










Concept A Studios  
Unit Type No. Of Units Affordability Proposed 

Rent 

Proposed 

Income 

Util. 

Allowance 

 1 NA Manager 

Unit 

Moderate  

Project Based VASH or S*  

450 square feet 

19 30%-50% $724 $14,650-

$24,400 

Below 50% 

median 

To be 

determined 

for 

extremely 

energy 

efficient 

building as 

per 

California 

Energy 

Commission, 

and tax 

credit 

regulations. 

Ground Floor Level    RDA 

Rent=$573 

targeted to 

below 

50% 

$619-$46 

utility 

allowance 

for 1 

bedroom -  

Parking 2 

Handicapped 

    

Community Space-      

Meeting Room (2) office      

Bike Storage      

Other 

Parking/Cycle/motorcycle 

etc. 

     

This concept is consistent with the State of California Infill Grants Program and The 

California Sustainable Communities Program Grants. 

❖ For a Density Bonus the City is required to add four concessions to 100% affordable 

projects.  This project will contain over 50% of the units as affordable to extremely 

low and very low- income households.  

❖ Four stories of development similar to concept A known as Adams Street-Monterey 

❖ All units will contain bathrooms and kitchens around 450-500 square feet. 

 

 

 

  



 

Ground floor 2ndt floor Third floor Fourth Floor Other Comments 

5000 square feet 4000 square 

feet 

4000 

square feet 

4000 square 

feet 

21,000 square feet 

1,300 square foot 

community meeting 

room 

1 bdrm unit 

(600 square 

feet) 

Manager 

   

Open Plaza/entry area     

Tenant Space - 1,000 

square feet to be 

determined by service 

coordinator 

5 studios @ 

450 square 

feet 

7 studios @ 

500 square 

feet 

7 studios @ 

500 square 

feet 

 

Computer lab-400 

square feet 

    

Tenant and bike 

storage -19 bike 

lockers 

Tenant storage@25 

square feet per unit- 

500 square feet-Other 

mechanical and 

stairwell/elevator 

    

Common area and 

meeting rooms-3800 

square feet 

 

    

Parking- 4 spaces to 

accommodate 

handicapped 

   Total 20 Units 

including managers 

unit 

 



  

Concept B Senior Housing Lots 1,2,3,4,5 
Unit Type Number 

Units 
Affordability Proposed 

Rent 
Proposed 
Income 

Utility 
Allowance/other 

Studio-
PBS8 

29 30% $724 Extremely 
and very-low 
income 
$14,650-
$24,400 

To be based on study 
as per tax credit 
regulations for very 
energy efficient 
buildings 
RDA rent-$371-$46 

Studio-
HOME 

2 80% $724 Low- income 
$39,050 

RDA rent $743-$46 
utility allowance 

1 Bed-PBS8 9 30% $882 Extremely 
and very-low 
income 
$14,650-
$27,900 
(Depending 
on size 
family) 

RDA rents$424-$46 
utility allowance 

1 Bed -
HOME 

4 80% $832 Low income-
80% 

RDA rents-$848- 
$46 utility allowance 

1 Bed -Low 
HOME-
Project 
Base with 
FMR 

1 50% $882 Very- low 
Income 
$24,400 to 
$31,400 
depending on 
family size 

RDA rents-$707-$46 
utility allowance 

2 bed-
PBS8 

4 30% $1,067 Extremely low 
based on 
family size 
$17,420-
$26,500 

RDA rents-$477-$60 
utility allowance 

2 bed-
HOME 

1 80% $1,001 Low Income 
$44,600-
$55,750 

RDA rents-$955-$60 
utility allowance 

2 Bed-Low 
HOME* 
Project 
Based S 8 

1 50% 
 
 
 
 
 

$1,067 Very Low 
Income 
$27,900 to 
$34,850 

RDA rents-$955-$60 
utility allowance 

Total Units Total HOME 
10=2 low 
HOME units 

    



Open 
Space and 
covered 
parking- 

On small 
lots 

Reduction in 
parking due to 
the location and 
transit options 

   

Common 
areas and 
meeting 
space first 
floor 

6,900 
square feet 

    

Presumes 
15 HOME 
units of 
which 3 are 
Low HOME 

Can be 
adjusted to 
all be 
project 
based 
section 8 no 
HOME 

    

Will require concessions in setbacks, height, density, and parking requirements or 

reduction of parking requirements based on populations and nearby transit. 

Lot area of 15,000 square feet. 

