per unit
inclusive of guest parking and any non-residential
useslub
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The original MEMU document proposed two additional setback easements, one of which
would connect Park Court Place on the west end to East 6th Street on the east end while

the connect would make Golden Circle Road into a straight street instead of a roundabout
connector. By changing Golden Circle Road from a roundabout to a straight connector street,
it would reallocate additional land back to the adjacent property owners, but eliminate the
cohesion of the existing community and demolish the existing office building in the center of
the roundabout. The proposed East 6th Street easement would make the development of the
northern property nearly infeasible per the current IHO design and the alternative options. It
is unlikely that the City of Santa Ana would require this as it would take a tremendous amount
of effort and expense to reconfigure private property rights, public street access, restriping of
parking and other utilities.
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It is recommended that IHO confirm that this will not be a requirement and condition of the
proposed project as it would extremely cost prohibitive and would take efforts from all the
nearby property owners and the City to come to an agreement.
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Traffic and Environmental Impact Analysis

Based on the City of Santa Ana Metro East Overlay Zone Traffic Impact Study completed

by Katz, Okitsu & Associates (December 2006) the following intersections were analyzed
and found to have a level of deficiency which requires mitigation. These intersections were
analyzed under the pretext that the entire Metro East Overlay Zone would be redeveloped

as outlined in the MEMU, therefore it is not expected that the proposed project would cause
the impact outlined below. It is the recommendation of this TAP that IHO work with the City
of Santa Ana to determine an appropriate in lieu fee for the future improvements that are
required as a direct result of this project.

Fourth Street & Cabrillo Park Drive

The intersection of Fourth Street at Cabrillo Park currently experiences acceptable level of
service (LOS C or better) in both the AM and PM peak hours. The addition of background
traffic growth and traffic from the proposed project is expected to reduce level of service to
Level of Service F in the PM peak hour. The recommended mitigation for this intersection

is the construction of a westbound right turn lane, a northbound right turn lane, and a
southbound right turn lane, and restriping to change the lane configuration of the north/south
approaches. The northbound and southbound approaches should be controlled by a split
phase intersection control and restriped to provide to one left, one shared through-left, one
through, and one right turn lane.

The construction of the right turn lanes will require widening of the street approaches. The
widening of the westbound approach can be done within the landscape setback area of the
parcel on the northeast corner of the intersection. The widening of the southbound approach
will require right of way from a vacant property. The widening of the northbound approach
will require construction within the existing landscape setback of the adjacent property on
the southeast corner. The construction of all three right turn lanes and restriping of the
approaches would cost about $500,000, including acquisition of developed properties and
dedication of right of way for undeveloped properties. These improvements are expected to
fully mitigate project impacts to Level of Service D.

The level of impact by the proposed development will need to be discussed with the City

of Santa Ana Traffic Engineering Department to determine if the required improvements

will need to be completed as part of this project. The right turn improvements for all but

the southbound approach will require right of way dedication to the City of property within
landscape setbacks and can be considered to be feasible by the City of Santa Ana as part of this
project.

Fourth Street & Golden Circle

The intersection of Fourth Street at Golden Circle currently operates at Level of Service A in
both the AM and PM peak hours. Background traffic growth and traffic from the proposed
project is expected to result in a decline in level of service to Level of Service E in the PM peak
hour. The recommended mitigation for this intersection is the construction of an eastbound
right turn lane, and a restriping of the southbound lane configuration to provide one left turn
lane and one shared through-right turn lane. The restriping can be done within the existing
curb-to-median width of the intersection. The eastbound right turn lane would require
acquisition of right-of-way within the landscape setback area in front of the Citizen’s Bank
building on the southwest corner of the intersection. This would reduce the landscape setback
area in front of the building and require construction of a new sidewalk. The construction of
a 100-foot right turn lane would cost about $150,000, including right-of-way acquisition of the
landscape setback area. These improvements will fully mitigate project traffic impacts to Level
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of Service D. Based upon the existing level of service, the right turn lane improvement will
not be required until substantial redevelopment within the overlay zone occurs. Also, if level
of Service E is tolerated or if the final development density in the overlay zone is below the
forecast level, the need for this improvement may not occur.

The level of impact by the proposed development will need to be discussed with the City of
Santa Ana Traffic Engineering Department to determine if the required improvements will
need to be completed as part of this project. The biggest concern with these improvements
requires the property on the southwest corner of the intersection to dedicate 12’ to the City of
Santa Ana for the construction of the required improvements.

project and the fact that no right-of-way acquisition is required for these improvements it is
reasonable to assume that the City of Santa Ana will deem these improvements feasible and
require they be completed as part of this project.

Feedback from the City of Santa Ana Traffic Engineering Department will be required

to determine whether this project will be deemed substantial to require any of these
improvements. At a minimum the cost of these improvements would be $900,000 and the
proposed project would need to contribute its fair share. A subsequent traffic analysis was
completed as mentioned in the MEMU Overlay District Expansion and Elan Development
Projects Subsequent EIR. It analyzed 23 key study intersections and 12 key roadway segments;
of the 23 studied intersections - 17 are within City of Santa Ana and 6 are in the City of Tustin.
Of the 12 roadway segments - 11 are in the Santa Ana and 1 in the Tustin. 21 of the 23 studied
intersections operated at an acceptable LOS during the AM and PM peak hours, except for Elk
Lane & Chestnut Ave/Main Street and SR-55 southbound ramps at Fourth Street.

With the added residential density, it is likely that a focused traffic study would need to be
conducted to analyze the proposed project at build out. As of July 1, 2020, level of service (LOS)
is no longer used to determine significant impact under California Environmental Quality

Act (CEQA). New metrics has been switched over vehicle miles traveled (VMT) analysis to
determine the level of significant impact. A supplemental noise and air quality analysis would
also likely be triggered as part of the proposed project. An addendum to the existing EIR
might also be required since it did not analyze for potential impacts of the proposed project.
Verification of required CEQA analysis and project impact would ultimately be determined by
the lead agency.
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3. ANALYSIS OF CURRENT IHO DESIGN

In order to foster a walkable community, IHO developed a concept plan for a mixed-use
project which includes 160 affordable dwelling units and 15,000 sq.ft. of commercial space.
The development would be split into two (2) phases - Phase 1 involves 2021 East 4th Street
and 501 N. Golden Circle and proposes 15,000 sq. ft. of commercial space at the ground level.
Additionally, 2,000 sq. ft. of covered community space is provided for the 93,000 sq. ft. of
residential.

The site is within the City’s Metro East Mixed-Use Overlay Zone (MEMU), which regulates the
standards and design for future development in this location, and is designated as being part of
the Village Center District. The proposed development meets many of the goals of the MEMU];
in particular providing an activated frontage on East 4th Street with urban density and massing
forms. The development also meets the goal of hiding parking from public view by locating

all parking spaces in a subterranean garage. Public open space is provided at ground level in

a podium configuration over the parking garage. The project also locates its highest density
along 4th Street frontage at 4 stories tall and steps down in scale as it nears the residential
neighborhood due north. Phase 1 is planned with 18 one-bedroom units, 38 two-bedroom units,
18-three and four-bedroom units, and 6 live/work units which would be available for sale.

Phase 2 consists of 80 units in a multi-family development with an additional 2,000 sq. ft. of
interior community space to serve approximately 96,000 sq. ft. of residential space. In response
to the adjacent neighborhood to the north, the multi-family buildings would have a max height
of 3 stories. The unit mix for Phase 2 includes 16 one-bedroom units, 30 two-bedroom units,

16 three and four-bedroom units, with 18 units set aside for individuals with Intellectual or
Development Disabilities.

A total of 34,000 sq. ft. between the two-phase development will be used for public open space
as well as private open space solely for future residents’ use. The proposed project would
require 288 parking stalls or a rate of 1.8 stalls per unit, all parking is located subterranean
giving the ground level back to pedestrian activities. The proposed mixed-use development will
provide much needed housing which aligns with the intent and goals of the MEMU.

While the proposed design meets many of the goals of the MEMU and provides an aesthetically
attractive environment, it should be noted that the parking configuration as proposed carries
significant construction costs. Excavation of the basement, subterranean construction,
earthwork export, and landscaping public open space over podium are all factors which result
in increased construction costs.

In addition to the items outlined above, the proposed design option of both properties would
decrease the vehicular and pedestrian connectivity to the public right of way and adjacent
properties, with a decrease in vehicular connectivity being of gravest concern. Due to the
change in use at both properties, is it expected that the proposed development would increase
the vehicular traffic produced by the respective properties, however the proposed development
reduces the vehicular access to both properties to just one point, on the northwest corner for
the property located at 2021 4th Street and on the southeast corner for the property located

at 601 N. Golden Circle. The decrease in connectivity and increase in vehicular traffic is

likely going to cause bottlenecking at the intersection of 4th Street and Golden Circle. This
item will likely need to be discussed further with the City of Santa Ana’s Planning and Traffic
Engineering Departments to determine the best mitigation for the expected increase in traffic
and decrease in site access points.
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Although both properties currently have utility services, the change in use and demand that is
largely increased by the addition of residential units will require upsizing / new connections for
potable water, sewer, electrical and telecommunications services in addition to new fire water
service lines dedicated to each parcel. Please refer to the Utility section for more information.
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4. ALTERNATIVE CONCEPT DESIGNS

For the purpose of this study, several goals were identified to guide the alternative concept
designs including the two-phase development concept consisting of at least a total of 160
units at a mix of 25-50-25-bedroom ratio, maintain 4th St. as an active corridor, meet the
requirements of the MEMU and provide at least 10,000 sq.ft. of non-residential area. The
primary goal is to develop a plan that reduces construction costs while maintaining a
comparable development program to the current design. The alternative concepts must also
meet the goals and requirements of the MEMU with regards to placemaking, public open
spaces, and ground level activation.

As part of the initial analysis, the team identified that the desired program of 160 units
on approximately 3.5 acres results in a density of 45 units per acre. Given that thisis a
net development area without internal roads, this density should not require the use of
subterranean basement parking or podium construction.

The alternative concept designs that have been developed each yield approximately 160
affordable dwelling units and 10,000 sq.ft. of commercial office space. The residential
component consists of two developments that can be built, phased, and operated
independently of each other. The public open space is located between the two developments
to provide convenient access for both residents and the public. This open space is
approximately 0.4 acres, slightly larger than 10% of the site area as required by the MEMU. The
southern parcel features ground level activation on East 4th Street and Golden Circle in the
form of commercial office space and resident-serving amenities. These amenities could include
club rooms, game rooms, business centers, and a leasing office.

In order to reduce construction costs compared to the current design, the alternative concept
designs do not propose any subterranean parking. The primary difference between the two
options, as described below, is the number of residential parking spaces that are provided.
Option 1 provides 1.8 spaces per residential unit, as is required by City code. Option 2 utilizes
an affordable density bonus incentive to reduce the parking ratio to 1.35 spaces per unit.

Option 1

The proposed concept for Option 1 will be broken down into two separate phases of
development of the northerly portion (APN: 400-051-06) and southerly portion (APN: 400-
051-17) with the public open space primarily situated on the middle parcel (APN: 400-051-16).
This option provides a comparable development program in a more cost-effective design.

The north parcel consists of a single 5-story building consisting of approximately 75 units and
approximately 3,000 sq.ft. of non-residential amenities space. This portion will provide 143
surface grade level parking stalls (or 1.8 spaces per unit). This building may feature ground-
floor amenity spaces or leasing office that has a direct interface with the public park. A small
portion of the parking lot would need to be screened from the Golden Circle public right of way
through enhanced landscaping or a small stand-alone amenity structure.

