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COUNCIL TRANSMITTAL.:

Transmitted herewith, is a Board Memorandum adopted by the Agency Board on November 8,
2008 City Council review and approval in accordance with the "Community Redevelopment
Agency Oversight Ordinance" entitled:

VARIOUS ACTIONS RELATED TO:

VARIOUS ACTIONS RELATED TO EXECUTION OF A LOAN AGREEMENT WITH NEW
GENESIS APARTMENTS, L.P. IN AN AMOUNT NOT TO EXCEED $2,100,000 FOR
DEVELOPMENT OF THE NEW GENESIS APARTMENTS PROJECT LOCATED AT 452-458
SOUTH MAIN STREET

DOWNTOWN REGION (CD 9)

RECOMMENDATION
That City Council approves recommendations on the attached Board Memorandum,

ENVIRONMENTAL REVIEW

The City of Los Angeles is the lead agency for the Project for purposes of CEQA. On July 25,
2008, the City of Los Angeles, acting through its Planning Department, approved the project
and adopted the MND (ENV-2008-1744-MND). The CRA/LA's responsibility, as a
Responsible Agency under CEQA, is to consider environmental effects of the Project as
shown in the MND prepared by the lead agency prior to acting on the Project.

FISCAL IMPACT STATEMENT
There is no fiscal impact to the City's General Fund, as a resuit of this action.
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OLMCec/ﬁa V. Estolano, Chief Executive Officer
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Lisa Johnson Smith, Office of the CAD
vania Sobalvarro, Office of the CLA
Helmi Hisserich, Office of the Mayor
Noreen Vincent, City Attorney’s Office
Councilmember Jan Perry



THE COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF LOS ANGELES, CALIFORNIA

MEMORANDUM

REVISED

Last paragraph, page 7

New Attachment H

DATE: NOVEMBER 6, 2008 CT1090
TO: CRA/LA BOARD OF COMMISSIONERS

FROM: CECILIA V. ESTOLANO, CHIEF EXECUTIVE OFFICER

RESPONSIBLE

PARTY: DAVID RICCITIELLO, REGIONAL ADMINISTRATOR
LILLIAN BURKENHEIM, PROJECT MANAGER
JOHN LUJAN, SENIOR HOUSING FINANCE OFFICER

SUBJECT: VARIOUS ACTIONS RELATED TO EXECUTION OF A LOAN
AGREEMENT WITH NEW GENESIS APARTMENTS, L. P. IN AN
AMOUNT NOT TO EXCEED $2,100,000 FOR DEVELOPMENT OF THE
NEW GENESIS APARTMENTS PROJECT LOCATED AT 452-458
SOUTH MAIN STREET _
CITY CENTER REDEVELOPMENT PROJECT AREA
DOWNTOWN REGION (CD 9)

LOAN COMMITTEE
REVIEW: APPROVED AUGUST 13, 2008

RECOMMENDATIONS

That the CRA/LA Board of Commissioners:

1. Adopt a Resolution certifying that it has reviewed and considered the environmental
effects of the project as shown in the City of Los Angeles Mitigated Negative Declaration
ENV-2008-1744-MND (MND) pursuant to the California Environmental Quality Act
(CEQA) Guidelines set forth in California Code of Regulations Section 15096(f);

2. Acknowledge and authorize replacement of Church and Temple Housing Partnership |
as the limited partner entity by the New Genesis Apartments, L.. P. for the New Genesis
Apartments;

3. Approve and adopt by resolution the Replacement Housing Plan;

4. Approve and adopt the Relocation Plan for the relocation of thirty (30} households and

one (1) nonprofit business from the Genesis Hotel; and
That the CRA/LA Board of Commissioners, subject to City Council review and approval:
5. Amend the FY09 Budget and Work Program fo transfer funds in the amount of

$2,100,000 from the Central Industrial Redevelopment Project Area to the City Center
Redevelopment Project Area within budgeted line item "Affordable Housing”;
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6. Adopt a Finding of Benefit Resolution (Attachment “G") which finds that the use of
$2,100,000 of Bunker Hill Replacement Housing Trust Funds for the creation of 104
units of affordable housing at the New Genesis Apartments project is of benefit to the
Bunker Hill Redevelopment Project Area, and request City Council io adopt the
resolution;

7. Authorize the cancellation of the existing loan agreement, loan amendmenis and
promissory note with Church and Temple Housing Partnership i, reconveyance of ihe
deed of frust, release of housing covenants concurrent with recording of new housing
covenanis on the New Genesis Apartments, and forgiveness of loan principal and
accrued interest in the approximate amount of $819,335, all with respect to the CRA/LA
loan for the Genesis Hotel located at 452 5. Main St. {(Loan #875441);

8. Authorize the Chief Executive Officer or designee to execute a new Loan Agreement
with New Genesis Apartments, L. P. for the New Genesis Apartments project in an
amount not to exceed $2,100,000, not sooner than thirty (30) days after the approval of
the Replacement Housing Plan, and subject to a) cancellation of the existing loan
agreement, loan amendments and promissory note; b) release of the covenant
agreement with the concurrent recording of new covenants, c) forgiveness of loan
principal and accrued interest; and d) reconveyance of the deed of trust, all with respect
to the CRAJLA loan for the Genesis Hotel, and fo take such other actions as may be
necessary to carry out the Agreement; and

9. Adopt a Subordination Resolution making the finding that an economically feasible
alternative of financing on substantially comparable terms but without subordination of
the CRA/LA covenants and use restrictions is not reasonably available, and authorize
the subordination of the CRA/LA’s Deed of Trust, covenants and use restrictions to the
construction and permanent loans provided for the project. The agreement to pay down
the CRAJLA loan using TFAR proceeds will not be subordinated to the rights of the
senior lenders.,

SUMMARY

The recommended actions will allow for the demolition of the Genesis Hotel and the creation of
a new mixed-use affordable housing development through the a) acknowledgment and
authorizatior to replace Church and Temple Housing Partnership | (*Church and Temple") with
New Genesis Apartments, L. P. ("Developer”) as the new limited partnership entity for the New
Genesis Apartments; b) cancellation of the existing loan on the Site; ¢) execution of a Loan
Agreement in the amount of $2,100,000 (the “L.oan Agreement”) with the Developer for the site
located at 452-458 S. Main St. (the “Site”) (Site Map, Attachment “A”); d)} execution of a
Subordination Agreement; e) approval and adoption of a Replacement Housing Plan and
Relocation Plan; and f) adoption of an Environmental Resolution (Attachment “F").

The Developer, a California limited partnership with Skid Row Housing Trust (“SRHT”) as the
managing general partner, acquired the parking lot adjacent to the Genesis Hotel (the “Parking
Lot} in December 2007 with the intention of structuring the land so that both the Genesis Hotel
and the parking lot were part of the same parinership upon close of escrow, As such, a new
limited partnership, New Genesis Apartments, L. P., was formed. The limited pariner remains
SRHT LLC (a subsidiary of SRHT formed exclusively to replace the tax credit investors when
the investors withdrew once the project went beyond the 15 year compliance period) and the
general partner remains SRHT.
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As new parties have entered the limited partnership and former parties have exited, approval of
New Genesis Apartments, L. P. as the new limited partnership is required. The assumption by
a new entity does not alter CRA/LA's secured interest in the property and the assumption
relates to the change in a limited partnership interest that does not affect the day-to-day
operation of the project.

The Developer proposes to demolish the Genesis Hotel and construct a 5-story structure
containing 98 affordable efficiency units and 6 one-bedroom units, 2 manager units and ground
floor retail {the “Project”). The estimated development cost is $33,735,133, or approximately
$318,256 per unit, to be initially funded by limited partner equity through the syndication of 9%
tax credits, and funding from the Los Angeles Housing Department ("LAHD”), the Multifamily
Supportive Housing Program (“MHP") and CRA/LA funds in the amount of $2,100,000. The
Developer has applied for and received LAHD funding, applied for 9% Tax Credits in July and
applied for MHP funding in August 2008. A Project proforma is attached as Attachment “B”.

