California Street Apartments

General Information

Items Required at Application

x |Signed Certification of Proposal
x |General Information Spreadsheet
x |Proposal Narratives Spreadsheet

Item Required within 15 days of Application Submission
|:|Board Resolution authorizing SSP application and acquisition of property

Applicant Information

Applicant Name Bay Area Community Land Trust
Address PO Box 2652, Berkeley CA 94702
Contact Person Tracy Parent
Phone Number 510-545-3258
Email Address tracy@bayareaclt.org
Type of Entity 501(c)3 nonprofit
Project Information
SSP Funds Requested | 3,585,548 |
Project Name California Street Apartments
Address 2627 California St., Berkeley 94703
APN 054-1803-020-01
Square Footage:
Site 10,000 |Building 7,340
Net Residential 7,340 |Net Commercial 0
Units
Residential 12 |Commercial | 0}
Special Needs* 0

*Special Needs Populations can include such groups as disabled households, agricultural
workers, single-parent households, survivors of physical abuse, homeless persons or persons at




California Street Apartments

risk of becoming homeless, chronically ill persons including those with HIV and mental illness,
displaced teenage parents (or expectant teenage parents), homeless youth as defined in
Government Code section 11139.5, individuals exiting from institutional settings, chronic substance
abusers, or other specific groups with unique housing needs as determined by the California
Department of Housing and Community Development.

OCCUPANCY: Indicate the number of units set aside for each sub-population, if any:
Family 7
Seniors/Older Adults
Transition Aged Youth
HIV/AIDS
Physical Disability
Homeless

Other Specify Type:




California Street Apartments
Proposal Narratives - Required at Application

Applicants may submit narratives in a separate document.

Conflict of Interest Statement
All contracts and subcontracts must be conducted in a manner providing for full and open
competition. List any proposed or potential arrangements where any employee (or persons who are
anticipated to be employed), officer, or agent of your organization of where any of the above, or
their immediate family members, may benefit financially from the award of contracts or
subcontracts for the purchase of goods, services, or real estate associated with the proposed
project.

[none

1. Project Overview

A. Describe the proposed project in detail.
Include current state of acquisition, status of financial commitments, the status of tenant income
verification and resident outreach, and whether the project will involve conversion to a cooperative
structure.

BACLT was contacted by residents of the property in February 2024. The owner was interested in
selling the property but had not yet listed it. We had our agent contact their agent about making an
offer prior to listing the property for sale. We conducted several meetings with the residents to
discuss the model of resident self-managed co-ops and to answer their questions about the model.
We received positive response from all residents and made an offer to purchase at the asking
price. The seller accepted our offer, we conducted inspections and got an appraisal that exceeded
the asking price. We have strong interest from Local Initiative Support Corporation (LISC) to
provide a mortgage and expect to receive a LOI shortly. We continue to meet regularly with the
residents, including group and one-on-one meetings. Most tenants have attended at least one City
Council meeting to express their support for the Small Sites program that will help purchase the
building. We have conducted income certification sessions with all but one resident. 80% of the
current tenants have incomes below 80% AMI. There is significant interest among the residents in
taking on self-management and at least three households have emerged as leaders in this 18 to 24
month process. We expect this property to be convert to one of two typeds or cooperatives - a
Limited Equity Housing Cooperative (LEHC) or a Resident Operated Nonprofit (RON). These
models will be defined below.

B. Describe how the project meets the priorities of the Small Sites Program.

The residents are all BIPOC and mostly low to very low income. The neighborhood is rapidly
gentricying and most of the residents would face displacement if sold to a private investor. The
residents have expressed strong interest in forming a resident self-managed cooperative.




C. If applicable, describe the proposed cooperative structure, and the process for transitioning from rent control to a cooperative.
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to 24 months BACLT provide intensive training and education to the residents on a broad range of
self-management issues. Tis begins with a discussion on what self-management means and the
relationship with the community land trust. We go on to develop meeting skils such as facilitation,
preparing agendas and taking minutes. We work with the residents to develop Community
Agreements, using a template and revising the agreements to meet the needs of each property.
We form at least two committees, a Maintenance and a Finance Committee, each made up of two
to four members, depending on the size of the property. The Maintenance Committee begins with
simple tasks like carin gfor yard work, sweeping walkways, etc. They learn abouit routine
maintenance tasks and eventually take on roles such as calling Roto-Rooter for a clogged drain.
They eventually learn to review contracto' bids for smaller repairs up to $2,000. BACLT trains the
members to develop a Capital Reserve Study and Budget for larger repairs and reviews all larger
repairs and replacements. The Finance Committee learns about the property's Operating Budget
and basic accounting, and after a period of time, collects monthly rents and makes deposits. When
they prove themselves qualified, BACLT opens a separate checking accouint for the property and
the Finance Committee can write checks for routine maintenance as well as utilities. This helps
them to better understand how their rent money is spent. By providing regular training and
technical assistance, the residents gradually build their knowledge and self-confidence in their self-
management. When the residents have ac hieved full self-management capacity, BACLT works
with them to selct the form of cooperative they prefer as the next step. The Resident Operated
Nonprofit (RON) is a non-equity co-op. The residents form a 501(c)3 nonprofit that then signs a
long-term lease which gives the residents full control over the property. BACLT retains ownership
of the property buty the residents take on responsibility for paying property taxes and mortgage.
The main advantages over the LEHC are that the property is classified as a rental and therefore
qualifes for the property tax exemption. There is also no purchase of a share whcih can be a
barrier for low-income residents. The other alternative is the Limited Equity Housing Cooperative
(LEHC). The LEHC incorporates and takes ownership of the improvements. They sign a 99-year
ground lease and each member purchases a share. The LEHC does not qualify for the property




2. Developer Experience

A. Cooperative Experience
For projects proposing cooperative structures, describe Applicant's experience with converting

rental properties to cooperatives. Successful experience is a threshold requirement for Applicants
proposing cooperatives.