The south parcel, due to its smaller size and the requirements for ground level activation, is

not able to park at a 1.8 ratio with only surface parking. As a result, a 1-level parking deck is
proposed along the eastern edge of the property. This structure would be relatively simple and
cost effective to build. The residential building is 6-stories in height, creating a more prominent
massing element fronting on to East 4th Street. This portion of the development will be able

to accommodate for 85 units, approximately 7,300 sq.ft. of non-residential amenities space
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and 10,000 sq.ft of office space. The surface and parking deck proposed will have a total of 153
parking stalls (or 1.8 spaces per unit). The overall development of both northerly and southerly
parcels will accommodate for 0.4-acre of public open space, 160 units, 296 total parking spaces,
10,300 sq.ft. of non-residential space, and 10,000 sq.ft. of office.

LTI TRTITTR

4TH STREE#

ULI TAP | SITE PLAN - OPTION 1

Innovative Housing Opportunities

SITE SUMMARY - OPTION 1

North Parcel

1.8 acres

Type Il on-grade (5 stories)

Surface Parking

75+~ units | 875sfavg | 3,000 sf amenities
Parking: 143 spaces (1.8 spaces/unit)

South Parcel

1.3 acres

Type lll over 1-level Type (6 stories)

1-Level Structure Parking

85+ units | BB5sfavg | 7300 sfamenities
10,000 sf office

Parking: 153 spaces (1.8 spaces/unit)

Total

3.1 acres mixed-use

0.4 acre park

160 +/- units | 880sfavg | 10,300 sf amenities
10,000 sf office

Parking: 296 spaces (1.8 spaces/unit)

u
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Option 2

The concept for Option 2 is to provide a similar development program while lowering the
parking requirement to 1.35 spaces per residential unit. As a result, both the north and south
developments park entirely in surface parking lots. The units are distributed slightly differently
between the two developments to balance the parking needs. The north parcel consists of

90 residential units, 126 surface parking stalls (or 1.4 spaces per unit), 6,000 sq. ft. of non-
residential amenities space. While the southernly parcel has approximately 70 units, 90 surface
parking stalls (or 1.3 spaces per unit), 7,300 sq.ft. of nonresidential amenities space and 10,000
sq.ft. of office space.

The aggregate development will accommodate for 160 residential units, 13,300 sq.ft. of
amenities space, 10,000 sq.ft. of office space, and an average parking ratio of 1.35 spaces per
unit or a total of 216 total stalls. Shared parking and access agreements will need to be created
to allow the project to comply with parking standards with the request of an affordable housing
incentive. Option 2 would have lower construction costs compared to Option 1, due to the
elimination of the 1-level parking deck on the south parcel, and reducing the south building
height from 6-stories to 5-stories. These changes eliminate all concrete construction from the
development.

SITE SUMMARY - OPTION 2

North Parcel

1.8 acres

Type lll on-grade (5 stories)

Surface Parking

90 +/-units | 875sfavg | 6,000 sfamenities
Parking: 126 spaces (1.4 spaces/unit)

South Parcel

1.3 acres

Type lll on-grade (5 stories)

Surface Parking

70 +/-units | 885sfavg | 7300 sf amenities
10,000 sf office

Parking: 90 spaces (1.3 spaces/unit)

Total

3.1 acres mixed-use

0.4 acre park

160 +/-units | 880sfawg | 13,300 sf amenities
10,000 sf office

Parking: 216 spaces (1.35 spaces/unit)

4TH STREET

AF—tg
ULI TAP | SITE PLAN - OPTION 2 iy a5, 2020
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5. PROFORMA FOR ALTERNATIVE OPTIONS & POTENTIAL
FUNDING RESOURCES

The TAP constructed two separate proformas for the project at Golden Circle. The project plans
consist of two options: Option 1 provides a comparable development program to IHO’s current
plans in a more cost-effective design, with the north parcel consisting of one 5-story building
with an adjacent surface parking lot with a parking ratio (1.8 spaces/unit). The building may
contain ground-floor amenity spaces or a leasing office. The south parcel would contain a
single-level parking deck along the eastern edge of the property, with a 6-story residential
building with frontage along East 4th street.

Option 2 provides a comparable development program with a lowered parking ratio (1.35
spaces/unit), resulting in surface parking lots at both the north and south developments.

The construction costs would be lower for Option 2 due to the elimination of the single-story
parking deck and the reduction in height from the south building from 6-stories to 5-stories. In
summary, the TAP recommends utilizing a site plan which achieves cost savings largely due to
parking alternatives.

OPTION 1 COST SUMMARY

Taotal 69,093,699 |

Planning Dept. f Building Dept. Fees 243 168
Engineering/Public Works Dept. Fees 1,103,134
O Sanitation Fes + Fire Depk. S1E, 500
Potential Credits -595,128
Developer Fee' 3,910,964
Soft Costs 3B7 BB
Hard costs - Opticn 1 63,527,178

Option 1 total cost is greater than Option 2’s total cost of $64.8mm largely due to the inclusion
of a structured parking garage, added amenity space, and the increased height of the south
building. The costs for Option 1 are broken down in the chart above; Option 2 shown below.

OPTION 2 COST SUMMARY
Budget Summary otal
Talal 64,883,362
Planning Dept. / Building Dept. Fees 242,817
Engineering/Public Works Dept. Fees 1, 106,654
OC Sanitation Fee + Fire Dept. 516,500
Potential Criedits 595,128
Developer fee' 3,672,643
5oft Costs 388,042
Hard costs - Option 2 59,551,835

Furthermore, the differences in parking costs for Option 1 and Option 2 are shown below. The
addition of a free-standing parking garage for option 1 increases the total parking costs of the
project by ~$5.3mm: option 2’s parking costs are only ~$1.3mm compared to Option 1’s parking
cost of ~$6.6mm. Both instances are well below the current design parking cost of $16.1mm.
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PARKING COSTS

Cost per Stall* | Current Design Option 1 Option 2°
Maorth Parcel South pareel Nerth Parcel South parcel
Surface Lat 56,000 5810,000 5729,000 £567,000
Free Standing Garage 538,000 55,814,000
Sub T Garage £56,000 516,128 000
TOTAL PARKING COST $16,128,000 46,624,000 $1,296,000

1) Cost per stall includes prevailing wages
2] Density Bonus Law: 1.35 Spoces/Unit

The proforma illustrates that total costs for the project and serves as an outline for the

timing of construction. Additionally, financing options and sources of funding were
considered, which can allow the project to obtain adequate return levels for IHO’s profile. The
construction timing was assumed to be 18-20 months, if project commenced in January of
2021, it is anticipated to be completed in mid/late 2022. The TAP believes that an 18/20-month
construction timeline is an adequate timeframe to complete each phase of the project based on
comparable size projects recently completed within the Orange County MSA.

OPTION 1 COST SUMMARY

Project Start Date 1/2021
Month 1
Year 2021
Construction Completion 8/2022
Total Time Frame 20 months

OPTION 2 COST SUMMARY

Project Start Date 1/2021
Month 1
Year 2021
Construction Completion 6/2022
Total Time Frame 18 months

Potential sources of funding for the project were also reviewed. Current financing

considerations by IHO include $5mm from the Authority of Santa Ana, $17.95mm from MHP
(Multi-Family Housing Program), $2.0mm deferred developer fee, $8.1mm from mortgage/
perm bond loan, and $10.6mm from 4% Low-Income Housing Tax Credit proceeds. The TAP
recommends pursuing the HUD 221 (d)(4) loan, in addition to the aforementioned sources of
funding.

The HUD 221(d)(4) loan, which is a non-recourse, ground-up redevelopment and substantial
rehabilitation form of financing for multifamily properties, is the multifamily industry’s
highest-levered, lowest-cost, non-recourse, fixed-rate loan available. The loans are fixed and
fully amortizing for 40 years, not including the up-to-three-years, interest-only, fixed-rate

Innovative Housing Opportunities p-31



structure that is available during construction. This timeframe would be well within the
anticipated project completion timeline, and also allow IHO to achieve an accretive return
due to the interest-only nature of the initial years of the loan. The construction or substantial
rehabilitation of detached, semi-detached, row, walkup, and elevator-type multifamily
properties, including market rate, low-to-moderate income; and subsidized multifamily,
cooperative housing and affordable housing properties with at least five units are eligible for
the loan.

For more information regarding the HUD 221(d)(4) loan; please visit: https://www.hud.loans/
fha-221d4

Additionally, the TAP considered the Multifamily Housing Program (MHP) loan which is
offered to assist with the new construction, rehabilitation, and preservation of permanent
and transitional rental housing for lower income households. Eligible applicants include local
public entities, for-profit and non-profit organizations, limited equity housing cooperatives,
individuals, Indian reservations, and limited partnerships in which an eligible applicant

or an affiliate of an applicant is a general partner. Applicants or their principals must have
successfully developed at least one affordable housing project. As such, IHO would qualify for
this loan, which could offer attractive terms to partially finance the cost of the development at
Golden Circle.

OPTION 1 PTION 2
Equity 15,084,047 Equity 14,289,644
Debt 71,086,992 Debt 67,744,291
City of Santa Ana 5,000,000 City of Santa Ana 5,000,000
Multifamily Housing Program 17,942 866 Multifamily Housing Program 17,542,866
Deffered Developer Fee 2,068,912 Deffered Developer Fee 2,068,912
Mortgage Bond Loan 8,095,584 Mortgage Bond Loan 8,095,584
Low Income Housing Tax Credit 10,633,047 Low Income Housing Tax Credit 10,633,047
Total Sources 86,171,039 Total Sources 82,033,935
Land Purchase Price 10,237,500 Land Purchase Price 10,237,500
Planning Dept. / Building Dept. Fees 243,168 Planning Dept. [ Building Dept. Fees 242,817
Engineering/Public Works Dept. Fees 1,103,134 Engineering/Public Works Dept. Fees 1,106,654
OC Sanitation Fee + Fire Dept. 516,500 OC Sanitation Fee + Fire Dept. 516,500
Potential Credits -595,128 Potential Credits -595,128
Developer Fee 3,910,964 Developer Fee 3,672,643
Soft Costs 387,884 Soft Costs 388,042
Hard costs - Option 1 63,527,178 Hard costs - Option 2 59,551,835
Total Project Costs 79,331,199 Total Project Costs 75,120,862
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Budget Detail

The TAP budget fees into eight main categories which comprise of Planning Department,
Building Department, Engineering, Public Works Department, OC Sanitation, Fire Department,
Soft and Hard Costs. All costs are educated assumptions provided by members of the TAP
program. Each line category is included below for each option.

BUDGET DETAIL FOR OPTION 1

Budget Detail - Option 1

Tota 78,329,429
Total Pre-Interest Reserve 66,376,944
Construction Loan Interest Reserve 11,952 485
Planning Dept. / Building Dept. Fees 243 168
Development Project Owverview .I 56,676
Sign Program 575
Landscape Plan Review 917
Certificate of Occupancy 5,000
Building Permit (Demolition) 7,500
Building Plan Check and Permit Fee - Residential 50,000
Residential Mechanical Plan Check and Permit 20,000
Rezidential Electrical Plan Check and Permit 20,000
Residential Plumbing Plan Check and Permit 20,000
Building Plan Check and Permit Fee - Non-Residential 20,000
Mon-Residential Mechanical Plan Check and Permit 10,000
Mon-Residential Electrical Plan Check and Permit 10,000
Mon-Residential Plumbing Plan Check and Permit 10,000
Parking and Accessibility Plan Check and Permit 7,500
Trash Enclosure Plan Check and Permit 2,500
Additional Misc. Fees [Records, Imaging, Filing, General Plan Update, etc.) 2,500
Engineering/Public Works Dept. Fees 1,103,134
Improvement Plan Check 7,500
Surface Drainage Plan Check 4,000
Transportation System Improvement Area - Residential 224 180
Transportation System Improvement Area - Mon-Residential 55,300
Harbor Specific Plan Mitigation Fair Share - Residential 136,000
Harbor Specific Plan Mitigation Fair Share - Non-Residential 10,981
Transportation Corridor Fee - Residential 393,440
Transportation Corridor Fee - Mon-Residential 47,700
Crainage Assessment Fee 30,726
Sewer Fee Connection 139,140
Mew Residential Fire Service - 6" 16,551
Mew Water Service Meter - 6" residential 16,551
Mew Water Service Meter - 2" residential 548
sewer Laterals/Water Service 5,516
Additional Deposits/Misc. Fees 15,000
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BUDGET DETAIL FOR OPTION 1