Similar to Concept B-Monterey Calle Principal 

Development Incentives to assist to reduce the cost of development of 

housing for very low- and low-income housing: 

Density Bonsu’s beyond that required by the State of California to be defined at 

final design and approval state. 

Maximum Density infill sites 

Dedication of the parcel as affordable housing either through a low-cost ground 

lease long term, or transfer to the developer for free to bring equity to a tax credit 

project. 

Development of High Energy Efficient Housing with solar components 

Waiver of the following requirements 

• Setbacks 

• Facilitate diverse housing options.  

• Reduction of Fees and deferral of all fees 

• Reduction in Parking requirements to accommodate in-fill development when 

located on a major transit line and within 1000 feet of a parking garage. 

• Fast track planning once a final design is approved. 

• Reduction of Parking through parking management programs and offsets 

Co-sponsoring grants for the following: 

CDBG-infrastructure and other improvements, community center  

HOME for production of affordable housing to those at 80% and 50% 



Encourage the Housing Authority to issue requests for Project Based Section 8 

pursuant to the intent of the City and County to collaborate to provide affordable 

low- income housing. 



INPUT ASSUMPTIONS

RENTAL INCOME ASSUMPTIONS RATE ASSUMPTIONS FIRST YEAR OF CASHFLOW: 2026
Monthly Total Total (Note: Enter all rates as decimals)

Unit # of Unit Rent Monthly Annual VACANCY RATE ASSUMPTIONS:
Type Units Size Per Unit Rent Rent Vacancy 2.00% REPLACEMENT RESERVES (per unit) 300
Type 1 - studio  (VASH proj based) 19 450 $724 $13,756 $165,072 Collection Loss 0.00%
Type 2 - Studios (1,2,3,4,5) PBS8 29 450 $724 $20,996 $251,952 GROWTH RATE ASSUMPTIONS:
Type 3 - 2 bdm-PBS* 4 800 $1,067 $4,268 $51,216 Rent (yrs. 1-5) 0.00%
1Bdrm-HOME 4 600 $832 $3,328 $39,936 Rent (yrs. 6-10) 0.00%
1 Bdrm-PBS8 9 600 $882 $7,938 $95,256 Rent (yrs. 11-15) 0.00%
1 brdrm manager unit 1 600 $0 $0 $0 Other Income 0.00%
2 Bdrm HOME 1 800 $1,001 $1,001 $12,012 General Expenses 0.00%
Studio-HOME 2 450 $724 $1,448 $17,376 Real Estate Taxes 0.00%
one bdrm-HOME Low HOME 1 600 $882 $882 $10,584 Payroll Taxes 0.00%
2 bdr-HOME Proj based s8 1 800 $1,067 $1,067 $12,804 Other Tax 1 0.00%
POTENTIAL GROSS RENT 71 $54,684 $656,208 Other Tax 2 0.00%

Replacement Reserves 0.00%

CASH FLOW PROJECTION
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15

2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040
GROSS INCOME
Potential Gross Rent $656,208 $656,208 $656,208 $656,208 $656,208 $656,208 $656,208 $656,208 $656,208 $656,208 $656,208 $656,208 $656,208 $656,208 $656,208
Less: Vacancy ($13,124) ($13,124) ($13,124) ($13,124) ($13,124) ($13,124) ($13,124) ($13,124) ($13,124) ($13,124) ($13,124) ($13,124) ($13,124) ($13,124) ($13,124)
Less: Collection Loss $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Net Rent $643,084 $643,084 $643,084 $643,084 $643,084 $643,084 $643,084 $643,084 $643,084 $643,084 $643,084 $643,084 $643,084 $643,084 $643,084
Other Income $200 $200 $200 $200 $200 $200 $200 $200 $200 $200 $200 $200 $200 $200 $200
Effective Gross Income $643,284 $643,284 $643,284 $643,284 $643,284 $643,284 $643,284 $643,284 $643,284 $643,284 $643,284 $643,284 $643,284 $643,284 $643,284