BACLT and its staff have extensive experience in converting rental properties to cooperatives.
Project Manager Rick Lewis helped convert a Berkeley rental property into the 9th Street Co-op in
1993. 9th Street Co-op donated land to BACLT and became a BACLT co-op in 2015. In 2009,
Organizational Director Tracy Parent and Rick Lewis worked to create the San Francisco CLT's first
Limited Equity Co-op, Columbus United Cooperative. BACLT created its first co-op in 2013 with
the Derby Walker LEHC. In 2010 BACLT began creating a series of workshops to support existing
cooperatives and train new groups to become co-ops. BACLT currently has six properties that are
at various stages of converting to cooperative, receiving regular training and support along the
path.

B. Property Management of Supportive Housing
If the proposed project includes supportive services for very low or extremely low income
households that need services to remain stable in housing, include evidence of a satisfactory
performance review by any government entity which has funded other supportive housing project(s)
managed by the property manager. If projects are in Berkeley, just include the name of the project,
the name of the service provider, and a description of the types of services provided. If the relevant
projects are in other cities, include written contracts with service(s) providers and evidence of public
services funding such as a written agreement.
|No supportive services

3. Site
A. Describe any existing structures or units that will be demolished as a result of the

rehabilitation, if applicable.
[none

B. Describe neighborhood amenities including public transportation, schools, grocery stores,
services, etc.

2627 California is located within walking distance to several transit lines (AC Transit: J, 88, 36 and
12). It's one block from Longfellow Middle School and walking distance to several local grocery
markets (.8 miles to Berkeley Bowl). It's also .7 mile to Kaiser Medical Center.




4. Proposed Project

A. Describe the type and extent of rehabilitation proposed.
Include the type of structure, number of stories, number of parking spaces, and whether there is an

elevator.

Building is two-story wood frame with stucco exterior. There are 10 covered parking spaces.
There is no elevator. The building is in generally good condition. The primary rehab will involve
replacement of 42 windows with insulated windows, install new roof, upgrade electrical system and
install new drainage. In addition, there will be general upgrade of the units, including new
appliances, heaters, kitchen and bath upgrades and flooring.

B. Describe how rehabilitation, site improvement, and demolition costs were calculated.
Include the name of architect or contractor that provided the estimates. Indicate if either state

and/or federal prevailing wage rates were used in calculating the estimates. All City-funded projects
are required to pay California prevailing wages.
We contracted with Physical Property Analysis, LLC to conduct a Physical Needs Assessment

(PNA). In addition, we have consulted with contractors, including plumbing, electrical and roofing,
to confirm actual costs for those components of the renovation..

C. Will the project be ready to close its City loan within 90 days of application submission?
If not, what are the barriers to securing all financing and closing within that timeframe?

|Yes

D. Describe the tenant outreach completed to date.
Please also describe plans for additional outreach and education, and note any issues or concerns

raised by the current tenants.

BACLT has been conducting bi-weekly meetings with the residents to assure they fully understand
the process involved in purchasing the building and their role in the pre-purchase process as well
as the post purchase period. As discussed elesewhere, BACLT has an extensive education
program to prepare the residents for self-management.

E. Describe any accessibility improvements planned as part of the renovations.

To be determined. If not required, BACLT may include voluntary improvements including
smoke/carbon monoxide detectors that include lighting for the hearing impaired.

F. Describe any sustainability measures the project will incorporate.

How will the project help implement the City's Climate Action Plan? All applicants are strongly
encouraged to incorporate energy and water efficient technologies and techniques into their
projects and are encouraged to incorporate sustainable materials.

All windows will be replaced with double-paned insulated windows. All lighting will be upgraded to
LED. Kitchen appliances will be upgraded to energy-star grade. With the electical upgrade, we will
consider switching from gas heating to heat pump electric heaters.




G. Describe your neighborhood outreach for this project.

Six existing tenant households reached out to BACLT when they learned that the property was
going to be listed for sale. With moderate renovations being planned, BACLT will provide notices to
the immediate neighbors to inform them of the active construction timeframe. The residents have
strong connections in the neighborhood, inclding one whose mother lives two doors down the
street. There has been much disussion with the neighbors about the potential purchase.




Applicant Experience - Development and Property Management

Items Required at Application:

X

X [X [Xx [x %

NA

Applicant Experience Spreadsheet
Audited Financial Statements - most recent two years

Articles of Incorporation
By-Laws
IRS Tax Exemption Letter
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Resumes of Development Team Staff — including a description of their specific role in affordable housing development completed within the last 2 years
Joint venture agreement and/or partnership agreement, if applicable

Developer References
(3+ from Public Sector)

References should be able to discuss Applicant's role in developing a project similar to the one proposed.