OC Sanitation Fee + Fire Dept. 516,500 292.63
Orange County Sanitation District Fee - Residential (1bd) 84,560 47.91
Orange County Sanitation District Fee - Residential (2bd) 239,760 135.84
Orange County Sanitation District Fee - Residential (3bd) 150,520 85.28
Orange County Sanitation District Fee - Community Facilities 20,660 11.71
Fire Department Architectural Plan Check and Inspection Fee - Residential 4,000 2.27
Fire Department Architectural Plan Check and Inspection Fee - Nonresidential 7,500 4.25
Fire Master Plan Review and Inspection 3,000 1.70
Underground Fire Plan Review and Inspection 3,000 1.70
Fire Sprinkler Plan Check and Inspection 3,500 1.98
Potential Credits (595,128) (337.18)
Orange County Sanitation District Fee (91,319) (51.74)
Harbor Specific Plan Mitigation Fair Share (48,539) (27.50)
Transportation System Improvement Area (244,432) (138.49)
Transportation Corridor Fee (210,839) (119.46)
Soft Costs 387,884 219.76
Traffic Study 21,000 11.90
Architectural/Design Entitlements 5,500 3.12
Civil Design Entitlements 25,000 14.16
Landscaping Design Entitlements 7,500 4.25
Survey/ALTA with Topo 25,000 14.16
Engineering - Grading, Erosion Control, etc. 35,000 19.83
Engineering - Hydrology/WQMP 25,000 14.16
Engineering - SWPPP 6,500 3.68
Engineering - Utility Plans 12,500 7.08
Engineering - Off-Site Improvement Plans 7,500 4.25
Engineering - Off-Site Utility Plans 10,000 5.67
Geotechnical Study 12,500 7.08
Lead & Asbestos Study 7,500 4.25
Phase 1 ESA Report 4,000 2.27
Signage Design 10,000 5.67
Pre-Construction Coordination 10,000 5.67
Dry Utility Design/Permit/Connection Fees 100,000 56.66
CONTINGENCY (5%) 63,384 35.91
Hard costs - Option 1 61,364,780 34,767.58
Typel Structured Parking 4,878,000 2,763.74
Type 1 Ground Level Mixed Use (Cold Shell) 2,376,000 1,346.18
Type Il 37,780,500 21,405.38
Type V Amenity Building 705,000 399.43
Demo, Site Work and 3,000 SF Park 2,988,216 1,693.04
Stormwater Treatment Systems 450,000 254.96
Offsite Improvements (Sewer) 70,000 39.66
Offsite Improvements (Street - 4th & Golden Circle) 300,000 169.97
General Conditions 3,468,340 1,965.07
GC Contingency 1,590,482 901.12
GC's Overhead / Requirements 743,216 421.09
GC's Fee 12,500 7.08
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BUDGET DETAIL FOR OPTION 2

Budget Detail - Option 2

Tota 71,199,482
Total Pre-Interest Reserve 59,542,129
Construction Loan Interest Reserve 11,657,353
Planning Dept. / Building Dept. Fees 242 817
Development Praject Overview 56,900
Landscape Plan Review 917
Certificate of Qccupancy 5,000
Building Permit (Demalition) 7,500
Building Plan Check and Permit Fee - Residential 50,000
Residential Mechanical Plan Check and Permit 20,000
Residential Electrical Plan Check and Permit 20,000
Rezidential Plumbing Plan Check and Permit 20,000
Building Plan Check and Permit Fee - Non-Residential 20,000
Mon-Residential Mechanical Plan Check and Permit 10,000
Mon-Residential Electrical Plan Check and Permit 10,000
Mon-Residential Plumbing Plan Check and Permit 10,000
Parking and Accessibility Plan Check and Permit 7,500
Trash Enclosure Plan Check and Permit 2,500
Additional Misc. Fees (Records, Imaging, Filing, General Plan Update, etc.) 2,500
Engineering/Public Works Dept. Fees 1,106,654
Improvement Plan Check 7,500
surface Drainage Plan Check 4,000
Transportation System Improvement Area - Residential 227,700
Transportation System Improvement Area - Non-Residential 55,300
Harbor Specific Plan Mitigation Fair Share - Residential 136,000
Harbor Specific Plan Mitigation Fair Share - Non-Residential 10,981
Transportation Corridor Fee - Residential 393,440
Transportation Corridor Fee - Non-Residential 47 00
Drainage Assessment Fee 30,726
Sewer Fee Connection 139,140
Mew Residential Fire Service - 6" 16,551
MNew Water Service Meter - 6" residential 16,551
MNew Water Service Meter - 2" residential S48
Sewer Laterals/Water Service 5,516
Additional Deposits/Misc. Fees 15,000
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BUDGET DETAIL FOR OPTION 2

OC Sanitation Fee + Fire Dept. 516,500 292.63

Orange County Sanitation District Fee - Residential (1bd) 84,560 47.91

Orange County Sanitation District Fee - Residential (2bd) 239,760 135.84

Orange County Sanitation District Fee - Residential (3bd) 150,520 85.28

Orange County Sanitation District Fee - Community Facilities 20,660 11.71

Fire Department Architectural Plan Check and Inspection Fee - Residential 4,000 2.27

Fire Department Architectural Plan Check and Inspection Fee - Nonresidential 7,500 4.25

Fire Master Plan Review and Inspection 3,000 1.70

Underground Fire Plan Review and Inspection 3,000 1.70

Fire Sprinkler Plan Check and Inspection 3,500 1.98

Orange County Sanitation District Fee - Commercial

Potential Credits (595,128) (337.18)
Orange County Sanitation District Fee (91,319) (51.74)
Harbor Specific Plan Mitigation Fair Share (48,539) (27.50)
Transportation System Improvement Area (244,432) (138.49)
Transportation Corridor Fee (210,839) (119.46)
Soft Costs 324,500 183.85

Traffic Study 21,000 11.90

Architectural/Design Entitlements 5,500 3.12

Civil Design Entitlements 25,000 14.16

Landscaping Design Entitlements 7,500 4.25

Survey/ALTA with Topo 25,000 14.16

Engineering - Grading, Erosion Control, etc. 35,000 19.83

Engineering - Hydrology/WQMP 25,000 14.16

Engineering - SWPPP 6,500 3.68

Engineering - Utility Plans 12,500 7.08

Engineering - Off-Site Improvement Plans 7,500 4.25

Engineering - Off-Site Utility Plans 10,000 5.67

Geotechnical Study 12,500 7.08

Lead & Asbestos Study 7,500 4.25

Phase 1 ESA Report 4,000 2.27

Signage Design 10,000 5.67

Pre-Construction Coordination 10,000 5.67

Dry Utility Design/Permit/Connection Fees 100,000 56.66

Hard costs - Option 2 57,946,787 32,831.04

Type Il 42,265,500 23,946.46

Type V Amenity Building 705,000 399.43

Demo, Site Work and 3,000 SF Park 2,988,216 1,693.04

Stormwater Treatment Systems 450,000 254.96

Offsite Improvements (Sewer) 70,000 39.66

Offsite Improvements (Street - 4th & Golden Circle) 300,000 169.97

General Conditions 3,274,510 1,855.25

GC Contingency 1,501,597 850.76

GC's Overhead / Requirements 701,681 397.55

GC's Fee 2,102,260 1,191.08
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GENERAL PROJECT INFORMATION/SUMMARY CHART

Project Name Golden Cirde Project
Address 2021 E 4th
City, State, fip Santa Ana, CA 92705
Commercial Space 13,000 5F
Community Office Space 10,000 SF
Total Residential Space 137,585 sk
Unit Count 156 units

1 beds 31 units

2 beds B units

3 beds Bl units
Average Unit Size 82 sf

Total Units 156
1beds 1|
2beds =4
3 beds Gl

Average 55F Per Unit BB

Squane Footage - Bullding Stacking Plan

Floor Tatal 5F
137 585

lBeds 27280
2 Beds b, 320
3 Beds 24,585
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RECOMMENDATIONS FOR IHO

Based on the analysis of the project, we would like to present the following list of
recommendations to keep in mind with the progression of the project; some of which are to
be vetted out during early stages of due diligence with the City of Santa Ana. This is not an
exhaustive list of recommendations, but are to be considered.

01 02 035

IHO to coordinate IHO to work with civil IHO to discuss potential
with SCE to engineer and City’s Public mitigations with City
determine feasibility/ Works department to traffic engineer for
constructability of multi- determine available anticipated increase
story building with capacity of existing in expected vehicular
10’ wide easement for sewer main to allow traffic on nearby streets
overhead electrical lines for additional expected  based on proposed
(easterly side of 2021 4th  flow - possibility of development. Developing
St.). incorporating gray water possible programs such
system for irrigation to as ride sharing and
reduce flow output to incentives for usage of
public sewer system. alternative transportation
to curtail increase in
traffic.
Confirm with City of Confirmation with City’s Community outreach
Santa Ana regarding Planning Department early on to pitch
MEMU’s intended off- regarding possible concept to surrounding
site road improvements  required addendum commercial, office, and
connecting the existing  to existing EIR and residents.

streets and discuss how  supplemental CEQA
it is not conducive to the technical studies to

proposed project. account for proposed

development.
IHO to study our Verify that the plans as IHO take in consideration
presented alternative designed comply with a site plan design that
site plans that do not rely development standards, does not depend on site
on basement parking and strategically utilize = access from adjacent
or podium construction  the California State parcels or CC&Rs will
as well as other design Density Bonus Law for need to be developed and

upon availability of more any necessary or desired reviewed by all parties
information during due  reductions in parking or  involved.
diligence. setbacks.
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APPENDIX

IHO PROFORMA'’S BELOW, FOR REFERENCE

PROJECT SUMMARY KINGDOM DEVELOPMENT INC. 2021 E. ATH 5T
T8 units plus 1 mgr. unit TE Bonds + 4% Credits
Ac, New Construction Nar-Rural
PW Farnily project QCT-Mo DDA-Ne
Farm Bond Procesds 58095584  5.00% 41:: $1tl1 195 Land Costs 54,477 500
Tax Cradit Procesds 10,633,047 & WA 132813 Pradavaloprmant 316,004 3.93-3
Sanla Ana Laan 5,000,000 3.00% RR 62,500 Permils, Fees, & Shudes 2,785 000 34 E13
MHF Laan 17,942 866 3.00% RR 224 286 Direct Construction Costs 25 006, SO0 323,631
Intarest Incomea 1} W& WA 0 Contingancy 1. 785,325 23443
Operating Income 1] M MA, i] Dewcloper Fee 4 510 507 BE IRE
Deferred Developer Fas 2,068,912 6.00% A, 25,881 Indifest Construction Costs 1.124 500 14,056
Rent-Up Costs 120 00 1,500
Resarvas 454, T 5.B0%
Financing Cosls 2240977 2B D12
543,740,409 5546, 755 343,740,409 55446 755
Source Armount Date  MNotes Source Amount Per Unit
Parm Bond Procesds 5E,095,584 May-20 Converl Tax Cradil Procesds 2,128 609 $26,582 62
Tax Cradil Procasds 2,126,609 Ocl-18 Closs Hanla Ana Laan 5000 DD 62 500,00
Tax Gradit Proceeds 5,029,828 Jan-20 Leasa up Constrection Loan 3.6THATS 398, T35.98
Tax Credit Proceeds 2,126,809 May-20 Convert Deferred Costs 4,634 .51 57.938.51
Tax Cradil Procesds 350,000 Aug-20 3608s

Santa Ana Laan 5,000,000 Oat-19
MHP Laan 17 942 Q66 Jan-20 Leasa up

Taotals 43, 740409 B546.755.11

Bedrooms Cuantity % of Units Avg. Rent
]
1 20 25% 6D
2 3 A9% 23 68
3 16 20°% 1,174.00
4+ 4 5% $1.118.65

Caleulation  Quantity Bedraoms Uil Expensas Per Unit
MGR 1 2 100% §0 50 Managament 25, iy 313
PBY 13 1 16% 298 a6 Administration 32,004 400

TCAC 4 1 50% 1,077 A6 Salaries & Benefits 184, 300 2,304

T 3 1 B0%: 1,200 36 Baindenanae A7 500 &04

FBY B 2 15% 352 49 Ltilities O, ey 1,125

TCAL 1 2 B0% 1,554 449 Insurance 20,000 250

TCAC 4 2 50% 1,267 49 Taxas 13,200 165

TCAC 26 2 40% 1,020 49 Services 63,000 TEE

TCAC 3 3 20% 557 60 Resarves A0, 000 500

TCAC 3 3 60% 1,781 60 [1] 1]

TCAC 10 3 40% 1,174 60 Tatals £515,000 £6,438
TCALC 2 4 16%, 516 1} Assumptions Assumptions

TCAG 2 4 50% 1,721 0 TCAC Tiabreskar WA Con. Langth 14

Siba [acres) 0,00 CL Closing: 101118

Dbl Cav, Ralio 1.15 EsL Completion 121118

Wacancy Factor 5.0% Can. Loan 31,878,610

Con. Int. Rate 5.00%

Primed an 121619 al 11:23 AM Wersion: 9.3.1 Updated by: Rusty Leach on 9/30018
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KINGDOM DEVELOPMENT INC.