ANNUAL EXPENSES
Administrative
Management Fee $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000
Other Admin 1 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000
Other Admin 2 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Operating
Utilities $15,000 $15,000 $15,000 $15,000 $15,000 $15,000 $15,000 $15,000 $15,000 $15,000 $15,000 $15,000 $15,000 $15,000 $15,000
Salaries $25,308 $25,308 $25,308 $25,308 $25,308 $25,308 $25,308 $25,308 $25,308 $25,308 $25,308 $25,308 $25,308 $25,308 $25,308
Insurance $27,330 $27,330 $27,330 $27,330 $27,330 $27,330 $27,330 $27,330 $27,330 $27,330 $27,330 $27,330 $27,330 $27,330 $27,330
Other Operating 1 - internet $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000
Other Operating 2 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000
Maintenance
Routine Maintenance $40,000 $40,000 $40,000 $40,000 $40,000 $40,000 $40,000 $40,000 $40,000 $40,000 $40,000 $40,000 $40,000 $40,000 $40,000
Other Maintenance 1 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000
Other Maintenance 2 $15,503 $15,503 $15,503 $15,503 $15,503 $15,503 $15,503 $15,503 $15,503 $15,503 $15,503 $15,503 $15,503 $15,503 $15,503
Taxes
Real Estate $1,222 $1,222 $1,222 $1,222 $1,222 $1,222 $1,222 $1,222 $1,222 $1,222 $1,222 $1,222 $1,222 $1,222 $1,222
Payroll/ FICA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Other Tax 1 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Other Tax 2 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Total Annual Expenses $209,363 $209,363 $209,363 $209,363 $209,363 $209,363 $209,363 $209,363 $209,363 $209,363 $209,363 $209,363 $209,363 $209,363 $209,363

Expenses per Unit $2,949

CASH FLOW BEFORE DEBT SERVICE $433,921 $433,921 $433,921 $433,921 $433,921 $433,921 $433,921 $433,921 $433,921 $433,921 $433,921 $433,921 $433,921 $433,921 $433,921

Replacement Reserves $21,300 $21,300 $21,300 $21,300 $21,300 $21,300 $21,300 $21,300 $21,300 $21,300 $21,300 $21,300 $21,300 $21,300 $21,300

NET OPERATING INCOME $412,621 $412,621 $412,621 $412,621 $412,621 $412,621 $412,621 $412,621 $412,621 $412,621 $412,621 $412,621 $412,621 $412,621 $412,621

DEBT SERVICE
Loan $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000
Source 2 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Source 3 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Source 4 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Source 5 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Total Debt Service $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000 $468,000

CASH FLOW AFTER DEBT SERVICE ($55,379) ($55,379) ($55,379) ($55,379) ($55,379) ($55,379) ($55,379) ($55,379) ($55,379) ($55,379) ($55,379) ($55,379) ($55,379) ($55,379) ($55,379)

DCR 0.88 0.88 0.88 0.88 0.88 0.88 0.88 0.88 0.88 0.88 0.88 0.88 0.88 0.88 0.88

0
Merced-Surplus Lots 1, 2, 3, 4, 5, and 6

Merced

CASH FLOW ANALYSIS

Merced lots -studios over community center - 061112.xls Cash Flow Printed 6/11/2021 at 11:31 AM
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June 11, 2021

Merced-Surplus Lots 1, 2, 3, 4, 5, and 6

71

$23,971,089

Developed By:
HDC
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Budget: Subtotals: Eligible Costs: Per Unit: Notes:

Land Acquisition Costs
Land Acquisition Cost $600,000 X $8,451
Other Land Acquisition Costs $0 X $0
Closing Costs(title, recording, etc.) $0 X $0

Land Acquisition Total $600,000 $0

Building Acquisition Costs
Building Acquisition Costs $0 $0 $0
Other Building Acquisition Costs $0 $0 $0
Closing Costs (title, recording, etc.) $0 $0 $0

Building Acquisition Total $0 $0

Construction/ Rehab Costs
Site Work $1,386,405 $1,386,405 $19,527
Construction/ Rehab Costs $15,000,000 $15,000,000 $211,268
Equipment $200,000 $200,000 $2,817
General Requirements $450,000 $450,000 $6,338
Builder's Overhead $550,000 $550,000 $7,746
Builder's Profit $995,184 $995,184 $14,017
Bonding Fee $100,000 $100,000 $1,408
Builder's Risk Insurance $150,000 $150,000 $2,113
Other - prevailing wage $500,000 $500,000 $7,042
Other - GL insurance $30,000 $30,000 $423
Subtotal $19,361,589
Contingency $650,000 $650,000 $9,155