Name Jenny Wyant Xochitl Ortiz Anjanette Scott

Title Sr Cmty Dvmnt Proj Coordina|Housing Devpmnt Coordinatc| Consultant

Jurisdiction City of Berkeley City of Oakland City of Berkeley

Phone Number 510-891-5228 510-717-9471

Email jwyant@berkeleyca.gov xortiz@oaklandca.gov anjanettescott@yahoo.com

Project Name

Stuart Street Apartments

12th Avenue Apartments

1685 Solano Avenue LLC

Year Completed

2022

2024

2023

Project Budget

$3,324,473

$3,314,310

$7,264,651

Project Description

Renovation of 8 units,
replace electric &
plumbing;new windows &
appliances, new roof.

New foundation; new ADU;
new electrical & plumbing; all
electric; heat pump space
and water heat, new windows

Upgrade interiors; new
heaters & appliances; repair
water intrusion;




Development Team

Include developer staff as well as technical consultants

California Street Apartments

Name Tracy Parent Rick Lewis All other consultants will be
Title Ogranizational Director Project Manager hired after funding is secured
Company Name Bay Area Community Land Tr|Bay Area Community Land Trust

Address PO Box 2652 PO Box 2653

Phone 510-545-3258 510-847-1845

Email tracy@bayareaclt.org rick@bayareaclt.org

Role in Project

project co-manager

project co-manager

Years of Related Experience

10

30

Time Available for Project
(as % FTE)

15%

20%

Name

Title

Company Name

Address

Phone

Email

Role in Project

Years of Related Experience

Time Available for Project
(as % FTE)

Relevant Developer Experience
Provide a list of acquisition and renovation projects completed in the last 5 years that are similar to the proposed project
in terms of scope, budget, financing, etc. To be eligible for the Small Sites program, Applicant must demonstrate

completion of at least one similar project.
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Applicants may submit the requested information in a different format, and attach additional pages as needed.

Project Name

Solano Avenue Apartments

Stuart Street Apartments

12th Avenue Apartments

Fairmount Apartments

1685 Solano Avenue,

Address Berkeley 1638 Stuart St. Berkeley 1432 12th Avenue Oakland | 361 Fairmount Ave, Oakland
BACLT has 55-year Lease

Role(s) in Project from owner McGee Avenue Owner Owner

(list any partners and roles) Owner Baptist Church

Square Footage by Use
(residential and commercial)

9,614 sf. residential

4,084 sf. residential

4,588 sf. residential

Total Development Cost $7,264,651 $3,324,473 $3,314,310

Population Served Low Income families and Low Income families and Low Income families and .
(indicate if special needs) singles singles singles Low Income singles
# Residential Units 13 8 7 10

# Affordable Units 13 8 7 10

% AMI 80% 80% 60% 80%
Completion Date 8/30/2023 7/30/2022 8/30/2024

Project Over Budget or

Delayed?* no no yes

*Please provide a brief explanation for any project that was over budget or significantly delayed.

12th Avenue Apartments has been delayed due to a dipute between the City of Oakland and PG&E on issues around supplying power to the ADU added in
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Property Management Experience
For the property manager, provide a list of projects managed currently/in the last three years. Applicants may submit the
requested information in a different format, and attach additional pages as needed.

Project Name 1685 Solano Avenue LLC Stuart Street Apartments 12th Avenue Apartments
Address Berkeley 1638 Stuart St. Berkeley 1432 12th Avenue Oakland
Date Placed in Service 2023 2022 2024

# Residential Units 13 8 7

# Affordable Units 13 8 7

% AMI 80% 80% 60%

Population Served
(indicate if special needs)

Famlies & singles

Famlies & singles

Famlies & singles

On Site Services

none

none

none

Service Provider

none

none

none

Cooperative or Resident
Managed?

Resident managed

Resident managed

Resident managed




Site Information California Street Apartments

Items Required at Application

X

X

X

X

Site Information Spreadhseet

Evidence of Site Control (i.e. purchase agreement, option to purchase, grant deed,
ground lease)

Location Map

Photos of Site (at least two)

Items Required within 15 days of Application Submission

X

Preliminary Title Report (dated within 30 days)

Phase | & Phase Il Env. Site Assessment if avail. (dated W|th|n 1 year). Not reqU|red for
Appllcants primary lender, if available. Report should include a "Before and After"
valuation for all projects involving renovations in excess of $250,000. (dated within 60
days)



Proposed Scope of Work and Schedule California Street Apartments

Items Required at Application
[x_]Scope and Schedule Spreadsheet

Items Required within 15 days of Application Submission

L[]

X

X

Capital Needs Assessment (CNA) completed by a qualified third party that evaluates the
existing condition of the property and provides a minimum 10 year replacement reserve
analysis. CNA should be less than 5 years old.

Property Inspection Reports

Architectural Drawings, if available

Use Permit, if available.

Building Permit, if available

Renovation Scope - Please check to acknowledge the following:

Construction estimates are based on state prevailing wage rates, which the City requires for
all HTF and SSP funded projects.
Projects may be required to provide monthly construction reports from a third party

construction inspector approved by the City. Applicants should budget $1,000 per month for
the active renovation period.