Since development of the New Genesis Apariments will result in the demolition of the Genesis
Hotel and the removal of 30 very low income units, the adoption of a Replacement Housing
Plan (the "RHP") is required. The RHP Resolution and RHP, prepared by CRA/LA staff
pursuant to Health and Safety Code section 33413.5 and the City Center and Central Industrial
Residential Hotel Guidelines, and attached as Attachment "C’, shows that the lost units will be
replaced by the development of the New Genesis Apartments. The draft RHP was posted on
the CRA/LA’s website and was distributed to the City Center Project Area Committee, the Legal
Aid Foundation of Los Angeles, a member of the Downtown Business Improvement District and
Neighborhood Counci, and Los Angeles Community Action Network thirty (30) days prior to
CRA/LA approval and adoption of the RHP. No comments were received. Pursuant to the
CRA/LA Housing Policy for Replacement Housing, the Loan Agreement will not be executed
sooner than thirty (30) days after adoption of the RHP.

Since tenants were to be moved from the Genesis Hotel, a Relocation Plan has been prepared
by Overland, Pacific and Cutler, Inc. (Attachment “D”) and has been reviewed and approved by
CRA/LA staff. At the time of preparation, there were 15 occupied tenant households and 1
business. Since that time, all 15 households have been relocated to similar Shelter Pius Care
subsidy housing. The business has not yet relocated but the Developer is seeking comparable,
affordable office space for that tenant. The Relocation Plan was distributed to the same
organizations and entities that received the draft RHP. Per CRA/LA policy, the Developer has
provided the Relocation Plan to the existing tenants and to the public for the mandatory 30-day
review period.

All of the Genesis Hotel replacement housing obligations {in terms of units and affordability
level) under the Residential Hotel Development Guidelines and Wiggins Settlement Agreement
will be achieved onsite by the New Genesis Project.

State law permits a redevelopment agency to subordinate its income and use restrictions to a
lender's financing where an economically feasible alternative method of financing the project on
substantially comparable terms and conditions is not available without subordination, and where
the lender agrees to provide specific notice and cure provisions. Subordination of the CRA/LA
housing covenants and use restrictions is required by LAHD, MHP and conventional lenders as
a condition of funding their loan. Prior to agreeing fo such subordination, the CRA/LA will
require that the Subordination Agreement contains notice and cure provisions which reasonably
protect the CRA/LA’s covenant in the event of the Developer’s default under any of the senior
loans (Subordination Resolution, Attachment “E”). The CRA/LA loan, housing covenants and
use restrictions will be subordinated to those of the acquisition, construction and permanent



NEW GENESIS APARTMENTS 4

lenders where required. The agreement to pay down the CRA/LA loan using TFAR proceeds
will not be subordinated to the rights of the senior lenders.

RE

Initial action

SOURCE OF FUNDS

Bunker Hill Replacement Housing Trust Fund

PROGRAM AND BUDGET IMPACT

The recommended action amends the FY09 Budget and work program for the City Center and
Central Industrial Redevelopment Projects. The FY09 Budget and Work Program will be
amended to transfer funds in the amount of $2,100,000 from the Ceniral Industrial
Redevelopment Project Area to the City Center Redevelopment Project Area within budgeted
line item "Affordable Housing.”

ENVIRONMENTAL REVIEW

The City of Los Angeles is the lead agency for the Project for purposes of CEQA. On July 25,
2008, the City of Los Angeles, acting through its Planning Department, approved the project
and adopted the MND (ENV-2008-1744-MND). The CRA/LA’s responsibility, as a Responsible
Agency under CEQA, is to consider environmental effects of the Project as shown in the MND
prepared by the lead agency prior to acting on the Project. :

BACKGROUND

Skid Row Housing Trust is a California nonprofit public benefit corporation formed in 1989 and
is dedicated to charitable and educational purposes, including service-enriched affordable
housing for the City’s homeless and special needs population. Since its incorporation, SRHT
has acquired, renovated or built 20 projects and operates over 1,200 units of permanent,
affordable, service-enriched housing. SRHT’s most recent projects contain 155 efficiency units
and 60 single room occupancy units. SRHT currently has three projects in construction with a
total of 282 efficiency units..

Church and Temple was formed in 1988, with Skid Row Housing Trust as the nonprofit
managing general partner, for the purpose of developing and operating the Pennsylvania Hotel,
a 30 unit single room occupancy hotel for very low income residents in the skid row area. The
Pennsylvania Hotel (iater renamed Genesis Hotel) was acquired by Church and Temple in 1988
and a rehabilitation loan was provided by the CRA/LA as follows: $598,000 total funding to
date, including a grant of $175,000. The original Loan Agreement was execufed June 1988
and, subject to First and Second Amendments to Loan Agreement, provided for a loan in the
amount of $468,000.

The Genesis Hotel requires a major systems overhaul. Due to the substandard condition of the
building, the Developer feels the costs for upgrades would exceed the cost and utility of
demolishing and replacing the structure. The Developer intends to develop two contiguous
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sites, one of which is improved with the Genesis Hotel consisting of 30 SRO units and ground
floor commercial space. The second site is a 9,800 square foot unimproved parking lot recently
acquired by the Developer. Both sites are owned by New Genesis Apartments, L. P. The
Project’s unit mix will include studios and 1-bedroom units targeted to Extremely Low income
tenants at 30% of Area Median Income (*AMI”), Very Low income tenants at 50% AMI, and Low
income tenants at 60% AMI, as defined by the Housing and Community Development
Department of the State of California, and 2 unrestricted 1-bedroom units for the resident
managers. The residential units will be situated above two retfail spaces, supportive service
offices for use by case managers, physicians and psychological support staff, and subterranean
parking with approximately 29 parking spaces. Although the Project will not result in reduction
in units, the CRA/LA will not sign off on any demolition permits until construction plans have
been submitted and approved.

The following chart indicates the proposed AMI ranges per the Tax Credit Allocation
Committee:

Unit Type | TCAC 30% | TCAC 35% | TCAC 50% | TCAC 60% | Other | TOTAL
Studio 62 16 2 18 98
1-Bdrm 1 0 5 2 8
TOTAL 63 16 2 23 2 106

The table below illustrates the proposed affordability mix of the tenanis, excluding the
Manager's Unit:

Income Category # of Units | % of Total
Extremely Low (<30% AMI) 63 59%
Very Low (31%-50% AMI 18 17%
Low (51%-60% AMD) 23 22%
Unrestricted Manager Unit 2 2%
TOTAL 106 100%

The table below shows the affordabiiity mix of the restricted units based on HCD rent levels:

- 10

SRR Eh A R e s ARtk R B L R MR AN A A A L s
INCOME CATEGORY # OF UNITS | % OF TOTAL FUNDS % OF TOTAL
Very Low Income 79 76% $1,596,000 76%
Moderate Income 25 24% 3504,000 24%
TOTAL 104 100% $2,100,000 100%

The Developer has applied for Permanent Supportive Housing Program operating subsidies
that are tied to capital financing which include a 10-year commitment of Project Based
Vouchers, A commitment for 79 vouchers for a 10-year term has been received. Tenants will
be provided case management and linkages to services in order to fill a critical need for a
population that is highly vulnerable to homelessness by virtue of their existing dependency
requirements. As provided for in its other developments, the Developer will provide on-site
case managers, and will include visits by doctors and psychiatrists.

The existing Genesis Hotel and the New Genesis Project site are located within the City Center
Redevelopment Project Area, and thus are subject to the Development Guidelines and Controls
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for Residential Hotels in the City Center and Central Industrial Redevelopment Project Areas
(the "Development Guidelines”). In addition, the CRA/LA is obligated to implement the
provisions of the Settlement Agreement to Wiggins, et al v. Community Redevelopment Agency
of the City of Los Angeles, City of Los Angeles, et al (the "Wiggins Settlement Agreement”) that
are relevant to the existing Genesis Hotel property and the proposed Project.