Construction Total $20,011,589 $0

Development Costs
Real Estate Matters:
Partnership Formation $10,000 $10,000 $141
Subdivision $0 X $0
Condominiumization $0 X $0
Other $30,000 $30,000 $423
Other $30,000 $30,000 $423
Project Design:
Architectural $400,000 $400,000 $5,634
Architectural Supervision $50,000 $50,000 $704
Cost Estimate $0 $0 $0
Engineering $50,000 $50,000 $704
Value Engineering $0 $0 $0
Site Investigation $0 $0 $0
Other $12,000 $12,000 $169
Other $21,500 $21,500 $303
Project Planning:
All Fees $250,000 $250,000 $3,521
Permits $250,000 $250,000 $3,521
Appraisal $20,000 $20,000 $282
Environmental Study $50,000 $50,000 $704
Market Study $50,000 $50,000 $704
Survey $0 $0 $0
Utility Fees $0 $0 $0
Other $150,000 $150,000 $2,113
Other - soft cost contingency $35,000 $35,000 $493
Marketing/Leasing:
Marketing $0 X $0
Operating Reserve $0 X $0
Other $150,000 $150,000 $2,113
Other $115,000 $115,000 $1,620
Other:
Other $160,000 $160,000 $2,254
Other $1,000 $1,000 $14
Other $20,000 $20,000 $282

Development Costs Total $1,854,500 $0

Developer's Fee $1,200,000 $1,200,000 $0 $16,901

Financing Costs
Tax Credits:
Tax Credit Fee $0 $0 $0
Tax Credit Counsel $0 $0 $0
Cost Certification $0 $0 $0
Other $0 $0 $0
Other $0 $0 $0
Tax-Exempt Bond Financing
Bond Counsel $0 $0 $0
Underwriter's Fee $0 $0 $0
Reimburseables $0 $0 $0
Other $0 $0 $0
Other $0 $0 $0
Conventional Loans:
Construction Loan Origination Fees $0 $0 $0
Construction Loan Legal Fees $0 $0 $0
Permanent Loan Origination Fees $80,000 X $1,127
Permanent Loan Legal Fees $0 X $0
Loan Recordation Taxes/Fees $0 $0 $0
Other $50,000 $50,000 $704
Other $50,000 $50,000 $704
Other Loans:
Legal Fees $125,000 $125,000 $1,761
Recordation Tax/Fees $0 $0 $0
Other $0 $0 $0
Other - $0 $0 $0
Construction Period Interest $0 $0 $0

Financing Total $305,000 $4,296

Total Development Cost $23,971,089

Total Eligible Costs $22,091,089

0
Merced-Surplus Lots 1, 2, 3, 4, 5, and 6

Merced

DEVELOPMENT BUDGET

Merced lots -studios over community center - 061112.xls Budget Printed 6/11/2021 at 11:31 AM
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1. Calculate LIHTC Tax Credit Equity

1.a Historic Tax Credits Note:  Ignore this box if historic credit does not apply
Enter "1" if eligble for Historic Tax Credits 0
Building Acquisition Cost (from Budget) $0
Less: Land Cost $0
Less: Other Non-Qualified Costs $0
Plus:  Qualified Rehabilitation Expenditures $0
Plus:  Qualified Soft Costs $0
Historic Eligible Basis $0
20% 20%
Historic Tax Credits $0

1.b Acquisition Tax Credits Note:  Ignore this box if acquisition credit does not apply
Enter "1" if eligible for Acquistion Tax Credits 0
Building Acquisition Cost (from Budget) $0
Less: Land Cost $0
Less:  Non-Qualified Costs (Land, Grants, etc.) $0
Plus:  Qualified Soft Costs related to Building Acquisition $0
Acquisition Eligible Basis $0
Applicable Fraction (% of development for qualified low income use) 0.00%
Total Qualified Basis for Acquisition $0
Tax Credit Percentage (4% credit, or actual as published monthly by Treasury Department) 0.00%
Annual Acquisition Tax Credits $0

1.c New Construction/ Rehabilitation Tax Credits
Enter "1" if eligible for New Construction/ Rehabilitation Tax Credits 1
Total Eligible Costs (from Budget) $22,091,089
Less:  Acquisition Eligible Basis (from Box 1.b) $0
Less:  Historic Tax Credits (from Box 1.a) $0
Less: Other Adjustments to Eligible Basis (Grants, etc.) $0
New Construction/ Rehabilitation Eligible Basis $22,091,089
QCT or DDA?  If so, enter "1.3", otherwise enter "0". 0.0
Adjusted Eligible Basis $22,091,089
Applicable Fraction (% of development for qualified low income use) 100.00%
Total Qualified Basis for New Construction/ Rehabilitation $22,091,089
Tax Credit Percentage (4% or 9% credit, or actual as published monthly by Treasury Department) 9.00%
Annual New Construction/ Rehabilitation Tax Credits $1,988,198