Project Schedule
State the planned start and end date for each of the activities below:

Start Finish

1. Acquisition, Survey/Engineering Activities 10/15/24 12/15/24
2. Use Permit (date of application and date secured)
3. Pre-development, Drawings and other Activities 8/1/2024 10/30/2024
4. Funding Commitments Funding Source

LISC 8/15/2024 9/15/2024

City of Berkeley 8/15/2024 9/15/2024
5. Construction loan closing 10/15/2024 10/15/2024
6. Building permit (date of application and date secured) [11/1/2024 12/31/2024
7. Renovation Activities 2/1/2025 1/30/26
8. Marketing and Sales or Lease-up 10/1/2025 12/31/2025




Project Financing California Street Apartments

Items Required at Application

x |Project Financing Spreadsheet

Copies of Funding Commitments - commitment letters, executed loan documents, etc.

Maximum City Loan Calculation Project Type # Units Per Unit Maximum Total
| 10-25 units | 12 $300,000 $3,600,000
City Funds Available: $5,000,000
Proposed City Loan: $3,585,548
Maximum City Loan: $3,585,548

Leveraging City Funds - Please check to acknowledge the following SSP requirements:

> [Applicant must leverage the City funding with a first mortgage.

> |The City regulatory agreement (with affordability restrictions) will be recorded in first lien position, ahead of the first mortgage.

Funder Contact Information

Funding Type Rehab Acquisition/Rehab
Lender Name Local Initiative Support Corp. City of Berkeley

Contact Person Sally Smyth Jenny Wyant

Phone Number 412-708-7612 510-891-5228

Email ssmyth@lisc.org jwyant@berkeleyca.gov
Address B8 Liberty St. New York, NY 1000 2180 Milvia St, Berkeley CA 94704
Status of Commitment applied applied

Funding Type

Lender Name

Contact Person
Phone Number

Email

Address

Status of Commitment




Funding Sources
List all projected non-City sources of funds, including grants, deferred loans, owner equity, deferred developer fees, etc.

Term (In Loan/Grant Annual Debt Residual
Lender/Source Name Months) Interest Rate Amount Service Receipts?
LISC 60 5.10% 1,509,626 $98,358
Equity Investor Equity Amount
Tax Credit Equity
Proposed City SSP Loan: 3,585,548
Total Sources of Project Financing: 5,095,174

City Loan Terms
If the Applicant is requesting any variances to the City's SSP loan terms, please explain below.
Explain your reasons for proposing the variance clearly. The City’s SSP loan terms are included in Exhibit C.

Applicant is requesting an increse of the Developer Fee to equal 6% of the development cost. The current SSP allowance of
$80,000 plus $10,000 per unit is not sufficent to cover staff and other costs requuired to undetake this project. The Applicant
is also requesting an allowance of $30,000 for Construction Manager, prior experience indicates this amount will be needed to
cover that cost.

Does the Project have an existing HTF loan? | no |
If yes, and if the Applicant is proposing to refinance or renegotiate the terms, please provide the details of the terms and
conditions requested.




Unit and Tenant Information California Street Apartments

Items Required at Application

X Unit and Tenant Information Spreadsheet
X Documentation of estimated utilities - Indicate which are paid by owner vs. tenant.
X Evidence of Tenant Notice

Items Required within 15 days of Application

X Certification of Household Income - forms and income documentation for each household

N/A [Supportive Services Plan, if applicable. Include provider info, the cost of services, and how the costs will be paid.

Affirmative Marketing Plan -Include Applicant’s plan to maximize available housing to all households and residents with disabilities.

Items Required Prior to Loan Closing

Tenant Acknowledgment Forms

- Signed by each household
- Must acknowledge Applicant's plan to convert the property to restricted affordability (and cooperative model, if applicable)

- Forms must be approved by the City
- City may provide additional guidance or sample form

Items Required Prior to Converting to a Cooperative
|:|Items listed under 6. Unit and Tenant Information in Application Checklist

Unit Rents
Target affordability is 80% of the area median income (AMI) for the building as a whole, averaging the AMIs of all units. This may be achieved over time, at unit

turnover.

Proposed average AMI |:|
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CURRENT - Residential Unit Info

CURRENT - Monthly Residential Rents

Date of HH Tenant  Amount of Rental Tenant Gross
Unit #in HH Income as Income Portion of Rental Assistance Utility Rent (rent +
# Unit Type Occupied? HH HH Income % AMI Certification Rent Assistance  Source Allowance subsidy + UA)
1 |2-bedroom | Occupied | 4 156,309 120% 6/30/24 2,000 2,000
2 |1-bedroom | Occupied | 1 20,928 23% 6/30/24 1,538 1,538
3 |2-bedroom | Occupied | 1 32,736 36% 6/30/24 1,800 1,800
4 |2-bedroom | Occupied | 3 80,036 68% 6/30/24 1,300 1,300
5 |[3-bedroom | Occupied | 4 119,925 92% 6/30/24 2,000 2,000
6 |[1-bedroom | Occupied | 1 50,000 55% 6/30/24 886 886
7 |2-bedroom | Occupied | 1 12,000 13% 6/30/24 1,766 1,766
8 [studio Occupied | 1 39,731 43% 6/30/24 400 400
9 [studio Vacant 0 #N/A 1,200 1,200
10 [1-bedroom Vacant 0 #N/A 1,800 1,800
11 |2-bedroom | Occupied [ 2 110,524 106% 6/30/24 1,332 1,332
12 |2-bedroom | Occupied | 1 4,800 5% 6/30/24 102 1,577 1,679
CURRENT - Commercial Rents Commercial Tenant Size (SF) Rent/SF Comm. Rent