The following table indicates the Genesis Hotel replacement housing obligation under the
Development Guidelines, along with the New Genesis Project unit production in terms of
replacement and surplus units.

Genesis Hotel Replacement Obligation
2006 2008 | Comparable |

Unit #of | Rent | Adjusted TCAC |
Type | Units | Level Rent Level

0 BR 1 $276 $296 30% AMI
0BR 20 $436 $467 35% AMI
0BR 7 $438 $469 35% AMI
0 BR 1 $496 $531 40% AMI

0 BR Surplus
0 BR Surplus
0 BR Surplus
0 BR Surplus
1 BR Surplus
1 BR Surplus

0 BR 29 Income-Restricted Units
1 BR 0 Income-Restricted Uniis
Manager Unit

30 Total Units

—

As the New Genesis Project will have Section 8 Project-Based Vouchers, the actual rent paid
by New Genesis tenanis will be determined by these vouchers, not the proposed net rents, as
long as the New Genesis remains in the Section 8 program.

At the time a Relocation Plan was prepared, fifteen (15) residential tenants resided at the
Genesis Hotel. Two (2) of the tenants were at Very Low Income and thirteen (13) were at
Extremely Low Income. The existing Covenant Agreement requires Very Low Income tenants
and ali of the tenants were at this income level or below.

Relocation of the 15 residential fenants has been conducted by the Developer in accordance
with State guidelines, with the consideration that the Project will receive State funding. Current
residential tenants at the Genesis Hotel have been relocated to other Developer-owned
complexes and each will be given the opportunity to relocate to the new units upon completion
of the Project.

An appraisal of the Parking Lot dated October 11, 2007 was prepared by Pacific Realty
Associates, Inc. pursuant to Uniform Standards of Professional Appraisal Practice. The
appraisal was reviewed by Hampstead Appraisal Company in October 2007 on behalf of the
CRA/LA. Both the appraiser and the Hampstead review appraiser concur that the Fair Market
Value of the Parking Lot is $2,100,000. The Developer acquired the Site for $2,050,000.

The CRA/LA recorded an Agreement Containing Covenants in 1988 as part of the original loan
agreement deed restricting the property for not less than thirty (30) years (restrictions expire
August 11, 2018). The Covenant Agreement restricts thirty (30) SRO units to 100% very low
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income tenants (household income not to exceed 50% of median income for the Los Angeles
Metropolitan area as determined by the California Depariment of Housing and Community
Development). Under the terms of the proposed Loan Agreement, the existing affordability
covenants on the Site will be released and new covenants will be recorded for a period of 55
years commencing with receipt of a Certificate of Occupancy.

The original loan for the Genesis Hotel was structured so that if payment of accrued interest
through residual receipts in any given year was not available, then the accrued interest would
be added to the outstanding principal balance. No interest payments have been made,
resulfing in a loan principal amount of $803,291.51 and accrued interest in the amount of
$16,043.82 through August 2008. These amounts will be forgiven. The CRA/LA’s new loan of
$2,100,000, which translates to $19,811 per unit of CRA/LA investment in the Project, will be
used to reimburse the Developer for its acquisition financing costs and to pay for eligible
predevelopment expenses with the remaining $50,000.

Because the majority of funding sources have not been secured, the CRA/LA ioan will be due
and payable two (2) years from the date of the Note if the construction and permanent financing
have not been secured by that time in order to minimize the risk to the CRA/LA. However,
given the Developer’s track record for previous projects, staff believes that the Developer will be
successful in securing financing from the various proposed sources. The purpose of the new
CRA/LA Loan is to make possible the development of rental housing that will remain affordable
to low and very low income households for at least 55 years. It is not an investment for the
purpose of realizing financial gain. Given the financial structure of affordable rental housing,
including long-term restrictions on the maximum amount of rent that may be charged, it is nhot
anticipated that CRA/LA will recapture its investment and/or accrued interest.

SRHT received an allocation of up to $2.5 million in the Community Benefits Program from the
Park Fifth Transfer of Floor Area Rights. It was anticipated that these funds would provide the
gap funds for this project. However, Park Fifth does not make their Community Benefits
payments untii the building permit is ready for approval or two years from the final approval of
the fransfer (May 28, 2008). SRHT needs funding now to proceed. Thus, the new CRA/LA
loan will be structured as follows: the loan will be considered a ‘short term’ loan and will be due
and payable at 0% interest in one lump sum no later than two (2) years from the date of the
Note. If and when the Park Fifth funds are received, the Developer will be required to pay the
CRA/LA loan in full. Should Park Fifth funds not become available, the CRA/LA loan will be
converted to permanent financing at 3% interest for a 55 year term, payable through residual
receipts on a pro rata basis with other Project lenders. Any TFAR proceeds from Park Fifth will
be used to pay down the CRA/LA loan prior to or after conversion of the CRA/LA loan to
permanent tinancing. The agreement to pay down the CRA/LA loan using TFAR proceeds will
not be subordinated to the rights of the senior lenders.

The Project will be required to adhere to all applicable CRA/LA policies and guidelines,
including Prevailing Wage and Living Wage requirements, Community Outreach, Equail
Opportunity and Affirmative Action, Local Hiring, insurance and design guideline standards for
the Project. In addition, the Project will adhere to the Construction Careers Program
requirements (Attachment H) unless prohibited by law, in which case the Wiggins Settlement
Agreement would apply.
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The Project is consistent with and furthers the goals of the City Center Redevelopment Plan.
Councilmember Jan Perry supporis the Project.

Cecilia V. Estolano
Chief Executive Officer

Bﬁ W
Glenh F. Wasserman
Chief Operating Officer

There is no conflict of interest known to me which exists with regard to any CRA/LA officer or
employee concerning this action.

Attachments:

Attachment A — Site Map

Attachment B — Proforma

Attachment C - Replacement Housing Resolution
Attachment D ~ Relocation Plan

Attachment E - Subordination Resolution
Attachment F — Environmental Resolution
Attachment G — Finding of Benefit Resolution
Attachment H — Construction Careers Program
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TABLE 1

SCOPE OF DEVELOPMENT
9% TAX CREDIT FINANCING
New Genesis Apartments
LOS ANGELES, CALIFORNIA

ATTACHMENT B

. Site Size (8)
Acres

H. Unit Mix
Studio Units
One-bedroom Units
Two-hedroom units
Three-bedroom Units
Four-bedroom Units

Totals / Averages
Bensity (Units / Acre)

HI. Gross Building Area (S
A. Residential Component
Gross Livable Area
Office
Community Room
Circulation

Residential GBA

B. Commercial Component
Gross Leasable Area
Circuiation
Commercial GBA

C. Total Gross Building Area

FAR (GBA Sf/ Land Area 5f)