2021 E. 4TH 5T

USES, EXPENSES AND CREDIT

T4 units plus 1 mgr. unit TE Bonds + 4% Cradits
Ay, New Construction Man-Rural
P Family project QCT-Na DDA-Na
Dascription Amount NC. Basis  Acqg. Basis Par Umnit Dascription Amount Par Unit
Acquisition Cost  §3,400,000 $0 50 $42.500 Property Managamsant 525,000 5313
Appraisals 10,000 ] 0 125 Markating 5,000 63
Hokding Costs 1,067,500 1} a 13,344 Audil 12,000 160
Prideyslopiment 315,000 210000 a 3,838 Lagal 10,000 125
Building Faas & Parmits 320,000 320,000 a 4,000 Ciffice Expansas 5,000 63
Impact Fees 1, %60, 000 1, 180 ) i} 17,000 Onesite Manager BD.O00 1,000
Aschiteciural & Engineering 1,105,000 1,105,000 a 13.B13 Agsistant Manager 40,000 500
Demolition 500,000 1] a &, 250 Oparating Expansas 15,300 191
Commarcial Construction 2,000,000 1] 1} 26,000 Payroll Taxes 26,000 ana
Rassdentzal Canstreclian 20,000,000 200, 0600 D0 a 250, D00 InSurance 18,000 188
Genaral Conditions 1,350,000 1,350,000 o 16,875 Workers Compensation 8,000 113
Contractors Overhead & Prafit 1,600,000 1,800,000 a 22,500 Supplies 2,500 ER
Performance Bond 256,500 256500 a 3206 Repairs Contract 5,000 75
Construclion Conlingency 1,285 325 1,295 125 i} 18,182 Pt Comirnl T7.000 88
Dweveloper Fee 4,510,907 4,510,907 a 55,388 Grounds Contract 20,000 250
Coansulling 100,000 100,000 a 1,250 Inferior Painting 4,000 50
Consbruclion Manager 100,000 100, D00 1] 1,250 Elevalor E,000 100
Busddars Risk Insuranca 256,500 256, 500 a 3,206 Trash Reamaval 18,000 225
Accounting BO,000 G0,000 a 1,000 Elactricity 26,000 EL)
Lagal Frees 120,000 55,000 1] 1,500 ‘Water & Sewer 26,000 a
Redocatian 460,000 1} a 5,750 zas 18,000 238
barket Study 8,000 8000 a 100 Property & Liabiity Ins. 20,000 250
Projact Condingency 500,000 250,000 a 6250 Raal Eslate Taxes 12,000 150
Marketing & Advertising 50,000 Q a 625 Business Taxes & License 1,200 16
Leasa-up Reserve 200,000 1] 1} 2.500 Supportive Services 63,000 Tag
Capiftalized QOperaling Reserve 264, 700 [4] n] 3,309 Replacemen! Reserves 40,000 500
Common Area Furnes hings T0,000 0,000 1] Brs
Construction Penod Inbarast 1,458 66T 1,066, 144 0 18,246
Constrection Loan Fees 360, TR 2101 a 4622
Permanent Laan Feas B, 956 1] a 1012
TCAC Feas 44 361 1] a 5h4
COLAC Fees 111,183 0 a 1,350
Bond Issuance Cosls 115,000 115,000 a 1438 Taolal 55156,000 56,438
Tithe and Recording ED,0DD 25,000 a 50
4% Faderal  Acqg. Fed, State
Eligible Basis 34 583,617 o
Excluded i) 1]
Unadjusted 34,583,617 o 1}
Basis Limit 4,918 674
Boost 100%: 100%
Adjusted 34583617 o
Applicable A00.0% 100.0% 100.0%
Cusdfied 3 583617 n 1}
Raduction o o
Adj. Quakfied 34583617 o
Rats Factor 3T AT 13.00%
Annual Credits 1,088,301 o
Federal Credils 10,963,000 Slate Cradils 1}
Cradil Price 087 0.80
Proceads 10,633,047 a
Totals  $43, 740,400  $34 583 617 30 $546, 755 Tatal $10,633,047
Frinted on 121619 at 11:23 AM Version: 9.3.1 Updated by: Rusty Leach on BG0AS
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CASH FLOW YR 1-10
T4 units plus 1 mgr. unit
Ac, New Construstion
W Farmily project

KINGDOM DEVELOPMENT INC.

2021 E, 4TH 5T
TE Bonds + 4% Credils

Mon-Rural

CCT-Mo DDA-Mo

Year 1 2 3 4 5 & 7 L] ] 10
Rantal Income 856,365 877774 899718 922241 S45267 68808  HB3021 1017548 1043308 1 069483
Cihar Incoma 11,850 12,146 12,450 12,761 13,080 13,407 13742 14,086 14,438 14,799
Cormmercial Income 240,000 246,000 252,150 258,454 284315 271,538 278,328 285 285 282 417 200,727
Subsidy Income 205,858 209,975 214,173 218,458 222,828 227 284 231,830 236466 2 241,196 246,020
Vacancy Loss 173704 177995 182390 186898 191816 196,248  J01.008 2 NG 06T 1980 26379
Adiusted Gross Income 1,140,370 1167901 1196104 1,324 988 1,254 573 1 284 879 1315832 147718 17380288 1 413650
Standard Expenses 461,800 477963 404692 512006 529006 543474 SEVET0  SATEI0 80902 629385
Proparty Taxes 13,200 13464 13,733 14,008 14,288 14,574 14,865 15,163 15,468 15,775
Raplacament Reserves 40,000 20,400 40,804 41,212 A1.624 42,040 42,481 42 B85 43,314 43747
Todal Expensas a15,000 331,837 349,239 367 236 345,838 505,048 524 006 G435 587 B56 B3 588 D0
Perm Dbt Service 468,440 468,440 468,440 465440 460440 465440 460440 460440 468440 480440
MHP 76,380 75,380 75,380 75,380 75,380 75,380 75380 75 360 75,380 75360
Tatal Dbt Service 543,800 543800 543,800 543800 543800 43800 SA3800 S3.E00  B43.B00  B43.600
Oiperating Reserve Balance 264,700 284,700 284,700 264,700 284 700 264,700 264, 700 264 700 264, 700 264, 700
Draws on Reserves o o a a a a i} o o o
Met Operating Income 625,370 636074 646872 B5TTE0  G8ATIS  ETATH 880035  TO2132  T13406 72474
Dbl Servics Coverage 115 117 1.139 1.21 1.23 1.25 1.37 1.9 1.31 1.33
Cash after Exp & DS 41,570 22,274 103,073 113,161 124 435 135 tid 147 126 158 332 164 60% 180.841
LF Faa Balancs 0 0 0 a0 0 0 0 i 0 o
LF Faa Due 5,000 5,150 5,305 5,464 5,628 5,796 5870 6,143 6,334 6524
LP Fae Paid 5,000 5,150 8,305 5,464 5,628 5,798 5,970 g, 143 6,334 6,524
Cash Flaw 76570 87,124 97,788 108497 119.308 130,985 141955 152183 163272 174418
Deferred Developer Fea 2,068,912 1,992 342 1,905,218 1,407 450 1 698 %53 15794645 1449450 1308 784 1 156,112 Bo2 B39
Dav. Fee Paymants 76,570 87124 r.768 108497 119308 130,195 141955 152183 163270 174418
Cazh Flaw ] 0 ] ] i i 0 L4 L L
MGP Fee Balance 0 10,000 20,300 30,909 41,838 53,01 84 584 78,625 88,523 101,591
MGF Fee Due 10,000 10,300 10,609 10,827 11,255 11,583 11,841 12,2089 12,668 13,048
MiGP Fes Pasd ] a a a 1 i i i 1] O
Cash Flaw ] 0 ] 0 0 i i i 0 o
AGP Fer Balance 1} 10,000 20,300 30,9049 41,838 53,091 64 684 78,625 880031 101,551
AGF Fee Due 10,000 10,300 10,608 10,927 11,255 11,583 11,841 12,209 12,668 13,048
AGP Fes Paid ] g i} g g g g 0 i} 4]
Cash Flaw ] L] a ] 0 a L L4 L L
Lioan Balance 5,000,000 5,000,000 5,150,000 5,300,000 5450000 5600000 5750000 5000000 6050000 6200 000
Interest Charge a 150,000 130,000 130,000 130,000 130,000 130,000 130,000 150,000 150,00
Paymeants a a a a a a a a0 o o
Ending Balanca 5,000,000 5150,000  5300,000 5450000 5600000 5,750,000 5600000 6050000 6.200.000 6350000
Lash Flow o a i i a i i 4 1] (4]
MGP Cash Flow a a a O o o
LF Cash Flow o a o o o o
Year 1 2 3 4 5 B T B a 10
Primed an 1216012 at 11:23 AM Wersion: 831 Updated by Rusty Leach on 9/30018
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CASH FLOW YR 11-20
T8 units plus 1 mgr. unit
At Mew Construction
FW Farnily project

KINGDOM DEVELOPMEMNT INC.