Total - Current Commercial Rents
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PROPOSED - Residential Unit Info

PROPOSED - Monthly Residential Rents

Actual % AMI Proposed % AMI Tenant  Amount of Rental Tenant Gross
Unit #in (occupied and (vacant or Portion of Rental Assistance Utility Rent (rent +
#  Unit Type Occupied? HH HHIncome certified units) uncertified units) Rent Assistance  Source Allowance subsidy + UA)
1 | 2-bedroom | Occupied | 4 156,309 120% 2,200 2,200
2 | 1-bedroom | Occupied | 1 20,928 23% 1,300 1,300
3 | 2-bedroom | Occupied | 1 32,736 36% 1,800 1,800
4 | 2-bedroom | Occupied | 3 80,036 68% 1,428 1,428
5 | 3-bedroom| Occupied | 4 119,925 92% 2,000 2,000
6 | 1-bedroom | Occupied 1 50,000 55% 925 925
7 | 2-bedroom | Occupied | 1 12,000 13% 1,800 1,800
8 studio Occupied | 1 39,731 43% 500 500
9 studio Vacant 0 #N/A 80% 1,200 1,200
10 | 1-bedroom| Vacant 0 #N/A 80% 1,800 1,800
11 | 2-bedroom | Occupied | 2 110,524 106% 1,500 1,500
12 | 2-bedroom | Occupied | 1 4,800 5% 102 2,098 Sec 8 2,200
PROPOSED - Commercial Rents Commercial Tenant Size (SF)  Rent/SF Comm. Rent

Total - Proposed Commercial Rents




Internal
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Hover mouse over blue cells for SOURCES
additional guidance.
SSP LISC LISC Other Other

USES Loan Loan GRANT Loan Loan Total
Acquisition:
Transfer Tax (50% Buyer) 37,986 37,986
Land & Building 2,910,800 2,910,800
Closing Costs/Commissions 45,601 13,000 58,601
Total Acquisition Costs 2,994,387 - 13,000 - - 3,007,387
Residential Rehabilitation
Site work -
Parking Construction -
Rehabilitation Hard Costs 251,955 568,045 820,000
General Requirements -
Contractor Overhead 82,000 82,000
Contractor Profit 41,000 41,000
Landscaping -
Off-site improvements -
Total Residential Rehab Costs 251,955 691,045 - - - 943,000
Total Rehab Contingency Costs | [ 141450] [ [ | 141,450
Total Architectural Fees [ 40,000 ] [ [ [ | 40,000
Total Survey & Engineering Costs [ 40,000 | [ [ [ | 40,000
Construction Loan Interest & Fees:
Construction Loan Interest -
Bridge Loan Interest -
Origination Fee -
Application Fee -
Bond Premium -
Taxes 45,000 - 45,000
Insurance 15,500 15,500
Title and Recording -
Total Construction Interest & Fees 45,000 - 15,500 - - 60,500
Permanent Financing:
Origination Fee 12,006 12,006
Application Fee -
Insurance
Title and Recording -
Other Lender Costs -
Total Permanent Financing Costs 12,006 - - - - 12,006
Legal Fees:
Lender Legal paid by Applicant 30,000 30,000
Other Legal Fees -
Total Legal Fees 30,000 - - - - 30,000
Total Appraisal Costs: [ [ - 3,500 | | 3,500




USES
Reserves:
Operating Reserves
Replacement Reserves
Vacancy Reserves
Other-Reserve-Rent-anti-displacer|
Total Reserve Costs

Other:

TCAC Applic/Monitoring Fees
Environmental Studies

Local Permit Fees

Physical Needs Assessment
Inspections

Relocation Expenses
Furnishings

Market Study

Other - General / Admin. (Audit)
Total Other Costs

Total Soft Cost Contingency
Total Developer Fee

Total Outside Const Management
Total Outside Const Inspector

Commercial Costs:
Renovation

Leasehold Improvements
Total Commercial Costs

TOTAL PROJECT COSTS

Internal

SSP LISC LISC Other Other
Loan Loan GRANT Loan Loan
23,154
24,000 -
12,000 24,000
21,600
57,600 47,154 - - -
2,000
30,000
3,900
2,100
10,000 40,000
10,000 70,000 8,000 - -
[ [ 50,000 2 [
[ 114,000 [ 170,000 [
5,000 25,000
6,000
3,599,948 1,200,649 40,000 - -

Total

23,154

36,000
21,600
104,754

2,000
30,000
3,900
2,100
50,000

88,000
50,000
284,000

30,000
6,000

4,840,597



ANNUAL OPERATING BUDGET

RENTING
Advertising
Miscellaneous Renting
TOTAL RENTING

ADMINISTRATION
Office
Legal
Audit (Accounting)
Telephone/Computer
Tenant Relations