V. Parking Component
A. Parking Type
Surface Spaces
Above-Grade Garage Spaces
Subterranean Garage Spaces

Total Parking Spaces

B. Residential Parking Spaces
Tenant Spaces

Guest Spaces

Total Residential Parking Spaces

Per Unit

C. Commercial Parking Spaces
Per 1,000 Sf GLA

V. Project Amenities

16835
0.39

Number
of Units
98
8

106/1

42367
1288
1114
4800

48580
2382

400
2782

52362
2.68

Ky

31

0.21698113

Unit Sizes
51

350

580

Gross '
Livable Area
(51
305
515



TABLE 2

ESTIMATED DEVELOPMENT COSTS
9% TAX CREDIT FINANCING

NEW GENESIS APARMTENTS

L.OS ANGELES, CALIFORNIA

;18

Land Assemblage Costs

L.and Acquisition 21700 Sf Land Area _.$2,050,000
Relocation __$108,000
Demolition $100,000
Total Land Assemblage Costs $2,250,000
. Direct Costs
Qff-site Improvements $30,000
On-site Improvements 16855 Sf Land Area $ st $
Parking Costs
Surface Spaces Spaces /Space
Above-Grade Spaces Spaces 5 /Space 5
Subterranean Spaces 29 Spaces $51,724.14 /Space $1,500,000
Building Shelt Costs
Residential Component 42,367 8f GBA $382 /sf $16,185,883
Community Space 7213 ST GBA 5376 /Sf $2,714,313
Commercial Component 2382 S5f GBA $332 /uf __$789,804
Furniture, Fixiures & Equipment 106 Units $4,000 /Unit . $424,600
Tenant Improvements SfGLA $ /sf 3
Total Direct Costs 21,644,000
Indirect Costs
Architecture, Engineering & Consulting Direct Costs $1,182,500
Public Permits & Fees 106 Units $4,500 /Unit $477,000
Taxes, Legal & Accounting 2% Direct Costs $247,500
Insurance 106 Units $1,418 /Unit $150,000
Marketing, Leasing & Promaotion
Residential Component 106 Units $311 /Unit $33,000
Commercial Component 2382 Sf GLA $2.10 /sf $5,000
Developrment Management (Includes Developer Feg) 7% Eligible Basis 52,081,633
Contingency 25% Indirect / Financing Costs 32,474,000
Total Indirect Costs $6,650,633
. Financing Costs
Interest During Construction 16 Month Development Pericd
Land Acquisition Costs % AOB 7.42% interest  _ $220,500
Predeveiopment Costs 3.00% Interest _...$100,000
Construction Costs % AQOB 8.25% Interest 1,746,600
Financing Fees
Construction Loan $24,382,100 Loan 0.75 Points $183,600
Permanent Loan $2,300,000 Loan 1 Points $14,000
Capitalized Reserves 106 Unils $7.,006.09 /Unit 805,700
Tax Credit Costs 106 Units $1,133.02 Mnit $120,100
Total Financing Costs $33,735,133
. [ Total Development Costs ST GBA /Sf GBA $33,735,133
Total Construction Costs SEGBA 1S5f GBA 21,644,000
Total Eligible Tax Credit Basis 527,837,051




TABLE 3

ESTIMATED RESIDENTIAL NET OPERATING INCOME

9% TAX CREDIT FINANCING
PROJECT NAME
LOS ANGELES, CALIFORNIA

Ingome

Managsr's Unit 2 Units $0 /Month $0

Very-Low Income Units

Studio Units @ _30__% County Median 62 Units $24,676 Month $206,112

Studio Units @ _35__% County Median 16 Units §7 424 Moenth $80,088

One-bedroom Units @ _30__ % County Median 1 Units 426 fMonth 5112

Two-bedroom Units @ % County Median Units 5 /Month 3

Three-bedroom Units @ % County Median Units 3 Menth 3

Four-bedroom Units @ ____ % County Median Units % Month 3

Low Income Units

Studio Units @ 49.9% County Median 2 Units $1.324 /Month $15,888

One-bedreom Units @ ___ % County Median Units % /Month $

Two-bedroom Units @ % County Median Units ] Month %

Three-bedroom Units @ % County Median Linits 3 /Month 3

Four-bedroom Units @ ___ % County Median Uinits 5 Month 3

Moderate Income lnits

Studio Units @ _80__% County Median 18 Units $11,934 /Month $143,208

One-bedroom Units @ _60__% County Median 5 Units 3550 Month 42600

Two-bedroom Units @ % County Median Units ] /Nonth 3

Three-bedroom Units @ % County Median Units 3 /Month 3

Four-bedroom Units @ __ % County Median Units % Month %

Market Rate Units

Studio Units @ $ / 8ff Month Units $ Month L

One-hedroom Units @ $ / 8§/ Month Units 5 /Month $

Two-bedroom Units @ $ { 8f / Monih Units 3 Month $

Three-bedrcom Units @ $ / Sf/ Month Units Month 5

Four-bedroom Units @ $ ! Sf 1 Month Units $ Month 3

Subsidy Premium 79 Units §41.305 Month $495,658

Miscellangous income Laendry Units $221 Month $2,650

Parking income Spaces $ /Month $

Gross Income $1,080,179

{Less) Vacancy & Collection (585,914)

Effective Gross Income $994,265

Operating Expenses

Generat Operating Expenses 1G6 Units $3,863 /Unit'Year 8455800

Soclal Services Costs 79 Unils $800 /Unit/Year $63,200

Property Taxes 106 Units $43.48 /Unit'Year $5,000

Operating Reserves 0% EGI 30

Replacement Reserves 106 Units $600 /Unit/Year $63,600

Total Operating Expenses $587,600
HI. |Residential Net Operating Income $406,885 |




TABLE &

ESTIMATED FINANCIAL SURPLUS / (GAP) CALCULATION
9% TAX CREDIT FINANCING

PROJECT NAME

LOS ANGELES, CALIFORNIA

I. Available Funding Sources
A. Net Operating Income
Residential (TABLE 3)
Commaercial (TABLE 4}

Total Net Operating Income

B. Conventional Financing

Total Net Operating income $406,665

Debt Service Coverage Ratio 1.15
Availabie for Debt Service ) $406,665

interest Rale 6.75% Interest
{.oan Amortization Term 10 Years

Total Supportable Debt

C. Other Funding Sources
Low income Housing Tax Credits (Complete TABLE 5A)
Multifamily Supportive Housing Program
Other (Los Angeles Housing Depariment)
Private Equity--Deferred Fee

Total QOther Funding Sources
Total Available Funding Sources
fi. Financial Surplus f {Gap) Calculation

Total Available Funding Sources
(t.ess) Estimated Development Costs (TABLE 2)

$406,665
3
$406,865
$2,309,000
515,148,581
$7,710,800
$5,587,486
$881,633
$31,637,500
$31,637,500
$31,637,500
$33,735,133

[Financial Surplus / {Gap)

($2,097,633)1




TABLE 5A

LOW INCOME HOUSING TAX CREDITS UNDERWRITING ASSUMPTIONS

9% TAX CREDIT FINANCING
PROJECT NAME
LOS ANGELES, CALIFORNIA

Tax Credit Basis
Gross Eligible Basis
Discount to Maximize Points / Tie Breaker

Actual Tax Credit Basis

. Tax Credit Adjustments

Difficult to Develop Premium Census Tract
Annual Tax Credit Percentage

Tax Credit Period

% of Costs Eligible for Tax Credits

Net Tax Credit Funds
Gross Tax Credits
Syndication Proceeds Per Tax Credit §

Yes = 130% / No = 100%

_S27.837.051_
2%
$18,881,186
130%
7.84%
10 Years
80%
$18,858,830
50.80

[Net Tax Credit Value

" $15,148,581 ]




TABLE 6

RESIDENTIAL CASH FLOW ANALYSIS
9% TAX CREDIT FINANCING
PROJECT NAME

LOS ANGELES, CALIFORNIA

i Gross |[ncome
Manager's Unit
Very-Low Income Units
Low Income Units
Moderate Incoma Units
Market Rate Units
Miscallanecus Income (Subsidy Premium + Laundry)
Parking Income

Gross Income
{Less} Vacancy & Collection

Effective Gross Income

it Operafing Expenses
General Operating Expenses
Social Services Costs
Property Taxes
Operating Reserves
Replacement Reserves

Total Operating Expenses

Hl.  Net Operating Income

Year 1

$390,312
§16,888
$185,808

$498,308

{$95,954)
$994,402
$455,800
$63,200
$5,000
$0
$63,600
$567.600

$406,802

Year 2

$400,069.80
$16,285.20
$190,453.20

$510,765.70

{598,311.85)
$1,019,262
$471,753.00
$65,412.00
$5,100.000
§0.00
$63,500.00
$605,865