2031 E. 4TH 5T

TE Bonds + 4% Credils
Non-Rural

CQCT-Mo DDA-MNo

Year 11 12 13 14 15 16 17 18 19 0
Rantal Income 1,096,220 1123625 1,151,716 1,180,509 1,210,021 1240272 1271279 1303081 1,335637 1,269,028
Cithar Incoma 16,169 16,548 16,937 16,335 16,744 17,162 17,581 18,031 18,482 18,944
Coarmmercial Income 307,220 314,901 322,773 330,843 333,114 147,582 356,281 355,188 374,318 IB3ETE
Subsidy Income 250,940 235,958 261,078 266,300 271,626 277,054 282599 288251 204016 200,807
Vacancy Lose 221TAT  FAT T MBI IIRETE  2444T6  IG0EI) MBS T4 FEI0E1  JE0.5EE  FTE 1
Adiusted Gross Income 1447822 1482828 1518884 1555408 1590028 181,583 1871038 1711470 1752888 1.785.313
Standerd Expenses 651,415 674,214 697 812 722,235 747,513 173676 800,755 828 781 857 T80 BA7 B11
Proparty Taxes 16,091 16,413 16,741 17,076 17417 17,766 18,921 18,483 18,853 19,230
Raplacament Reserves 44 185 24827 45073 45534 454579 46,433 45,003 47.372 A7 B8 48 334
Total Expansas 711,690 735,253 739,625 784 834 510,909 837 880 855,779 204 637 b a87 855, 365
Perm Dabt Service 468,440 468,440 468,440 468,440 468,440 468,440 468 440 A8, 440 A8, 440 A8, 440
MHFP 76,380 76,380 76,380 756,380 75,380 75,380 75,380 75,360 75,360 75. 360
Todal Debt Servioe 543,800 543800 543,800 543,800 543800 543800 543800  S43.800  B43.800  B43.EDD
Operaling Reserve Balance 284,700 284,700 284,700 284 700 284,700 284 700 264, 700 264 700 264, T 264, 700
Draws on Raserves a a a a a a 1} 1] 1] o
Mat Operating Income TIGEAI2  VATETD  THOOSS  YTOEVI TER 119 TIA6E1  BOS2RE B1GE1)  E2R400 E319.0dR
Debl Service Coverage 1.35 1.37 1.40 1.42 1.44 1.46 1.48 1.50 1.52 1.54
Cash after Exp & DS 192 333 203773 215256 226774 233,319 249 883 261 458 273034 284 601 206144
LP Faa Balanca a a a (] 4 [ [ 0 0 0
LP Faa Due 6,720 6921 7.129 7343 7,563 7.790 8,024 8 b4 8512 8,768
LP Fee Paid 6,720 6,921 7,129 7,343 7,563 7,790 a.024 8 264 8.512 8768
Cash Flow 186613 196,852 208,127 219431 230,756 242 084 253,435 264,770 278,089 287,381
Daferred Developer Fea 418,422 632,809 435,957 227,430 8,399 a 4] 4] 1] o
Dav. Fee Paymants 185613 196852 208127 21843 8,394 1] 1] 0 0 0
Cash Flaw 1] [\ 0 0 222357 242004 253435 24770 276080 27 381
MGP Fes Balance 114,839 128,078 141,920 156,178 170,863 Q 0 Q 1] [+
MGF Fes Due 13,439 13,842 14,258 14,685 15,126 15,580 16,047 16,528 17,024 17,535
MGF Fes Paid 1 1 1 0 1854489 15,580 16,047 16,514 17,024 17,535
Cash Flaw 0 4 ( ( 36,268 Z26.514 237088 248241 ZRO.0E4 G504
AGP Fee Balance 114,839 128,078 141,920 156,178 170,863 149,821 [ Q 1] 4]
AGF Fea Due 13,439 13,842 14,258 14,685 15,126 15,580 16,047 16,528 17,024 17,535
AGP Faa Paid i i i i 36,368 165301 16,047 16,50 17,024 17.635
Cash Flow 1] a a a 0 61,313 221341 231,713 242040 252311
Loan Balance 6,350,000 6,500,000 6,650,000 64800000 6,950,000 7100000 7219343 7258673 7292 B17 7321797
Interest Charge 150,000 150,000 150,000 150,000 150,000 150,000 150,000 150,000 150,000 150,000
Paymants a a a a a 30,657 110,670 115,856 121,020 126,155
Ending Balanca 5,500,000 6,650,000 6,800,000 6350000 7100000 7219343 TF258673 V2R2817 TA2.THT V.56
LCash Flow 0 0 1 i i 30,657 110670 115856 121050 126155
MGP Cash Flow a a a a a 27,591 99,603 104,271 104,918 113,540
LF Gash Flow a a a a a 3,066 11,067 11,586 12,102 12,616
Year 11 12 13 14 15 16 17 18 19 20
Primted an 121612 al 11:23 AM Version: 831 Updated by Rusty Leach on 9030019
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Innovative Housing Opportunities

CASH FLOW ¥R 21-30 KINGDOM DEVELOPMENT INC. 2021 E. 4TH 5T

T8 units plus 1 mgr. unit TE Bonds + 4% Credils
Acg, New Comstniction MNon-Rural
W Farnily project CCT-Mo DDA-MNe
Year 21 22 23 FL FL] 26 27 28 29 0

Rantal Income 1,403,254 1,438,335 1474293 1,511,151 1 5480530 1,587 653 1,627 344 1 658,028 1. T0AT2E 1, Th2ATE
Cithar Incoma 19,418 19,903 20,401 20,911 21,433 21,969 22,518 23,081 23,658 24,250
Cormmercial Intome 395,268 403,100 413177 423,507 434 094 444 847 458,070 467 472 473,159 491,138
Subsidy Income 305,594 22 8,253 324,618 331.110 337,732 44 A87 351,377 358404 365,572
Vacancy Loss 203,062 290,062 29T 336 04 587 M2 319,84 J27.753 135 860 34 168 352 Gi4
fdjusted Gross Incomo 1,838,772 1,883,288 1928 888 1976598 20234468 2072460 2122687 2174087 273§ TR1 2 280 T48
Slandard Expensas 918,884 951,045 984,332 1,048,784 1,054 441 1,081 347 1129544 1 169078 1 209685 1 352 345
Proparty Taxes 19,615 20,007 20,407 20,815 2124 21,556 22,089 22,54 22.582 23441

Raplacament Reserves 48808 40 296 49 789 S0 287 50,789 51297 51810 52.328 52, End 53380
Total Expansas 247307 1,020,348 1,054,528 1,089,885 1136462 1. 164,300 1303443 1.043.037 1 285 B30 1339167
Perm Dabt Senvice 468,440 468,440 468440 468440 468440 468,440 468440 468440 488440 468 440
MHP 76,360 75 380 75 380 75, 380 75, 380 75,380 J5.380 75360 75.380 75380
Total Debt Service 543,800 543,800 543,800 543,800 543,800 543,800 543, 00 543,800 B3EDD 543 B0
Oiperaling Reserve Balance 264,700 264 700 264 700 264, 7] 264 700 264 T 264, T 264, TN 264, T 264 700
Draws on Reserves a a a a a a a 1] 1] 0
Net Operating Income 851,466 862940 AT4360 BASTI3  B9E A5  S0af60 919724 30181 240,952 951 581

Dbl Service Coverage 1.57 1.59 1.61 1.63 1.65 1.67 1.69 1.71 1.73 1.75
Cash iﬁ" Exp & DS 307 665 319,140 330,561 341 814 353,145 354, 360 373424 JH6._ 361 T 153 AUV rH2
LP Faa Balanca a a 0 0 Q 0 0 [ 0 0
LP Faa Due 8.0 9,3 9,541 9,868 10,164 10,469 10,783 11,106 11,440 1,783
LP Fea Paid 9,031 9,3 9,581 9,858 10,184 10,489 10,783 11,106 11,440 11,783

Cash Flaw 298,836 309,839 20,580 332,046 343021 353,892 J54 842 375254 5713 395999
Daferrad Devaloper Fea a a a o] 9] 1] [1] 1] 1] /]
Diav. Fees Paymants 0 1} 1} i 4] 1] 1] 1] 1] 0
Caszh Flow 2098635 309839 320580 332046 343021 353,892 J64 642 375 254 345713 305 559
MGP Fes Balance i) i) i) (1] (4] ] 4] 4] [4] [+]
MGF Fes Due 18,061 18,603 19,161 18,736 20,3238 20,833 21,566 22,113 22 B9 23,566
MGP Fes Paid 18,061 18,603 19,161 19,736 20,328 20,438 21,566 22213 22879 23,566
Cash Flow 280,574 291,236 301,819 312,30 322693 332,954 343,076 353,042 E2e 372433
AGP Fee Balance n] i) i) (1] [} ] 4] 4] [4] [+]
AGF Fag Due 18,061 15,603 19,161 18,736 20,3238 20,833 21,566 22,13 22 BT9 23,568
AGPE Fas Paid 18,061 18,603 19,161 19,736 20,328 201, 438 21 56 28213 23 BT 3. 5b6
Cash Flow 262513 272633 2 282658 2 292574 302385 2 M2.016 321.510 330,829 339,955 348 868
Loan Balance T.345 641 7. 364385 7V 373069 7V 346,740 7390453 7 389370 T 3IH3 62 V. AT2 50T T AST 003 7 33T 116

Interest Charge 150,000 150,000 150,000 150,000 150,000 150,000 150,000 150,000 150,000 150, Dy
Paymeants 131,256 136,316 141,329 146,287 151,183 156,008 160,755 165.414 169,977 174,434

Ending Balanca 7364385 7,376,068 7.386,740 7390453 7388270 7383262 TVATLH0T VAST.0E3 TAAT.116 7312682
Cash Flow 131,256 136316 141,329 146287 151,183 156,004 160 755 165414 TGROTT 174434

MGF Cash Flow 118,131 122,885 127,196 131,658 136,084 140,407 144 679 148 B73 152 980 156,000
LF Cash Flow 13126 13,632 14,133 14,629 15.118 15,601 16,075 16,541 16,558 17443

Year 21 22 23 24 25 26 Fi) 28 23 30
Printed an 12M16/19 al 11:23 AM Wergion: 851 Updated by: Rusty Leach on 9730019
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CASH FLOW YR 31-40 KINGDOM DEVELOPMENT INC. 2021 E. 4TH 8T

T units plus 1 mgr. unit TE Bonds + 4% Credits
Acr. New Construction Non=-R ural
P Farnily projest QCT-Mo DOA-Me

Rantal Income 1,796,283 1,841,191 1887220 1904401 1882761 2002330 2,083,138 2135217 2188507 2243 312

Cithar Incoma 24,856 26,478 26,115 26,767 27,437 28,122 28,826 249,548 0,285 3,042
Carmemercial Income 503,418 516,002 528902 542,124 555677 569, 569 5a3 B0a 594 404 613,364 628 608

Subs|dy Income 372,884 340,341 387,843 395,707 403,641 411,694 419,928 428 326 4365, 503 445,630
Vacancy Loss 361,409  3TO351 379515 3884906 398530 408342 418499 42 A58 439471 450348
Adjusted Gross Income 2336030 2392680 2450870 2510094 2570986 2833323 2897 30 2 T82634 2R GER 2 ASA 114

Standard Expensas 1,296,177 1,341 544 1388498 1437095 1 487 393 1539452 1583 333 1649100 1 706 818 1 766 557

Proparty Taxes 23810 24,7384 24 876 25,373 25,881 26,399 28,927 27 485 28,014 28,575
Baplacamant Reserves 53,914 54 453 54 993 55,544 58,103 58 684 57 231 57803 58 %81 58 D65
Total Expenses 1374001  1.420.385 1463371 1518016 1569377 1622515 1677490 1734 368 193,713 1 854008

Perm Dabt Service 468,440 468440 468440 468440 468440 468440 468440 468440 468440 468 440

MHP 76,380 75 380 75,380 75 380 75, 380 75, 380 75380 75360 75360 75,360
Total Debt Service 543,800 543800 543800 543800 54380 4380 SIBN BIEN MIBN 543 BN
Operating Reserve Balance 264 700 284 700 284 700 284 700 284 00 264 700 264 700 284 T 264 T 264, T
Draws on Reservas o a a a [} a 1} 1] 1] L1}
Net Operating Income 962,029 972276 982799 9920V 1,001,589 100808 1019711 1028365 1038454 1044238
Dbt Servios Covarages 1.77 1.79 1.81 1.82 1.84 1.85 1.88 1.89 1.91 1.92
Cash ie' Exp & DS 415 229 423 475 4335 499 443 273 457 THY 57 (0 475,911 484 4649 Y2 655 S0 438

LP Faa Balanca 0 a 0 0 Q 0 0 0 0 L
LP Faa Due 12,136 12,500 12,875 13,262 13,660 14,064 14491 14 926 15,374 15835
LP Faa Paid 12,138 12,500 12,875 13,282 13,880 14,069 14 491 14,004 15,374 15,6815
Cash Flaw 406093 64975 2426624 2436018 444130 452840 2461420 2489541 2 A77FE1 484 603
Daferred Developer Fee a a a a o} ] [y [y 1] 1]
Dav. Fee Paymants 1 1 0 0 4] 0 1] 1] 1] L]
Cash Flow 406,093 54876 426624 4365016 444130 452 840 461420 489543 477 281 484 600
MGP Fes Balance i) i) [i] i) (4] ] i} 4] [4] [+]
MGF Fes Dus 24,273 25,001 26,751 26,523 27,3189 23,139 28,8483 29 B52 30,748 31,610
MGF Fes Paud 24,273 25,001 25,751 26,523 27,319 28,139 28,883 29,852 30,748 3670