1.d Tax Credit Equity
Annual Acquisition Credits $0
Annual New Construction/ Rehabilitation Credits $1,988,198
Total Calculated Annual Credits $1,988,198
Allocated Annual Credits (if allocation is not yet received, enter calculated amount from line above ) $2,046,735
10 years 10
Total Tax Credits $20,467,350
Percentage of Investor Limited Partner's Interest 99.00%
Investor's Share of Total Tax Credits $20,262,677
Equity Investment ($/ investor's credit) $0.90
Tax Credit Equity from Acquisition & New Construction/ Rehabilitation Credits $18,135,095

Total Historic Credits $0
Percentage of Investor Limited Partner's Interest 0.00%
Investor's Share of Total Tax Credits $0
Equity Investment ($/investor's credit) $0.00
Tax Credit Equity $0

Total Tax Credit Equity $18,135,095

2. Calculate Sources Needed During Construction Period
Total Development Cost $23,971,089
Less: Developer's Fee (enter amount of Dev. Fee to be paid after construction period) $600,000
Less: Other costs not incurred before obtaining all permanent financing $0
Amount to be funded during construction period: $23,371,089

3. List All Sources Available During Construction Period
Grants

Construction Loan $8,953,321

$0

Tax Credit Equity (if any)
% LIHTC Equity Available During Construction 75% $13,601,322

Loans
Seller Financing $600,000
Permanent Loan 2 $0
Permanent Loan 3 $0

Bridge Loan (if needed)
Bridge Loan 1 $866,857 * Note: Bridge Loans will be repaid at
Bridge Loan 2 $0 end of Construction Period -See Box 4

Subtotal All Sources $24,021,500

FINANCING PLAN

0
Merced-Surplus Lots 1, 2, 3, 4, 5, and 6

Merced
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Financing Gap During Construction Period (equals $0 when in balance) ($650,410)
Note:  If amount is positive, more funds are needed.  If negative, project could be over-financed.

4. Calculate All Costs that Occur After Construction Period
Pay Developer's Fee $600,000
Repay Bridge Loan(s) $866,857 *
Other Costs incurred after Construction Period $0
Other Costs incurred after Construction Period $0
Other Costs incurred after Construction Period $0

Subtotal All Costs $1,466,857

5.  List All Permanent Sources (even if already listed in Box 3 above).

Grants
Seller Financing $600,000
City - $735,000
Grant 3 $0

Grants Subtotal $1,335,000

Loans (Note: for deferred loans, enter -1 as the term) Debt Service Test
First Trust Loan
Principal $4,500,000 Desired DCR in 1st Year of Cash Flow 1.20
Rate 4.00% Maximum Total Debt Service $343,851
Term 25 Current Total Debt Service $285,032
Annual Payment $285,032 Diff.(if negative,change debt service this much) $58,819

Second Trust Loan
Principal $0
Rate 0.00%
Term -1
Annual Payment $0

Third Trust Loan
Principal $0
Rate 0.00%
Term -1
Annual Payment $0

Loan Subtotal $4,500,000

Tax Credit Equity
LIHTC Equity Total Tax Credit Equity $18,135,095

Deferred Developer's Fee $600,000

Subtotal All Sources $24,570,095

6. Reconciliation
(Box 5 less (Box 3 less Bridge Loan)) less Box 4    -   will equal zero when in balance ($51,404)
(If positive, go to Box 7 and pay-down a source; if negative, reduce a cost or seek additional financing)

7. If Box 6 Shows a Positive Amount, Adjust to Generate Accurate Sources and Uses Statement
Original Amount Adjustment * Adjusted Permanent Debt Financing:

Deferred Developer's Fee $600,000 $600,000 $0
First Trust Loan $4,500,000 $0 $4,500,000

Second Trust Loan $0 $0 $0
Third Trust Loan $0 $0 $0

$5,100,000 $600,000 $4,500,000
* Enter full amount if a source has been repaid.  Also, enter up to the amount in Box 6 for any source you seek to pay-down.

Merced lots -studios over community center - 061112.xls Financing Plan Printed 6/11/2021 at 11:31 AM



SOURCES: USES:

LIHTC Tax Credit Equity $18,135,095 Land Acquisition $600,000
Seller Financing $600,000 Building Acquisition $0
City - $735,000 Site Work $1,386,405
Grant 3 $0 Construction $18,625,184
First Trust Loan $4,500,000 Development Expenses $1,854,500
Second Trust Loan $0 Developer Fee $1,200,000
Third Trust Loan $0 Financing Fees $305,000
Deferred Developer's Fee $0 Total $23,971,089

$23,970,095

0
Merced-Surplus Lots 1, 2, 3, 4, 5, and 6

Merced

SOURCES AND USES STATEMENT
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