$413,397

Year3

$410,071.55
$15,692.33
$195,214.53

$523,534.84

(3100,769.65)
$1,044,744
$488,264.36
$67,701.42
$5,202.000
50.06
$63,600.00
$624,768

$419,976

Year 4

§420,323.33
$17,109.64
$200,094.89

$536,623.21

1$103,288.89)
$1,070,862
$505,353.61
$70,070.97
$5,306.040
0.00
$63,500.00
$644,331

$426,532

Year 8

$430,831.42
$17,537.38
$206,087.27

$550,038.79

($105,871.11)
$1,007,634
$523,040.98
$72,523.45
$5,412.161
$0.00
$63,600.00
$664,577

$433,057

Year g

$441,602.20
$47,975.81
$210,224.70

$563,789.76

($108.517.89)
$1,125,075
$541,347.42
$75,081.77
$5,520.404
$0.00
$53,600.00
$685,530

$4309,545

Year 7

$452,642.26
$18,425.21
$215,480.31

$577,884.51

(8111,230.83)
$1,153,201
$560,204.58
$77,608.94
$5,630.842
$0.00
$63,600.00
$707,214

$445,987

Year 8

$463,958.31
$16,885.84
$220,867.32

$592,331.62

($114,011.61)

$1,182,031 -
$579,604.89
$80,408.05
$5.743.428
$0.00
$53,600.00
$725,656

$452,375



TABLE 6

RESIDENTIAL CASH FLOW ANALYSIS
9% TAX CREDIT FINANCING
PROJECT NAME

LOS ANGELES, CALIFORNIA

L Gross Income
Manager's Unit
Very-Low income Units
Low Income Uniis
Moderate Income Units
Market Rate Units
Miscellaneous Income (Subsidy Premium + Laundry)
Parking income

Gross Income
{Less) Vacancy & Coflection

Effective Gross Income

i, Operating Expanses
General Operating Expenses
Social Services Costs
Property Taxes
Operating Reserves
Replacement Reserves

Total Operating Expenses

.  Net Operating Income

Year 9

$475,557.27
$18,357.99
$226,380.01

$607,139.91

($116,861.90)
$1,211,582
$500,201.56
$83,222.33
$5,858.297
$0.00
$63,600.00
$752,882

$458,700

Year 10

$487,446.20
519,841.93
$232,048.73

$622,318.41

(8119,783.44)
$1,241,872
$621,208.61
$88,135.11
$5,075.463
$0.00
$63,600.00
$776,919

$464,053

Year 114

$499,632.36
$20,337.98
$237,846.95

$637,876.37

($122,778.03)
$1,272,919
$642,950.92
$80,149.84
$6,004.672
$0.00
$63,600.00
£601,796

$471.123

Year 12

$512,123.17
$20,846.43
$243,796.20

$663,823.28

{3125,847.48)
$1,304,742
$665,454.20
$92,270.09
$6,216.872
$0.00
$63,800.00
$827,541

$477.200

Year 13

$524,926.25
$21,367.59
$246,841.10

$670,168.86

($128,993.67)
$1,337,360
$688,745.00
$95,489.54
$6,341.209
30.00
$63,600.00
$854,186

$483,174

Year 14

$538,049.40
$21,801.78
$256,138.38

5686,923.08

(3132,218.51)
$1,370,794
$712,851.17
$98,842.02
$6,468.033
$0.00
$683,500.00
$881,761

$489,033

Year 15

$551,500.64
$22,448.33
$262,541.84

$704,006.16

{$135,523.97)
$1,405,064
$737,800.98
$102,301.49
$6,507.394
$0.60
$63,600.00
$910,300

$494,764

Year 16

$566,288.15
$23,010.56
$2659,105.39

$721,698.56

($138,912.07)
$1,440,191
$763,624.00
$105,882.05
$5,729.342
$0.00
$63,600.00
$939,835

$500,356



TABLE 6

RESIDENTIAL CASH FLOW ANALYSIS
9% TAX CREDIT FINANCING
PROJECT NAME

L0OS ANGELES, CALIFORNIA

I, Gross Income
Manager's Unit
Very-l_ow Income Units
Low Income Units
Moderate Income Unils
Market Rate Units
Miscellaneous income (Subsidy Premium + Laundry)
Parking Income

Gross Income
(L.ess) Vacancy & Collection

Effective Gross Income

i Ouperating Expenses
General Cperaling Expenses

Social Services Costs
Properly Taxes
Operating Reserves
Replagemen! Reserves

Totat Operating Expenses

itl.  Net Operating Income

Year 17

$579,420.36
$23,585.83
$275,833.02

$738,741.03

{8142,384.87)
1,476,105
$790,350.84
$109,587.92
$6,863.929
$0.00
$63,600.00
$970,403

$505,793

Year 18

$563,905.87
$24,175.47
$282,728.85

3758,234.55

($145,244.49)
$1,513,100
$818,013.12
$113,423.48
$7,001.207
$0.00
$63.800.00
$1,002,038

$511,062

Year 19

$608,753.51
$24,779.86
$289,787.07

$777,180.42

{$149,593.11)
$4,550,928
$846,643.58
$117,383.32
$7.141.231
$0.00
$83,600.00
51,034,778

$516,150

Year 20

$623,972.35
$25,398.35
$297,041.98

$796,620.18

($153,332.93)
$1,589,701
$878,276.10
$121,502.08
$7,284.056
50.00
$63,600.00
$1,068,662

$521,039

Year 21

$539,571.66
$26,034.34
$304,468.04

$816,535.68

($157,166.26)
$1,620,443
$906,945.76
$125,754 66
§7,429.757
$6.0C
$63,600.00
$1,103,730

$525,713

Year 22

$655,560.95
$26,685.20
$312,079.74

$836,840.07

{$161,085.41)
$1,670,180
§938,688.87
$130,156.07
§7,578.352
$0.00
$63,600.00
$1,140,023

$530,156

Year 23

$571,940.98
$27,352.33
$319,884.74

$857,872.80

{5165,122.80)
$1,711,834
$971,542.08
$134,711.53
%7,729.898
$0.00
$63,600.60
1,177,584

$534,350

Year 24

$688,748.72
$28,036.13
$327,878.78

$879,319.62

($169,250.87)
84,754,732
$1,005,546.98
$139,426.44
$7,884.495
$0.00
$63,600.00
$1,216,458

$538,274



TABLE §

RESIDENTIAL CASH FLOW ANALYSIS
9% TAX CREDIT FINANCING
PROJECT NAME

LOS ANGELES, CALIFORNIA

1. Gross Income
Manager's Unit
Very-Low Income Units
L.ow Income Uniis
Maoderate Income Units
Market Rate Units
Miscelianeous Incorme (Subsidy Premium + Laundry}
Parking income

Gross Ihcotme
(Less) Vacancy & Coliection

Effective Gross Income

il Operating Expenses
General Operating Expenses
Social Services Costs
Property Taxes
Operating Resarves
Replacement Reserves

Total Operating Expenses

.  Net Operating Income

Year 25

$705,967.44
$28,737.04
$336,075.75

§901,302.61

($173,482.1%)
§1,798,601
$1,040,741.12
$144,306.36
$8,042.186
$0.00
$63,600.00
$1,256,600

$541,911

Year 26

$723,616.63
$20,455.46
$344,477.65

$923,835.18

($177,819.19}
$1,843,568
$1,077,167.08
$148,357.08
$8,203.030
$0.00
$63,600.00
$1,208,327

$545,239

Year 27

$741,707.04
$30,191.85
$353,089.59

$946,631.06

{$182,264.67)
$1,888,655
$1,114,867.91
$154,584.58
$8,367.091
$0.00
$63,600.00
$1,341,420

$548,235

Year 28

$760,249.72
$30,946.65
$361,916.83

$970,604.33

{$186,821.29)
$1,836,896
$1,153,888.28
$159,996.04
$8,534.432
50.00
$63,600.00
$1,386,018

$550,878

Year 29 .