Cash Flow 381,820 390,974 399873 408493 416811 424800 432437 439691 446511 45291
AGP Fee Balance n] i) 1] i) [} ] i} 4] [4] [+]
AGF Fag Due 24,273 25,001 26,751 26,523 27,318 23,139 28,8483 29,852 30,748 31,610
AGP Fae Paid 24,273 25,001 25,751 26 523 27,319 28,139 28,883 29 852 30,748 31670
Cash Flow 57648 IE69TI Iv4 122 3AGV0 0 389492 0 96682 0 400454 0 409830 0 M5TEE 43,263
Loan Batance 7312682 7233908 T250421 T3 860 VAT2EYS V128130 TOV9THd T OH 0T 6073 A15E G015 280
Interast Charge 150,000 150,000 150,000 130,000 130,000 130,000 150, 00 130 150,00 130, Dy
Faymeants 178,774 132,937 187,061 190,985 194,745 193,311 201,727 204,819 207 802 2100631

Ending Balanca 7,283,808 7250821 V213860 TAT2ZATE V128130 TO79.788 V028071 6873152 6915260 6854628
Cash Flow 178,774 182847 187061 190,985 194,746 198,331 204 72T A4 019 20T 8 20631

MGP Cash Flow 160,897 164, 688 168,355 171,888 175,271 178,494 181 554 184 437 187,103 189 568
LF Cash Flow 17,877 158,299 18,706 19,094 19,475 19,833 20173 20492 20,789 21,063

Primed an 121619 al 11:23 AM Vergion: 8.3.1 Updated by: Rusty Leach on 9030/18
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CASH FLOW ¥R 41-50
T8 units plus 1 mgr. unit
A, Mew Consiruction
P Farnily prejest

KINGDOM DEVELOPMENT INC.

2021 E. 4TH 5T

TE Bonds + 4% Credits
Non-Rural

QCT-MNo DDA-Mo

42
2,356,850
32,613
860,526
453,634
472819

43 44

2415802 2,476,197

33,429 34,265

877,039 693,965
472,907 482,365
484 636 496 6§34

45 45

2,538,102 2,601 554

ELR Y 35,599

711,314 729,087
492,012 504,852
508,919 521,519

43 50

2. 733,258 2801580 2871620
T v 0. TeT .78
768,007 785157 B4, TRE
522127 532570 543,21
54T 664 581235 BT5.1E3

3,040,733

3,114,550 3,190,187

3287830 3,346,984

3.511.550 3.504.858 3684250

1,892,380
29,729
60,150

1,958,613 2,027 164

0,324 30,330
80,752 81,359

2,098,115 2,171,549

31,549 32,180
81,973 52,592

2,326 28 2407635 2491 603
33,480 34149 34,832
83,851 B4 489 655,134

1,942 259

2049683 2119454

2191637 2 366 3.1

2423 548 2506374 2501 BED

463,440
75,380

468,440 468 440

75,380 75,380

468 440 468 440

75,380 75, 360

468440 458440 488440
75,360 75360 75360

543,800

543,800 543,800

543,800 543,800

543,800 S43.800 543800

264 700
a

1,058 475
195

264 700 264, T00

a 0

1,064,861 1,070,713

1.396 1.97

264 700 264 700

a a

1,075,933 1,080,862

1.98 1.99

264, T 264, T 264, 700

4] o o

1,088,002 1,090,585 1,092,381
200 2.01 201

S14. 675

521,062 526,814

532194 536 863

544 300 BAG THS 548 SEI

4
16,794
16,794

[\ 1
17,303 17823
17,303 17 823

4 1
18,357 18,904
18,357 18,908

0 ] /]

20,059 20,661 21,281
20,059 20,6681 21,284

4497 876

s03,758 509091

313,835 517,955

524143  BEMG.124 R2T.301

a
1]

a 1]
1] i

a a
1] 1]

4 1] o
1] 0 0

447 876

503,758 509,091

513835  517.655

a4 143  EM 134  RITIM

Q
33,589
33,599

[t} 1]
34,607 35,645
34,607 35,645

Q Q
36,715 37,816
36,715 37816

Q [ 1]

40119 41,323 42 662
40,119 41323 42 562

464 277

469,151 473,446

477,122 480,139

484,024 484801 484738

a
33,599
33,594

1} Q
34,607 35,645
34,607 35,645

a Q
36,715 37,816
36,715 37016

Q '] ']

40,119 41323 42 562
40119 41.323 42 562

430,678

434,544 437 001

440407 442 333

443,505 443479 442176

6,791,509
150,000
215,338

6,726,170

6,726,170 B, 658 833
150,000 150,000
217,272 218,900

6,658,098 6,559,998

6,549,998 6,519,794
150,000 150,000
220,204 221,161

6,519,794 6,445,633

6,376,881 6304029 6233180
150,000 150,000 150,000
221,852 221,738 221,088

6,304,929 6.233.189 6,162,101

215334

2T ET2 M8 800

i T s |

ZH 852  FM T3S FMDBH

Yaar 41
Rantal Income 2,299,395
Cithar Incoma 31,818
Carrmercial ncome 644 415
Subsidy Income 454,543
Vacancy Loss 461,495
Adjusted Gross Income 2968 876
Standard Expenaes 1,828,386
Proparty Taxes 29,146
Rueliluun'erll Raservas 59 555
Tolal Expansas 1,41 7.087
Perm Debt Service 468,440
MHP 76,360
Todal Debt Service 543,800
Operaling Reserve Balance 264,700
Draws on Reservas a
Met Qperating Income 1,051,589
Debl Service Coverage 1.93
Cagh after Exp & DS 507 734
LP Faa Balanca a
LP Faa Due 16,310
LF Faa Paid 16,310
Cash Flow 491,479
Daferrad Developer Fea a
Dav. Fes Paymants 0
Cash Flow 491,479
MGP Fee Balance i}
MGF Fes Dus 32,620
MGP Fee Pasd 33,620
Cash Flow 458,859
AGP Fee Balance n]
AGP Fea Due 32,620
AGP Fae Paid 32,620
Cash Flow 426,238
Loan Batance 6,854,623
Interest Charge 150,000
Paymants 23,1189
Emaing Balanca 6,791,504
Cash Flow 213,119
MGP Cash Flow 191,807
LF Cash Flow 21,312
Year 41

Primted an 12116019 al 11:23 AM
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193,805
21,534

42

195,545 197,010

21,727 21,8390

43 44
Wergion: B34

198,183 199,045

22,020 22116

45 45

199,757 194,565 198,579
22155 22174 22109

43 50
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CASH FLOW YR 51-60 KINGDOM DEVELOPMENT INC. 2021 E. 4TH 5T

T4 units plus 1 mgr. unit TE Bonds + 4% Credils
Acg. New Construction HNon-Rural
PW Farnily preject OCT-Mo DOA-Ma
Year 51 52 LE] ha 55 56 57 58 54 (21
Rantal Income 2,943,420 30MT005 3,092,430 3169741 3248 485
Crihar Incoma 40,730 41,748 42,792 43,881 44,958
Cammercial Inscome a24 9308 a45 529 A868,687 a85 334 910,542
Subs|dy Income 554,085 565,167 576,471 548,000 599,760
Vacancy Loss 589,365 B3 860 G18.4914 634, 247 G549, 56
Adjusted Gross Income 3773 TVE 3865489 3959441 40554889 4 154 388
Standard Expenses 2,579,119 2669388 2762 817 2859516 2959 5489
Proparty Taxes 36,529 A6, 240 a6, 964 37,704 38,458
RﬂEh!L‘ﬂl‘l'Erll Raseryas 65,785 A6,443 67,108 A7, 779 E_ﬂ.:‘l 58
Total Expansas 2,680,433 2772071 2866 849 2 964 993  3.066.513
Perm Debt Sarvice A6E, 440 68,440 468,440 468,440 AG8, 440
MHP 76,360 76,360 76,360 75,380 75,360
Todal Debt Service 543,800 543,800 543,800 543,800 543,800
Operating Reserve Balance 264 700 284 700 284 700 284 700 284 T
Draws on Reservas o a a a a
Met Operating Income 1,093,343 1,093,418 1,092,552 1,090691 1,087.776
Debl Service Coverage 2.01 2.01 2.01 2.01 2.00
Cash ﬁe Exp & DS 549, 543 549,618 543,753 546 892 543 476
LP Faa Balanca a a L1} 0 4
LP Faa Dus 21,920 22,577 23,254 23,952 24 671
LP Fee Paid 21,920 22577 23,254 23,952 24 871
Cash Flaw 527 624 527,041 526,494 522,940 519,306
Deferrad Developer Fee 1] 1] a a i
Dav. Fes Paymants 1] 1] 1 a 0
Cash Flaw 527 624 527,041 526,494 52 540 519,306
MGP Fee Balance i} i} i i} [}
MGF Fes Due 43,839 45,154 46,509 47 904 49,341
MGP Fes Pasd 43,838 45,154 46,509 47 904 49,341
Cash Flaw 483,784 481,847 478,590 476,036 469,564
AGP Fee Balance 0 i} i i} [}
AGF Fae Dus 43,839 45,154 46,509 47 904 49,341
AGP Fae Paid 43,834 45 154 46,5049 A7 904 49 341
Cash Flow 439,945 436,732 432,481 42714 420823
Lowen Batance B162 101 6092128 6,023,762 59457 532 5893 056
Interest Charge 150,000 150,000 150,000 150,000 150,000
Paymarls 218,473 218,366 216,240 213,566 210,311
Emaing Balanca 5,092,128 6,023,762 5957522 5893856 5833645
Cagh Flow 19,4973 218,366 26 240 3 566 0311
MGP Cash Flow 197,975 196,530 194,818 192,209 189,280
LF Cash Flow 21,9497 21,837 21,824 M,357 .01
Year 51 52 53 54 55 56 57 58 59 &0
Printed an 1211619 at 11:23 AM Vesrsion: 851 Updated by Rusty Leach on 930145
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PROJECT SUMMARY

Kingdom Development Inc.

GOLDEN CIRCLE

T8 units plus 1 mgr. unit TE Bonds + 4% Credits
Ace. Mew Construction Mor-Rural
FW Family project QCT-No DDA-No
Source Amount Rate { Unit Usas Amount Par Unit
Parm Bond Proceeds 58402046  4.25% $105,026 Land Costs $5. 760,000 72,000
Tax Cradit Procesds 11,248,198 M Nﬁ. 140,602 Parmits, Faas, & Studas 3,790,000 47,375
GAP 3,100,000 3.00% ER 38,750 Direcl Construclion Cosls 24 412,710 305,159
MHF 18,200,000 3.00% R 240,000 Contingeancy 1,720 635 21,508
Intarest Incomea 1} N& WA a Davelopar Fee 4771875 54,648
Operating Income i) M B i} Indirect Construction Cosls oRg T10 11,950
Deferred Developer Fee 2,370,326 600 A 28,828 Rent-Lp Cosls 120,000 1,500
Resarves 28T Hag 3,724
Financing Costs 2,450,650 AR
544,320,569 554,007 344 120 549 5554007
Source Armourt Dt Notes Component Armaurnt Sq. Fi. Cost/3q.Ft.
Parrm Bond Procesds 5B 402,046 May-20 Converl Demalilian S150,000 1]
Tax Cradit Procesds 2,248,640 Ocl-18 Clase Toxic Abatement o 0
Tax Cradit Proceets 6,398,519 Jan-20 Leasa up Off-sita o i}
Tax Cradit Procoeds 2,248 840 May-20 Conver Onsite o 0
Tax Cradil Procesds 350,000 Aug-20 85088 Shart-larm work o i}
GAP 3,100,000 May-20 Convert Parking o 4]
MHP 19,200,000 May-20 Convert Commercial o i
Rasidantial $21.062 632 4]

Bedrooms ¥e of Units

Cruantity

1 k) 49% 543 48
2 20 25% TH5.04
3 20 25% 1,246 58
A4+

Calculation Quantity Bedrooms Rent C.Rent Expenses Amount Per Unit
MGR 1 2 1004 50 50 Managamant [i] 50
SN-PBVY 51700 16 1 16% 284 1,700 Administration 0 0
SN-PBV 31700 1 15%, 284 1,700 Salarias & Benefits 440,000 5,500
TOAZ 168 1 0%, 1.063 0 Bdmindenanoe i 0
TCAC 1 50% 1,063 a Liilitses i] 0
SH-PBV $2100 4 2 16%: 341 2,100 Insurance 4] 0
5N 1 2 0% T4z a Taxas 12,000 150
TCAC 5 2 S0% 1.276 o Sesryices 81,060 2,275
SN-PBY $270C 4 3 15% 3E3 2,700 Resarves 20,000 500
TCAC 10 3 S0% 1,463 Ju] 0 o
TCAG 7] 3 50% 1463 o Tatals $673.060 $B,425

Assumptions Assumptions

TCAL Tebreakar WA, Con. Langth 14
Sita (acres) 0.00 CL Closing: 10/11/18
Dbt Cow, Ralio 1.15 EsL Completion 121118
Wacancy Factor 5.0% Can. Loan 37,267, B0E
Con. Int. Rata 4.25%
Frinted arn 11722018 at 10:50 AM Wersion: 9061 Updated by: Rusly Leach an 1102218
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USES, EXFENSES AND CREDIT
79 units plus 1 mgr. unit

Acty. New Consiruction

P Family project

Kingdom Developmant Inc.