Miscellaneous Admin.(Asset Managemg

TOTAL ADMINISTRATION

MANAGEMENT FEE
Contract Management
TOTAL MANAGEMENT

OPERATING

Electricity

Water and Sewer

Gas

Exterminating

Rubbish Removal

Miscellaneous Operating
TOTAL OPERATING

California Street Apartments

TOTAL

# Residential Units = 12 # Commercial Units = 0
Residential Commercial
Annual Per Unit % of Annual Per Unit % of
Expense Expense Budget Expense Expense Budget
2,160 180
10,800 900
12,240 1,020
25,200 2,100 26%
14,400 | 1,200 [ ]
14,400 1,200 15% - -
4,032 336
8,064 672
2,160 180
5,904 492
20,160 1,680 21% - -

Annual
Expense

2,160
10,800

12,240
25,200

14,400
14,400

4,032
8,064

2,160
5,904

20,160

% of
Budget



MAINTENANCE

Security

Grounds

Repairs

Elevator

Unit Turnover

Miscellaneous Mainten. (Supplies)
TOTAL MAINTENANCE

SALARIES AND BENEFITS
Office Salaries
Maintenance Salaries
Payroll Taxes & Benefits
TOTAL SALARIES & BENEFITS

TAXES AND INSURANCE
Real Estate Taxes
Business Taxes & Licenses
Insurance (includes earthquake)
Miscellaneous Taxes & Insur.
TOTAL TAXES & INSURANCE

RESERVES
Replacement Reserves
Operating Reserves
Social Programs
TOTAL RESERVES & OTHER COSTS

SOCIAL PROGRAMS
Outside Agency Costs
TOTAL PROGRAM COSTS

NON-INFLATING EXPENSES

4,800

6,000

2,880

13,680

13,064

6,500

19,564

4,200

4,200

TOTAL NON-INFLATING EXPENSES

TOTAL OPERATING EXPENSES

97,204

400
500

240
1,140 14%

1,089
542

1,630 20%
350

350 4%

8,100 100%

4,800
6,000

2,880
13,680

13,064
6,500

19,564
4,200

4,200

97,204

0%



PROFORMA CASH FLOW - Current Rents

assume a 20-year holding period

California Street Apartments

Residential Commercial
Income Inflator % | X
Expense Inflator % | 3.0%| |
Vacancy Rate % | 5.0%] 20.0%
YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR
1 2 3 4 5 6 8 10 " 12 13 14 15 16 17 18 19 20
Revenues
Gross Residential Rent 212,412 216,660 220,993 225,413 229,922 234,520 239,210 243,995 248,875 253,852 258,929 264,108 269,390 274,778 280,273 285,879 291,596 297,428 303,377 309,444
-Utilities Paid by Tenants 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
-Vacancy 10,621 10,833 11,050 11,271 11,496 11,726 11,961 12,200 12,444 12,693 12,946 13,205 13,469 13,739 14,014 14,294 14,580 14,871 15,169 15,472
+ Other Income | 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
+ Other Income ] | Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q 0 Q 0
= Residential income 201,791 205,827 209,944 214,143 218,426 222,794 227,250 231,795 236,431 241,159 245,983 250,902 255,920 261,039 266,259 271,585 277,016 282,557 288,208 293,972
Gross Commercial Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
+ Tenant Contributions [ | 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Commercial Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
ommercial Vacancy Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q
=Commercial Income 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
+Other Income | 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
= Effective Gross income 201,791 205,827 209,944 214,143 218,426 222,794 227,250 231,795 236,431 241,159 245,983 250,902 255,920 261,039 266,259 271,585 277,016 282,557 288,208 293,972
Operating Expenses
Residential 97,204 100,120 103,124 106,217 109,404 112,686 116,067 119,549 123,135 126,829 130,634 134,553 138,590 142,747 147,030 151,441 155,984 160,663 165,483 170,448
Commercial 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Operating Expenses (non-inflating)
n/a 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
n/a 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
= Net Operating Income 104,587 105,707 106,820 107,925 109,022 110,108 111,183 112,246 113,296 114,330 115,349 116,349 117,331 118,291 119,230 120,144 121,032 121,893 122,725 123,524
- Debt Service (p+i) bank loan 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358
- Debt Service (p + i) amort loan 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
- Interest Only Loan Payments 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
- Debt Service cash flow loan 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
- Payment of Deferred Developer Fee
- Other
- Other
- Other
- Other
- Residual Receipts - Berkeley SSP Loan 2,056 2,425 2,792 3,157 3,519 3,877 4,232 4,583 4,929 5,271 5,607 5,937 6,261 6,578 6,888 7,189 7,483 7,767 8,041 8,305
- Residual Receipts - State or Other Loan 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Cash Flow Available for Distribution 4,174 7,349 8,462 9,567 10,663 11,750 12,825 13,888 14,938 15,972 16,990 17,991 18,972 19,933 20,872 21,786 22,674 23,535 24,366 25,166
Debt Coverage Ratio- Payable Loans 1.06 1.07 1.09 1.10 1.1 1.12 1.13 1.14 1.15 1.16 117 1.18 1.19 1.20 1.21 1.22 1.23 1.24 1.25 1.26
Debt Coverage Ratio- All loans 1.06 1.07 1.09 1.10 1.1 1.12 1.13 1.14 1.15 1.16 117 1.18 1.19 1.20 1.21 1.22 1.23 1.24 1.25 1.26
Balloon Loan Payment
AMORTIZING LOANS 1 2 3 4 5 6 7 8 9 10 " 12 13 14 15 16 17 18 19 20
Name of Loan:
LOAN AMT
INTEREST RATE
TERMin YRS
P&l 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358
INTEREST 75,901 74,756 73,552 72,287 70,957 69,560 68,091 66,548 64,925 63,220 61,428 59,545 57,565 55,485 53,298 51,000 48,585 46,047 43,379
PRINCIPAL 22,457 23,602 24,806 26,071 27,401 28,798 30,267 31,810 33,433 35,138 36,930 38,813 40,793 42,873 45,060 47,358 49,773 52,311 54,979
REMAINING PRINCIPAL 1,488,259 1,465,802 1,442,200 1,417,394 1,391,323 1,363,922 1,335,124 1,304,857 1,273,047 1,239,614 1,204,476 1,167,546 1,128,733 1,087,940 1,045,067 1,000,007 952,649 902,876 850,565 795,586
Name of Loan:
LOAN AMT
INTEREST RATE
TERM
P&l 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
INTEREST 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
PRINCIPAL 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
REMAINING PRINCIPAL 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
INTEREST ONLY LOANS 1 2 3 4 5 6 7 8 9 10 " 12 13 14 15 16 17 18 19 20
Name of Loan
LOAN AMT
INTEREST RATE 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
TERM
Name of Loan
LOAN AMT
INTEREST 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