$779,255.96
$31,720.31
$370,984.75

$994,869 .44

($191,491.82)
$1,985,319
$4,194,274.38
$165,594.87
$8,705.121
$0.60
$63,600.00
$1,432,174

$553,144

Year 20

§798,737.36
$32,513.32
$380,238.87

$1,019,741.18

($196,275.12)
$2,034,952
$1,296,073.98
$171,390.69
$6,878.223
30.00
$63,600,00
$1,479,944

$555,008

Year 31

$818,705.80
$33,326.15
$389,744.84

§1,045,234.71

(8201,186.10)
$2,085,825
$1,279,336.57
$177,389.36
$9,056.508
$0.00
$63,600.00
$1,520,363

$656,443

Year 32

$839,173.44
$34,158.31
$399,488.46

$1,071,3685.57

(8206,215.75)
$2,137,971
$1,324,113.35
$183,507.99
$5,237.944
£0.00
$63,600.00
$1,580,549

$557,422



TABLE 6

RESIDENTIAL CASH FLOW ANALYSIS
9% TAX CREDIT FINANCING
PROJECT NAME

LOS ANGELES, CALIFORNIA

L Gross income
Manages's Unit
Very-Low Inceme Units
Low Income Units
Moderate Income Units
Market Rate Units
Miscallzneous Income (Subsidy Premium + Laundry}
Parking Income

Gross income
(Less) Vacancy & Collection

Effective Gross Income

il. Operating Expenses
General Operating Expensses
Social Services Costs
Property Taxes
Cperating Raserves
Replacement Reserves

Total Gperating Expenses

i,  Net Operating Income

Year 33

$860,152.78
$35,013.29
$409,475.67

$1,098,149.71

$211,371.14)
$2.614,163
$1,370,457.32
$190,023.92
$9,422.703
$0.00
$63,600.00
$1,633,504

3980,659

Year 34

$881,656.60
$35,888.62
$419,712.56

$1,125,603.45

($216,655.42)
$2,679,517
$1,418,423.32
$196,674.76
$9,611.157
$0.00
$63,600.00
$1,888,309

$991,207

Year 35

$803,608.01
$36,785.84
$430,205.37

$1,153,743.54

($222,071.81)
52,746,505
$1,468,068.14
$203,558.37
$3,803.380
$0.00
$63,600.00
$1,745,030

51,001,475

Yoar 36

$926,280.46
$37,705.48
$440,860.51

$1,182,587.13

($227,623.60}

$2,815,167

$1,519,450.83
$210,662.92
$5,999.448
$0.00
$63,600.00

$1,803,733

$1,011,434

Year 37

$949,447.72
$38,648.12
$451,984.52

$1.212,151.81

{$293,314.19)
$2,885,548
$1,572,631.20
£218,056.82
$10,199.437
$0.00
$63,600.00
$1,864,488

$1,021,059

Year 38

$973,183.92
$39,614.32
$463,284.13

$1,242,456.60

($230,147.05)
$2,957 685
$1,627.673.39
$225,589.81
$10,403.425
$0.00
$63,500.00
$1,927,366

$1,030,318

Year 39

$997,513.52
$40,604.68
$474,866.24

$1,273,516.99

{$245,125.72)
$3,031.827
$1.684,641.96
$233,587.92
$10,611.484
$0.00
$63,600.00
$1,992,441

$1,039,186



TABLE 6

RESIDENTIAL CASH FLOW ANALYSIS
9% TAX CREDIT FINANCING
PROJECT NAME

LOS ANGELES, CALIFORNIA

L Gross Income
Manager's Unit
Very-Low Income Units
Low Income Units
Modarate Income Units
Market Rate Units
Miscellansous Income (Subsidy Premium + Laundry)
Parking Income

Gross Income
(Less) Vacancy & Coliection

Effective Gross Incame

I, Operating Expenses
General Operating Expenses
Social Services Costs
Property Taxes
Operating Reserves
Replacement Reserves

Total Operating Expenses

Hil.  Net Operating Ihcome

Year 40

$1,022,451.35
$41,619.80
$486,737.89

$1,305,354.92

{$251,253.87)
$3,107.418
$1,743,604.43
$241,763.49
$10,823.724
$0.00
$63,600.00
$2,058,792

$1,047,626

Year 41

$1,048,012.64
§42,660.28
$498,906,34

$1,337,988.79

(8257,535.21)
3,185,103
$1,804,630.58
$250,225.21
$11,040.198
$0.00
$63,600.00
$2,129,496

$1,055,607

Year 42

$1,074,212.95
$43,728.80
$511.376.00

$1,371,438.51

(3263,973.59)
$3,254,731
$1,867,702.65
$258,983.10
$11,261.002
$0.00
$63,600.00
$2,201,637

$1,063,094

Year 43

$1,101,068.28
$44,519.97
$524.163.48

$1,405,724.47

($270,572.93)
$3,346,349
$1,933,165.20
$268,047.51
$11,486.222
$0.00
$63,600.00
$2,276,299

$1.070,050

Year 44

$1,128,594.98
$46,940.47
$537,267.56

$1,440,867.59

($277,357.26)
$3,430,008
$2,000,826.18
$277,429.17
$11,715.947
$0.00
$63,500.00
$2,353,571

$1,076,437

Year 45

$1,156,800.86
$47,088.98
$550,669.25

$1,476,889.28

($284,270.69)
$3,515,758
$2,070,855.10
$287,130.19
$11,850.266
$0.C0
$63,600.00
$2,433,545

$1,082,214

Year 46

$1,185,730.10
$48,266.21
$564,466.73

$1,513,811.51

($291,377.46)
$3.603,652
$2,143,335.03
$297,189.06
312,189.271
$0.00
$63,600.00
$2,518.313

$1,087,339

Year 47

$1,215,373.38
$49,472.86
$578,578.40

$1,551,6856.79

(5208,661.89)
$3,603,743
$2,218,351.75
$307,550.68
$12,433.056
$0.00
$63,500.00
$2,601,875

$1,091,768



TABLE 6

RESIDENTIAL CASH FLOW ANALYSIS
9% TAX CREDIT FINANCING
PROJECT NAME

LOS ANGELES, CALIFORNIA

L Gross Income
Manager's Unit
Very-Low Incame Units
Low income Units
Moderate Income Units
Market Rate Units
Miscellaneous Income (Subsidy Premium + |_aundry)
Parking Income

Gross Income
(Less) Vacancy & Collection

Effective Gross lncome

il Dperating Fxpenses
General Cperating Expanses
Sociai Services Cosis
Proparty Taxes
Qperating Reserves
Replacement Reserves

Total Operating Expenses

.  Net Operating Income

Year 48

$1,245,757.69
$50,709.68
$593,042.86

$1,580,448.21

($306,128.44)
83,786,087
$2,295,994.07
$318,356.35
$12,681.718
$0.C0
$63,600.00
$2,680,632

$1,085,455

Year 49

$1,276,801.63
$51,977.43
$607,868.93

$1,630,209.42

($313,781.65)
$3,880,730
$2,376,353.86
$320,488.82
$12,836.352
30.00
$63,600.00
$2,782,388

$1,008,351

Year 50

$1,308,824.17
$53,276.86
$623,065.66

$1.,670,964.66

(5321,526.19)
$3,077,758
$2,450,526.24
$341,031.28
$13,184.058
30.00
$53,600.00
§2,877,352

$1,100,408

Year51

$1.341,544.78
$54,608.78
$0638,642.30

$1.712,738.77

{$329,666.85)
$4,077,201
$2,545,609.66
$352,967.38
$13,457.940
$6.00
$63,600.00
$2,975,6835

$1,101,566

Year 52

$1,375,083.40
$55,974.00
$654,608.35

$1,755,557.24

(5337,908.52)
$4,179,132
$2,634,708.00
$365,321.24
$13,727.009
$0.00
$63,600.00
$3,077.354

$1,104,777

Year 53

$1,400,460.48
$57,373.35
$670,973.56

$1.799,446.17

($346,356.23)
$4,283,610
$2,726,920.71
$378,107.48
$14,001.641
$0.00
$63,600.00
$3,182,630

$1,100,980

Year 54

$1,444,697.00
$58,807.69
$687,747.90

$1,844,432.33

($355,015.14}
94,390,700
$2,822,362.93
$391,341.24
$14,281.674
$6.00
$63,600.00
$3,291,686

$1,089,114

Year 55

$1.480,814.42
$60,277.88
$704,941.60

$1,890,543.13

($363,890.51)
$4.,500,468
$2,921,145.64
$405,038.18
$14,567.307
§0.00
$63,800.00
$3,404,351

$1,096,116



THE COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF LOS ANGELES, CALIFORNIA
Attachment C

Resctution No.