GOLDEN CIRCLE

TE Bonds + 4% Credita
Man-Rural

QCT-Na DDA-Na

Description Amount HE. Basis Acqg, Basls Par Unit Description Amount Per Unit
Acquisition Cost  §5,000,000 £0 50 $62.500 Operating Expanses 5440,000 55,500
Appraisals 10,000 1] 1 125 Raal Eslate Taxas 12,000 160
Holding Costs 750,000 i} a 9,375 Social Services 10,480 131
Building Feas & Parmits 300,000 300 DD o 4 B75 Supportive Services 171,480 2,144
Impact Feas 2.400,000 2,400,000 a 30,000 Replacement Resarvas 40,000 500
Architeciural & Enginearing 1,000,000 1,000, D00 1] 12 500
Demalilian 150,000 L1} o 1.B75
Rassdantial Constrection 21,052 632 21 052 632 a 263158
Gemaral Conditions 1,272,158 1,272,158 a 15.502
Conlraciors Overhead & Praf 1,606 211 1,696 211 0 21,203
Performance Bond 241,710 241 710 1] 3.021
Construction Contingency 1,220 636 1,220 636 1] 15,2548
Developar Fae 4771 875 4771 875 a 59,648
Lagal Fees 370,000 305 D0 0 4625
Constnuction Manager 260,000 250,000 [t} 3125
Buddars Rizk Insurance 241,710 241,710 1] 3.021
Accounling ED,0DD LT ] i) 1,000
Markel Study 15,000 15,000 o 183
Projact Contingency 500,000 250,000 a 6250
harkeding & Adwverising &0,000 1] 0 B25
Capitalized Operaling Reserve 207,948 (1] a 3,724
Comman Area Furmeshings 0,000 T, 00y a BTS
Construction Period Intarast 1,650,960 51,325 a 20637
Constrection Loan Feas AZEETH 245,119 0 5.283
Permanent Loan Feas 84,020 Q a 1060
TCAC Fees 44 QET i n] 562
CDLAC Fees 113,044 0 a 1413
Bond Issuanca Costs 115,000 115,000 a 1438
Title and Racording B0,000 25 00 a 750
Taotal 3673 960 58,426
4% Federal Acqg, Fed, State
Eligible Basis 36,564 374 1]
Excluded i) i)
Umadjusted 36,584,374 v] a
Basis Limit 4,563,301
Bioost 100% 100%
Adjusied 36,584,574 o
Applicable 100.0% 100.0% 100.0%
Cusdfied 36,584,374 o a
Faduciion o o
Adj. Quabfied 36 584,374 ]
Rata Factor 31T 31T 13.00%
Anmeal Cradits 1,158,725 0
Federal Credils 11,507,240 Slate Cradils o
Cradil Price o.e7 0.80
Proceads 11,248,196 0
Tolals  $44,320,560 $36,584.374 50 $554,007 Total 511,248 188

Printed on 112219 at 10:59 AM Version: 9.06.1
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CASH FLOW YR 1-10 Kingdom Development Inc. GOLDEMN CIRCLE

T8 units plus 1 mgr. unit TE Bonds + 4% Credils
Acr. Mew Conslruction MNon-Rural
FW Farmily project QCT-Mo DDA-MNo

Rantal Income TH,236  H11,0M6 831,292 852074  ATIATE MOS0 #7501 S40.530 064044 48 145
Cithar Incoma 11,850 12,146 12,450 12,781 13,080 13,407 13,742 14,086 14,438 14,758
Subsidy Incame 533,200 5435 854 554,741 585,835 577,152 583 695 600 4689 612.479 624728 637,223
vecancy Loss GE.814 68,351 59,924 71,534 73,180 74 _B66 T, 580 TH. 355 A0 161 B2 D
Adjustad Gross Incoma 1,269,471 1298675 1328559 1359137 1390428 1422447 1455312 1488 740 1523050 1 558 1548
Standard Expenses 521,960 643,729 666,259 639,573 713,113 733,693 764 548 791,307 819,003 B4 T 668
Progarty Taxes 12,000 12,240 12,485 12,734 12,849 13,249 13,514 13,784 14060 14341
Raplacamant Raserves 40,000 40,400 40,804 41,212 41,624 42040 42 481 42 885 43.314 43.747
Todal Expenses A7 5 960 536,369 719,548 743,525 F88 327 793,983 Ba20.532 BAT OTH B7R. 37T OS5, 756
Perm Debt Sarvice 437,196 A37. 196 437,196 437,196 A37. 196 437, 196 437 196 A37_ 196 A37 155 437 1185
HCD-MHP Hard Dabt Service H0640 H0840 80,640 0640 0840 0640 040 040 0640 B0
Tofal Debl Servics 517 835 517 838 517 835 517 838 517, 8318 517 B8 517 B38 517 B35 517 B8 517 B8
Operaling Regerve Balance 297,949 297,949 297,949 297,949 297249 297,249 297,049 247,049 297 049 207 049
Draws on Reserves 1] a a 0 a 0 1] i} 1] (1]
Nat Operating Income 595511 602306 609011 615613 622101 628465 634 680 640784 646673 G52 402
Debt Service Coverage 1,15 1.16 1.18 1.19 1.20 1.1 1.23 1.24 1.25 1.28
Cagh alter Exp & DS 77675 #4471 91,175 97777 104 265 110,629 1156 B34 122 924 128 B37 134 567
LP Faa Balanca a 0 1 1 0 1 0 4] 0 Li]
LP Faa Dus 5,000 6,150 6,305 5,464 6,628 5,796 5570 6,149 6,34 G524
LP Faa Paid 5,000 5,150 5,305 5,464 5,628 5,796 5870 §.149 6334 G524
Cash Flaw 72878 79,31 a5,.871 92,114 98,638 104 833 110,884 118,779 122,503 128,043
Daferrad Devaloper Faa 2a70,326 2297651 2,218,330 2132459 2,040,146 1,941,507 1836675 1725791 1609012 1488508
D, Fes F'a_'-‘nmanta T2 675 78,321 A5 871 92314 93 639 104,833 110884 116779 122 503 128,043
Cash Flow 1 1] 1 { 0 { { 4] 1] 1]
MGP Fes Balance 1] 10,000 20,300 30,909 41,835 53,0 B4 6R4 78,625 83,073 101,591
MGP Fee Due 10,000 10,300 10,809 10,927 11,255 11,593 11,841 12,299 12,668 13,048
MGEP Fes Paid u] a a a a a [ 0 i} [}
Cash Flow 1} i a 1} o] 0 1} Q 1] 1]
AGP Fee Balance a 10,000 20,300 30,909 41,836 53,001 G4 604 T6 625 88,923 101 581
AGP Fee Due 10,000 10,300 10,809 10,927 11,255 11,593 11,841 12,299 12,668 13,048
AGF Fea Paid Ju] il o] o] 8] [i] [ [} i [+]
Cash Flow 1 1} 0 { o} { { 4] 1] 1]
Lo Balance 5,100,000 3,100,000 3,193,000 3,286,000 3,379,000 3472000 3585000 3653000 3751000 3 B44 DO
Interest Charge a 93,000 93,000 93,000 93,000 93,000 93,000 93000 93,000 93,000
Peymants a 0 a a o} a [y 0 1] 1]
Ending Balance 3,100,000 3,193,000 3,286,000 3,379,000 3472000 3565000 3658000 3.751.000 3644000 30837000
Gash Flow 1 1} 1] 0 0 0 0 0 Ji] [i]
MGP Cash Flow a 1} a (] 0 0 0 4] 0 L]
LF Cash Flow 1] a a a a [ 1] 1] 1] (1]
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CASH FLOW YR 11-20
T8 units plus 1 mgr. unit
Ay, New Consiruction

FW Farnily project

Kingdom Development Inc.

GOLDEM CIRCLE

TE Bonds + 4% Credils
Mon-Rural

OCT-Mo DDA-MNo

Year 1M 12 13 14 15 16 17 18 19 20
Rantal Income 1,012,848 1,038170 1,064,124 1,080,727 1017885 1145845 1174 504 1 203 650 1 234068 1 264 900
Cithar Incoma 16,169 16,548 16,937 16,335 16,744 17,162 17,591 18,031 18,482 18,544
Subsidy Incame 349 967 B62 967 676,226 B89, 751 703,548 717 618 731 %69 746 508 T61.540 LELNE
Wacanty Loss 33.899 35834 A7 814 #9841 941 914 G 036 G604 84,430 100 104 103.031
Adstad Gross Incoma 1,594 086 1630850 1668473 1706872 1746370 1.THG 688 1 827 646 1 870168 1813376 1 08567 563
Slandard Expenges A77,336 908,043 939,824 972,718 1,008,763 1042000 1078470 1116316 1,155284 1195719
Proparty Taxes 14,628 14,920 15,219 15,523 15,834 16,150 16,473 16,803 17139 17482
Raplacamant Raserves 44,185 44 627 45,073 45 524 45,579 46,435 46,503 47.372 47 848 448,324
Tolal Expensas 936,149 967,590 1,000,118 1,033,785 1088578 1104589 1141847 1. 180.301 1330369 1961635
Perm Debt Sanvice 437,196 437,196 A3T 196 A37. 196 A37. 196 A37, 196 A37_ 196 437,106 A37 156 437 118
HED-MHP Hard Debt Sanice H0640 H0640 0640 0640 H0640 B0640 BOE40 0640 B0E40 00
Tolsl Debl Service 517 835 517 835 517 B35 517,838 517 818 517 E1§ 517 B1§ 17 B8 817 B8 517 ELE
Operating Regerve Balance 297,949 297,949 297,949 297,849 297,049 297,049 297,049 247049 Z47 049 207,049
Draws on Reservas a a a 1} u} a 1] 1] 1] 0
Nat Operating Income 657937 663,260 668356 6T 0T 677794 682000  GBG6N00 GRATTT 683107 &06.068
Debt Service Coverage 1.27 1.28 1.29 1.30 1.4 1.32 1.32 1.33 1.34 1.4
Cagh alter Exp & DS 140,101 145,425 150,521 155,372 159. %59 164,263 163 364 171,841 175271 178,232
LF Faa Balanca a a 0 L1} Q 1 [ 0 L] 1]
LP Faa Due 6,720 G421 7,129 7,343 7563 7,750 8,024 a.2684 8,512 8. 768
LF Faa Paid 5,720 6,921 7,129 7,343 7563 7,780 8024 8354 8512 8. 768
Cash Flaw 133,342 138,504 143 3492 148,029 152 398 156,473 180, 241 163677 166 753 1689 465
Diafarad Devaloper Faa 1,358,466 1,225084 1086530 943,188 795159 642,784 485791 326,050 162,373 0
Dew. Fee F'Ewmgnta 133,382 133,504 143392 148 029 152 386 156,473 160,241 163,677 162 373 1]
Cash Flow 1 1 0 i 0 0 0 0 4386 169465
MGF Fes Balance 114,839 128,078 141,520 156,178 170,863 185,589 201,569 217 618 Z34.144 248, TR
MGPF Fes Dus 15,439 153,842 14 258 14 885 15,128 15,580 16037 16,628 17024 17.635
MGF Fee Paid u] a a a a a [ 0 4. 385 169 465
Cash Flow 1} 0 a i o] 1} 1} 4] 1] L]
AGP Fae Balanca 114,639 128,078 141,920 156,178 170,863 185 989 201 569 217 616 F34.144 351169
AGP Fee Duoe 15,439 153,842 14 258 14 885 15,128 15,580 16,047 16,6528 17024 17.635
AGF Fee Paid 0 o] i) 1] 8] [i] [ [+ i 1]
Cash Flow 1} 1} 1} il ( 1} 1] [4] 1] i
Loan Balance 3,937,000 4,030,000 4,123,000 4216000 4309000 4402000 £4395000 4583000 4681000 4774000
Interest Charge 83,000 93,000 93,000 93,000 93,000 93,000 93,000 93,000 93,000 93, D
Faymarits a a a i o] 1} 4] Q 1] /]
Emdting Balance 4,030,000 4,123,000 4216000 4309000 4402000 4495000 4583000 4681000 4774000 4 B67 000
Cash Flow 0 0 i} i 4] 0 4] 0 ] /]
MGP Cash Flow a a a 1} Q 1 [ 0 ] 0
LF Cash Flaw 1] a a i} a a 1} 1] i} (1]
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CASH FLOW ¥R 21-30 Kingdom Development Inc. GOLDEM CIRCLE