TERM




RESIDUAL RECEIPTS LOANS

Name of Loan

LOAN AMOUNT
INTEREST RATE

TERM

% RESIDUAL RECEIPTS
RR PAYMENT
INTEREST

PRINCIPAL

REMAINING PRINCIPAL

Name of Loan

LOAN AMOUNT
INTEREST

TERM

% RESIDUAL RECEIPTS
RR PAYMENT
INTEREST

PRINCIPAL

REMAINING PRINCIPAL

CASH FLOW LOAN

Name of Loan

LOAN AMT

INTEREST

TERM

% OF CASH FLOW

CF PAYMENT
INTEREST

PRINCIPAL
REMAINING PRINCIPAL

2,056
107,566
0

3,691,059

1

cocoo

ococoo

2,425
107,566
0
3,796,200

cocoo

ococoo

2,792
107,566
0
3,900,974

cocoo

ococoo

3,157
107,566

0
4,005,383

cocoo

ococoo

3,519
107,566
0
4,109,431

cocoo

ococoo

3,877
107,566

0
4,213,120

cocoo

ococoo

4,232
107,566

0
4,316,454

cocoo

ococoo

4,583
107,566

0
4,419,437

cocoo

ococoo

4,929
107,566

0
4,522,074

cocoo

ococoo

5,271
107,566

0
4,624,370

cocoo

ococoo

5,607
107,566

0
4,726,330

cocoo

ococoo

5,937
107,566

0
4,827,959

cocoo

ococoo

6,261
107,566

0
4,929,265

cocoo

ococoo

6,578
107,566
0
5,030,253

cocoo

ococoo

6,888
107,566
0
5,130,932

cocoo

ococoo

7,189
107,566
0
5,231,309

cocoo

ococoo

7,483
107,566
0
5,331,393

cocoo

ococoo

7,767
107,566
0
5,431,193

cocoo

ococoo

8,041
107,566
0
5,530,718

cocoo

ococoo

20

8,305
107,566
0

5,629,980

cocoo

ococoo



PROFORMA CASH FLOW - PROPOSED RENTS

assume a 20-year holding period

California Street Apartments

Residential Commercial
Income Inflator % [ 0%
Expense Inflator % | 3.0%| |
Vacancy Rate % | 5.0%] 20.0%
YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR
1 2 3 4 5 6 7 8 10 " 12 13 14 15 16 17 18 19 20
Revenues
Gross Residential Rent 223,836 228,313 232,879 237,537 242,287 247,133 252,076 257,117 262,260 267,505 272,855 278,312 283,878 289,556 295,347 301,254 307,279 313,424 319,693 326,087
-Utilities Paid by Tenants 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
-Vacancy 11,192 11,416 11,644 11,877 12,114 12,357 12,604 12,856 13,113 13,375 13,643 13,916 14,194 14,478 14,767 15,063 15,364 15,671 15,985 16,304
+ Other Income | [ 1,500 1,530 1,561 1,592 1,624 1,656 1,689 1,723 1,757 1,793 1,828 1,865 1,902 1,940 1,979 2,019 2,059 2,100 2,142 2,185
+ Other Income ] Q Q Q 0 0 0 Q Q Q Q Q Q Q Q Q Q Q Q Q
= Residential income 212,644 216,897 221,235 225,660 230,173 234,776 239,472 244,261 249,147 254,130 259,212 264,396 269,684 275,078 280,580 286,191 291,915 297,753 303,708 309,782
Gross Commercial Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
+ Tenant Contributions [ | 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Commercial Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
ommercial Vacancy Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q
=Commercial Income 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
+Other Income | 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
= Effective Gross income 212,644 216,897 221,235 225,660 230,173 234,776 239,472 244,261 249,147 254,130 259,212 264,396 269,684 275,078 280,580 286,191 291,915 297,753 303,708 309,782
Operating Expenses
Residential 97,204 100,120 103,124 106,217 109,404 112,686 116,067 119,549 123,135 126,829 130,634 134,553 138,590 142,747 147,030 151,441 155,984 160,663 165,483 170,448
Commercial 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Operating Expenses (non-inflating)
n/a 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
n/a 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
= Net Operating Income 115,440 116,777 118,111 119,442 120,769 122,090 123,405 124,713 126,011 127,300 128,578 129,843 131,095 132,331 133,550 134,750 135,931 137,090 138,225 139,335
- Debt Service (p+i) bank loan 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358