A RESOLUTION OF THE COMMUNITY REDEVELOPMENT AGENCY OF THE
CITY OF LOS ANGELES, CALIFORNIA, ADOPTING THE REPLACEMENT
HOUSING PLAN FOR THIRTY (30) DWELLING UNITS TO BE REMOVED
FROM THE HOUSING MARKET IN CONNECTION WITH THE PROPOSED
CONSTRUCTION OF THE NEW GENESIS APARTMENTS COMPRISING ONE
HUNDRED FOUR (104) NEW LOW INCOME RENTAL UNITS, 7,000 SQUARE
FEET OF RETAIL S8PACE AND 1,226 SQUARE FEET OF OFFICE SPACE FOR
SUPPORTIVE SERVICES, LOCATED AT 452-458 S. MAIN ST, LOS
ANGELES, IN THE CITY CENTER REDEVELOPMENT PROJECT AREA IN
ACCORDANCE WITH THE PROVISIONS OF THE REDEVELOPMENT PLAN

WHEREAS, the Agency staff, pursuant to the provisions of the California
Community Redeveiopment Law, Health and Safety Code Sections 33413.5, has
prepared a Replacement Housing Plan, a copy of which is aftached hereto as Exhibit A,
for thirty (30) dweilling units within the City Center Redevelopment Project Area ("City
Center Project Area”), located at 452-458 S. Main Street, City of Los Angeles, which are
proposed to be removed from the housing market in the course of implementation of the
City Center Project Area’s New Genesis Apartments Project; and

WHEREAS, for a reasonable fime prior to the adoption of this Resolution, the
Agency has made avallable a draft of the Replacement Housing Plan to the pubiic.

NOW, THEREFORE, BE T RESOLVED BY THE COMMUNITY
REDEVELOPMENT AGENCY OF THE CITY OF LOS ANGELES AS FOLLOWS:

The Replacement Housing Plan is In conformity with the provisions of the

California Community Redevelopment Law and the Redevelopment Plan for the
City Center Project Area and is hereby approved and adopted.

ADOPTED BY THE AGENCY:



Exhibit “A”

NEW GENESIS APARTMENTS
REPLACEMENT HOUSING PLAN

I [SECTION 100] INTRODUCTION

Pursuant to State Law (Health and Safety Code Section 33413 {a), whenever dwelling units housing
persons and families of low and moderate income are destroyed or removed from the Jow and
moderate income housing inventory as part of a redevelopment project which is subject to a written
agreement with the Agency or where financial assistance has been provided by the Agency, the
Agency shall, within four (4) years of the destruction or removal, rehabilitate, develop, or construct, or
cause {0 be rehabilitated, developed or constructed for rental or sale to persons of low and moderate
income, an equal number of replacement units which have an equal or greater number of bedrooms
as those destroyed or removed at affordable housing cost within the jurisdiction of the Agency.

The reptacement dwelling units shall be available at affordable housing cost to persons in the same or
a lower income category {(extremely fow and very low) as the persons displaced from those destroyed
or rernoved units. If the proposed replacement dwelling units are to be located outside of the Project
Area in which they were removed, the Agency will cause 10 be developed two units for each unit that
otherwise would have been required to be available inside a project area.

The Agency may replace destroyed or removed dwelling units with a fewer number of replacement
units if the number of bedrooms in the replacement units exceeds the number of bedrooms being
removed and the replacement units are affordable to angd occupled by the same income level of
households as the removed unils, This reguirement is separate from the requirement for residential
reiocation.

The "Redevelopment Plan" (defined below) for the "Project Area" (defined below) was prepared by
The Community Redevelopment Agency of the City of Los Angeles, California and adopted by the Los
Angeles City Council on May 15, 2002.

This document constitutes the "Plan" {defined below) for the "New Genesis Apartments” project
(defined below). The Plan will guide and facilitate the rehabilitation or construction of repiacement
housing for persons or families of low/moderate income in accordance with the requirements of the
Redevelopment Plan.

The replacement dwelling units shall be available at affordable housing costs and constructed in
accordance with relevant provisions of the Community Redevelopment Law and this Plan. Vacant
units formerly housing persons or families of jow/moderate income shall also be replaced according to
-the above provisions and shall be availabie and affordable {o persons or families of the same income
categories as those, which previously occupied the removed dwelling units.

Persons or families displaced from their dwelling units by the New Genesis Apartments project shall
receive priority for occupancy in the rehabilitated or constructed "Replacement Dweliing Units”
(defined beiow). The proposed site of the New Genesis Apartments project is located in the City
Center Redevelopment Project Area. The iotal development site is approximately 16,855 square feet
and is located at 452-458 S. Main Street in Los Angeles, California ("Site”), Skid Row Housing Trust
is the developer, with the development 10 be carried via New Genesis Apariments, L. P., a California
limited liability partnership ("Developer”). The Site is currently owned by New Genesis Apariments, L.
P. The Developer intends to develop two contiguous sites, one of which is improved with the Genesis
Hotel consisting of 3¢ SRO units and ground floor commercial space. The second site is a 8,800
square foof unimproved parking lot recently acquired by the Deveioper.

New Genesis Apartments Replacement Housing Plan 1



Area Median Income ("AMI"), Very Low income tenants at 50% AMI, and Low income tenants at 60%
AMI, and 2 unrestricted 1-bedroom unils for the resident managers.

The following chart indicates the proposed AMI ranges per the Tax Credit Allocation Committee:

Unit Type | TCAC 30% | TCAC 35% | TCAC 50% | TCAC 60% | Other | TOTAL

Studio 62 16 2 18 ' 98

1-Bdrm 1 ' 0 5 2" 8

TOTAL 63 16 2 23 2 106

The following table categorizes the units CRA/LA can take credit for per California Redevelopment
Law:

Unit Type | Very Low | Low income | Other | TOTAL

Studio 78 20 98 -

1 Bdrm 1 5 2" 8

TOTAL 79 25 2 106

*Manager's units not restricted.

The proposed New Genesis Apariments project would replace 30 substandard housing units with 104
units of housing affordable o qualified households earning 110% of AMI or less. Displaced tenants at
the Genesis Apartments will be given priority to refocate to New Genesis Apariments provided they
are income-gualified households.

in order to preserve the supply of affordable housing, the CRA/LA wili record deed restrictions on the

replacement dwelling units at the New Genesis Apariments project for not less than 55 years.

The New Genesis Apartmenis replacement dwelling units will contain at least the same or more
number of bedrooms and other living areas as the dwelling units removed at the Genesis Apariments.

The following describes the actual units removed and the dwelling units to serve as replacement uniis:

1.

Current Dwelling Units {Genesis Hotel, 456 S. Main St.)

# of Units # of
Removed Bedrooms income Levels (HCD Median)
= 13 relocated tenanis at Extrerely
Low income (30% AMI)
29 SRO » 2 relocated tenants at Very Low

income (50% AM})
* 14 other unils were unoccupied

Manager {« n/a

30 Jotal

New Genesis Apartments Replacement Housing Plan

(e8]



in any event, Proposition J, which was approved by the voters of the City of Los Angeles in
June 1980, aliows any local public agency to provide up to 1,000 low-rent housing units in each of the
fifteen councit districts in the City of Los Angeles.