T8 units plus 1 mgr. unit TE Bonds + 4% Credils
Acr. New Comstruction MNon-Rural
PW Farnily project CCT-Mo DDA-Mo

Fantal Income 1,296,532 1,328,045 1,362,169 1,396 223 1,431,128 1466 507 1 503579 1541 168 1579648 1619100

Cithar Incoma 19,418 19,903 20,401 20,911 21,433 21,989 22,518 23,081 23,658 24,250
Subsidy Incanme 782,307 808,153 824 318 840,802 857 618 874,770 B892 264 210,111 828,313 845 BB
MBCancy Loss 105,413 107,850 110,344 112,897 115,509 114,182 120.818 123.718 126,583 129,516
Adjustad Gross Incoma 20020843 2049151 2096 541 2145039 2194671 2245 464 2 397 445 2350643 2405 086 2 460 804
Standard Expenses 1,237,568 1,280,834 1,325,715 1,372,115 1,420,139 1,469 844 1,521.283 1,574.533 1629642 1 685 EBD
Proparty Taxes 17,431 18,188 18,552 18,923 18,31 19,687 20,081 20,483 20,882 21,310
Raplacamant Raservas 28,808 49,296 49,789 50,287 50,789 51,287 81,810 o238 52 52 53,380

Todial Expensas S04.208 1348368 1394055 1,441,324 1,490,730 1540828 1,593 180 1647344 1703 386 1 TE1.370

Perm Debt Sanvice 437,196 437,196 437,196 A37. 196 A37. 196 A37 196G AJT 149G A37 196 A37 196 4437158
HED-MHP Hard Debt Sanvice 0640 HO840 H0840 H0640 H0840 B0 B0LE0 040 0640 B0.640
Toal Dbl Service 517,838 517 838 517, 838 517 8318 517 818 517 E18 517 1§ 517 E18 517 ELE 517 B38
Operaling Regerve Balance 297,949 297,949 297,849 297849 297.249 297,849 297,849 297,049 207,049 207 049
Draws on Reservas a a a i} a 0 1]} 1] 1]} 1}
MNat Operating Income 698,635 700,783 T2, 485 TO3, 714 T4, 441 T4 G35 T4 266 T3 255 T T G 4 34
Debt Service Coverage 1.35 1.38 1.36 1,38 1.36 1.38 1.38 1.38 1.38 1.35
Cagh alter Exp & DS 180,799 182 947 184 650 185,879 186608 186 800 186.430 185,463 183 _BES 181 508
LF Faa Balanca 0 0 1] L1} 4 1] [ [ 0 Li]
LP Faa Dus 9,031 9,301 9,581 9,868 10,164 10,469 10,783 11,106 11,440 11,783
LP Faa Paid 9,031 9,301 9,581 9,868 10,164 10,464 10,783 11,106 11 440 11.783
Cash Flow 171,769 173,846 176,069 176,011 176,442 176,331 175,647 174,357 172 425 169,818
Daferrad Devaloper Faa 0 0 i 1} 4 0 [ 0 ] L]
Dev. Fee Peyments 1] 1 a 1 i g v} 1] 1] 1]
Cash Flow 171,764 173 646 175 064 176,011 176 442 176,34 175 647 174,257 172425 169816
MGP Fes Balance g4 853 ] 1] 1] i i ] i i [+]
MGP Fes Due 18,1061 18,803 19,181 19,738 20,328 20,538 21,568 22213 22,819 23,568
MGP Fee Paid 112,914 18,603 189,161 19,736 20,323 20,933 21,568 22,13 22 879 23,566
Cash Flow 58,854 155,043 155,804 156,275 156,114 155,383 154,081 152144 149,546 146,250
AGP Fee Balanca 268,704 227910 1,470 L1} 1] [ i i L] Li]
AGP Fee Duse 18,061 18,803 19,181 19,736 20,328 20,538 21 568 2,213 22879 23,566
AGF Fas Faid 58,854 155 043 110,631 19,736 20,3238 20834 21 566 22313 22 Erd 23 566
Cash Flow o} o] 45277 136,534 135,786 134 456 132,515 124,631 136,666 122 684
Lian Batance 4 887,000 4960000 5053000 5123382 5143082 5173199 5198971 52235714 5253748 5 2R3 415
Interest Charge 93,000 93,000 93,000 93,0010 93,0040 93,000 93,000 93,000 93,000 93,000
Peymants a a 22,633 63,270 67 8493 L. 66 258 G4 55 63,333 61,342
Emding Balance 4,960,000 5,053,000 5,123,362 5148082 51731899 5188601 5235714 5253748 53283415 5315073
Cash Flow 1] 1] 22,638 68,270 67,883 67 228 66 254 G4 565 63,333 61,342
MGP Cash Flow 4] 1] 20,375 61,443 61,104 60, 5l 59,632 54,463 57 000 55,208
LF Cash Flow a a 2,264 6,827 6,789 8,723 B 626 8497 5,333 6,134

Primed an 1122119 at 10:50 &M Version: B.6.1 Updated by: Rusty Leach on 1172219
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CASH FLOW YR 3140 Kingdom Development Inc. GOLDEN CIRGLE

T8 units plus 1 mgr. unit TE Bonds + 4% Credits
Acg. Mew Construction Mon-Rural
FW Farmily project OCT-Moe DDA-Mo

34 kL] 410
Rantal income 1,659.670 1,701,162 1, 743601 1, 787283 1,831 865 1477764 1024700 1 6T28M 2022147 2072701
Crthar Incoma 24 856 26,478 26,115 26,787 27,437 28,122 28,826 29,546 30,285 3,042
Subsidy Incame 965,817 935,134 1,004,838 1,024933 1,045432 1,068.340 1087667 1109420 1131608 1,154,241
Vacancy Logs 132517 135,549 138,732 141, 949 145,242 148,611 152 060 155,580 158 202 162 B
Adustad Gross Incoma 2517826 2576184 2635910 2697034 2759582 2823616 2 8849141 2656 303 3024 839 3 05 084
Standard Expenses 1,745,713 1,806,813 1,870,052 1,935504 2,003,246 2073360 2145923 221035 2787711 2379238
Propearty Taxes 21,736 22,1 22614 23,067 23,524 23,999 24,479 24,0654 254464 254077
Raplacamant Raserves 53,914 54,453 54,998 55,5448 56,103 56 644 8721 7 B0d 549,381 50,565
Todal Expenses 1,821,384 18853438 1947664 2014 118 2082 Ay 2154003 2397 637 2 W03 R0E 2 382 EF0 3464 170
Perm Debt Sarvice 437,196 437,196 437,196 437,196 437,196 437,196 437196 437 196 A37 196 437,106
HCD-MHFP Hard Dieit Senvice 80,640 80,640 840,640 80,640 80,640 B840 80,640 B0.640 80640 8640
Todal Debl Service 517,836 517,836 517 835 517 835 517 834 517 838 517 B35 517 818 517 835 517538
Operaling Reserde Balance 297,949 297 349 297,349 297,349 297 849 297 849 Z97.549 F97.849 F97.549 297,849
Draws on Reservas 1] a a a a 0 1]} (1] 1]} 1}
Mat Operating Income 96,463 692,747 GHA246 GH2M16 G6TE T4 669583 661,504  6S23GT 642318 63054
Dabt Service Coverage 1.34 1.34 1.33 1.32 1.3 1.29 1.28 1.08 1.24 1.22
Cagh alter Exp & DS 178,627 174 911 170.410 165,081 158.879 151.758 14.3. 669 134561 124 383 113,079
LP Faa Balanca a 0 0 [ 4 1 0 L] 0 L]
LP Faa Dus 12,136 12,500 12,8756 13,262 13,860 14,064 14,481 14,526 15,374 15,835
LP Faa Paid 12,136 12,500 12875 13,262 13,660 14,064 14,481 14 G 15,374 15,835
Cash Flaw 166,491 162,411 157 535 151,819 145,219 137,684 129177 119,635 109, 0609 a7 244
Daferrad Devaloper Faa a 0 0 4 4 0 [ Lt 0 L]
Dav. Fes Peymerts 1] 1] a g g g 1] [1] 1] (4]
Cash Flow 166,491 162411 157 535 151,819 145 2149 137 688 129,177 119,635 108000 47244
MGP Fes Batance 1] 1] a 1] 4] Q 0 L i} i}
MGP Fee Due 24 273 25 001 26751 26,523 27,18 28 139 28 a3 29 B52 0,748 M 6TD
MGF Fes Faid 24 273 25,001 25,151 26,523 27,318 23,139 28,883 29,852 30.748 31,670
Cash Flow 142,218 137,410 131,784 125296 117,600 104,550 1010, 184 89,783 78,561 65,573
AGP Faes Balance i} a a a 4] Q [4] Q 1] 1]
AGP Fae Duoe 24 273 25,001 25781 26,523 27,318 28,139 28,583 29,852 30,748 3670
AGF Fee Paid 24 273 25 001 25,751 26,523 27,318 23.139 23 483 29,852 30.748 31 670
Cash Flow 117 946 112,409 106,033 48,772 830,581 A1.411 71,212 54,631 47.514 33,503
Loan Balance 5315073 5349100 5335895 5425879 5489493 5517202 5589497 5626891 5689025 5759169
Interest Charge 893,000 93,000 93,000 93,000 93,000 93,000 93,000 93,000 83,000 83,000
Faymants 58,973 56,205 33,017 49,386 45,21 40,705 35.606 29 65 23,757 16,852
Ending Balance 5,345,100 5,335,885 5425873 5469493 5517202 5569497 5626831 5689025 5TH016% 5.B835 217
ash Flow 58,4873 56,205 53017 449,386 45,291 40,705 35606 29, 965 23787 16,852
MGP Cash Flow 53,075 50,584 47,715 44,448 40,762 36,635 32,045 26, 559 21,381 15,258
LF Cash Flaw 5,897 5,820 5,302 4,939 4,529 4,071 3,561 2.097 2,378 1,685
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