- Debt Service (p + i) amort loan 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
- Interest Only Loan Payments 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
- Debt Service cash flow loan 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
- Payment of Deferred Developer Fee
- Other
- Other
- Other
- Other
- Residual Receipts - BerkeleySSP Loan 5,637 6,078 6,519 6,958 7,396 7,832 8,266 8,697 9,126 9,551 9,973 10,390 10,803 11,211 11,613 12,009 12,399 12,781 13,156 13,622
- Residual Receipts - State or Other Loan 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Cash Flow Available for Distribution 11,445 18,419 19,753 21,084 22,411 23,732 25,047 26,355 27,653 28,942 30,220 31,485 32,736 33,972 35,192 36,392 37,573 38,732 39,867 40,977
Debt Coverage Ratio- Payable Loans 117 1.19 1.20 1.21 1.23 1.24 1.25 1.27 1.28 1.29 1.31 1.32 1.33 1.35 1.36 1.37 1.38 1.39 1.41 1.42
Debt Coverage Ratio- All loans 117 1.19 1.20 1.21 1.23 1.24 1.25 1.27 1.28 1.29 1.31 1.32 1.33 1.35 1.36 1.37 1.38 1.39 1.41 1.42
Balloon Loan Payment
AMORTIZING LOANS 1 2 3 4 5 6 7 8 9 10 " 12 13 14 15 16 17 18 19 20
Name of Loan:
LOAN AMT
INTEREST RATE 5.10%
TERMin YRS 30
P&l 98,358 98,358 98,358 98,358 98,358 98,358 98,358 98,358 358 ,358 98,358 ,358 98,358 8,358 98,358 ,358 98,358 ,358 98,358 ,358 |
INTEREST 76,991 75,901 74,756 73,552 72,287 70,957 69,560 68,091 ,548 4,925 63,220 428 59,545 7,565 55,485 ,298 51,000 48,585 46,047 43,379
PRINCIPAL 21,367 22,457 23,602 24,806 26,071 27,401 28,798 30,267 810 ,433 35,138 ,930 38,813 40,793 42,873 45,060 47,358 49,773 52,311 4,979
REMAINING PRINCIPAL 1,488,259 1,465,802 | 1,442,200 | 1,417,394 | 1,391,323 | 1,363,922 | 1,335,124 | 1,304,857 | 1,2 47 | 1,239,614 | 1,204,476 | 1,167,546 | 1,128,733 | 1,087,940 | 1,045,067 | 1,0¢ 07 952,649 902,876 850,565 795,586
Name of Loan:
LOAN AMT
INTEREST RATE
TERM
P&l 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
INTEREST 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
PRINCIPAL 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
REMAINING PRINCIPAL 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
INTEREST ONLY LOANS 1 2 3 4 5 6 7 8 9 10 " 12 13 14 15 16 17 18 19 20
Name of Loan
LOAN AMT
INTEREST RATE 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
TERM
Name of Loan
LOAN AMT
INTEREST 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

TERM




RESIDUAL RECEIPTS LOANS

Name of Loan

LOAN AMOUNT
INTEREST RATE

TERM

% RESIDUAL RECEIPTS
RR PAYMENT
INTEREST

PRINCIPAL

REMAINING PRINCIPAL

Name of Loan

LOAN AMOUNT
INTEREST

TERM

% RESIDUAL RECEIPTS
RR PAYMENT
INTEREST

PRINCIPAL

REMAINING PRINCIPAL

CASH FLOW LOAN

Name of Loan

LOAN AMT

INTEREST

TERM

% OF CASH FLOW

CF PAYMENT
INTEREST

PRINCIPAL
REMAINING PRINCIPAL

5,637
107,566
0

3,687,477

1

cocoo

ococoo

6,078
107,566
0
3,788,966

cocoo

ococoo

6,519
107,566
0
3,890,013

cocoo

ococoo

6,958
107,566
0
3,990,622

cocoo

ococoo

7,396
107,566

0
4,090,793

cocoo

ococoo

7,832
107,566

0
4,190,528

cocoo

ococoo

8,266
107,566

0
4,289,829

cocoo

ococoo

8,697
107,566

0
4,388,698

cocoo

ococoo

9,126
107,566

0
4,487,139

cocoo

ococoo

9,551
107,566

0
4,585,154

cocoo

ococoo

9,973
107,566

0
4,682,748

cocoo

ococoo

10,390
107,566

0
4,779,925

cocoo

ococoo

10,803
107,566

0
4,876,688

cocoo

ococoo

11,211
107,566

0
4,973,044

cocoo

ococoo

11,613
107,566
0
5,068,997

cocoo

ococoo

12,009
107,566
0
5,164,554

cocoo

ococoo

12,399
107,566
0
5,259,721

cocoo

ococoo

12,781
107,566
0
5,354,506

cocoo

ococoo

13,156
107,566
0
5,448,917

cocoo

ococoo

20

13,622
107,566
0

5,542,961

cocoo

ococoo
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