Vi [SECTION 700] TIME FRAME FOR DEVELOPMENT OF THE
REPLACEMENT HOUSING

The following dates apply to the replacement dwelling units.

Project Construction Completion Date
Start Date
New Genesis Apariments February 2009 June 2010

452-458 S. Main St,
Thus, very low-income and exiremely low-income replacement dwelling units will be

constructed within the four-year period as required by State Law.

VI, [SECTION 800] CONSULTATION. Pursuant to California Redevelopment Law (Health
and Safety Code Section 33413.5), the draft Replacement Housing Plan wili be made available for
review and comment by the general public and relevant public agencies.

New Genesils Apartments Replacement Housing Plan 5



ATTACHMENT D

FINAL RELOCATION PLAN
FOR THE

NEW GENESIS APARTMENTS PROJECT
Los Angeles, CA

PREPARED FOR

Skip Row HOUSING TRUST

By

OVERLAND, PACIFIC & CUTLER, INC,
100 W, BROADWAY, SUITE 500
LoNG BEACH, CA 90802
(562) 304-2000

August 4, 2008



RELOCATION PLAN FOR THE NEW GENESIS APARTMENTS PROJECT

INTRODUCTION

The Skid Row Housing Trust (SRHT) is a 501(c)(3) non profit housing, community
development and social services organization that serves the Skid Row area of Los Angeles.
SRHT is dedicated to strengthening the residential community of Skid Row by providing
permanent, affordable, independent living opportunities to low-income residents. SRHT
fosters residential stability, constructive social support systems, and positive life choices
through the development of high quality housing and resident services. '

SRHT has proposed the New Genesis Apartments project (the Project). The Project is a new
construction project that will provide safe, decent, affordable living accommodations in a
service rich supportive environment for members of the difficult-to-serve populations living
in Skid Row. The New Genesis Apartments Project is located in the City of Los Angeles,
centrally between 10, 101 and 110 freeways. The Project is generally bounded by Winston
Street on the north, South Main Street on the west, Werdin Place on the east and East 5%

Street on the south (See Attachment 1).

The Project will provide 106 units, of which 98 will be studios and eight will be one-
bedrooms, for the low-income population of Skid Row, Los Angeles. The studios’ design
will be suitable for independent living and will be equipped with a full private bathroom and
a kitchenette. In addition, each unit will be furnished with a bed, night stand,
wardrobe/dresser, chairs, and window treatments.

The Project offers amenities and communal spaces for residents’ use. The ground floor will
include a secured entry lobby, lounge/community services room, service intake/interview
area, a communal kitchen/dining area, a laundry room, a computer kiosk, and a large, open
courtyard. In addition, the ground floor will contain several supportive service offices to be
used by case managers, physicians, and psychological support staff. To service the building,
the New Genesis Apartments will also include a full level of subterranean parking with at

least 30 parking stalls.

The New Genesis Apartments primarily targets a very low income, often homeless
population. Most of these individuals have experienced prolonged periods of homelessness
and will move into the New Genesis Apartments after staying in temporary shelters or on city
sidewalks.

The property proposed for development is the currently improved two-story, 30 unit Genesis
Hotel building and a parking lot. Current occupancy is 15 occupants and one commercial use.
Fourteen units are currently vacant and one is designated for an on-site manager. The 15
occupants residing at the Genesis all rely on a HUD Shelter Plus Care operating subsidy.
This subsidy requires they pay no more than 30% of their income in monthly rent payments.
Development plans are to demolish existing uses which will cause the permanent
displacement of the residential occupants and one commercial use.

Overiand, Pactfic & Cutler, Inc. 2



RELOCATION PLAN FOR THE NEW GENESIS APARTMENTS PROECT

Funding sources anticipated for the Project include Los Angeles Housing Department
(LAHD) Permanent Supportive Housing Finds, which may include both U.S. Department of
Housing and Urban Development (HUD) HOME and City of Los Angeles Community
Redevelopment Agency (CRA) funds; Federal Tax Credits, and conventional construction

loan financing through Wells Fargo.

As a result of the proposed development, anticipated funding and displacement of residential
and business occupants, a Relocation Plan has been prepared in accordance with the
provisions of the Uniform Relocation Assistance and Rea! Property Acquisition Policies Act
of 1970, as amended, (Uniform Act) and the California Relocation Assistance and Real
Property Acquisition Guidelines, Title 25, California Code of Regulations, Chapter 6,
Section 6000 et seq. (the Guidelines). In addition, because the project may utilize HOME
funds administered by the U. S. Department of Housing and Urban Development (HUD),
relocation assistance and benefits will be provided in accordance with HUD Handbook 1378;
including benefits as dictated by Section 104(d) of the Housing and Community
Development Act of 1974, (the Act) as amended [42 United States Code, Section 5304(d)].

The current Genesis Apartment property is a non-profit housing accommodation, specifically
exempted by the LAHD from the provisions of the City of Los Angeles’s Rent Stabilization
Ordinance (RSO). Therefore, no relocation payments, as outlined in the RSO, are required
and are not addressed in this document.

Overland, Pacific & Cutler, Inc. : 3



RELOCATION PLAN FOR THE NEW GENESIS APARTMENTS PROJECT

RELOCATION PLAN

A. METHODOLOGY AND ASSESSMENT OF NEEDS

To obtain information necessary for the preparation of this Plan, personal interviews were
conducted with the Project occupants in April 2008. At the time of the interviews, there were
15 occupied tenant households and one business. OPC was successful in interviewing 14 of
the 15 households and the business.

Inguiries made of the residential occupants included household size and composition, ages of
occupants, rental and income information, length and type of occupancy, ethnicity, language
first spoken in the home, disabilities/health problems, and preferences related to replacement
housing and location. All information supplied by the occupants was anecdotal and not
validated by documentary evidence other than SRHT provided annual income certification

and monthly rent tenants are paying.
B. FIELD SURVEY DATA - ASSESSMENT OF NEEDS

The current Genesis Hotel, owned by SRHT, is 2 two story, 14,000 square foot building. The
street level portion of the building is leased to LA CAN, the not-for-profit organization and
the second floor is comprised of 30 single-room occupancy (SRO) units, three bathrooms and
a kitchen. The rooms are very small, between 150 and 180 square feet and currently
accommodate 15 single individuals; all of whom rely on a HUD Sheilter Plus Care operating
subsidy which requires they pay no more than 30% of their income in monthly rent

payments.

The survey of the 15 occupied displacement dwellings on the Project site resulted in the
information stated in the Table 1 below, which shows some of the household characteristics
and needs of the households surveyed, as well as provides information provided by the
management for the househoid surveyors were unable to reach.

TABLE 1: PROJECT HOUSEHOLDS' CHARACTERISTICS

Income Composition Current Current | Bedrooms Elderly/ | Language
as % of | Aduits/Children Rent Bedrooms Needed Physically

Are:a (tenant Disabled
Median portion)

5% 1/0 548 0 0 No English
11% 1/0 354 0 0 No English
28% 1/6 5247 0 0 Yes English
759% 1/0 $245 0 0 Yes English
25% 1/0 3245 0 0 Yes English

Overland, Pacific & Cutler, Inc. 4
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25% 10 $48 0 0 Yes English
6% /¢ $54 0 0 No English
27%, 1/0 $269 0 0 Yes English
6% 1/0 $54 0 0 No English
43% 1/0 3436 0 0 No English
6% /0 $54 0 0 No English
7%, 1/0 $245 0 Yes English
unknown 140 $147 0 0 unknown unknown

6% 1/0 $54 ] 0. No English
6% 1/0 $48 0 0 No English

The table in Attachment 2 shows the most current income limits for the “extremely low”,
“very low”, “lower”, “moderate” and “median” income categories as established for the year

¥

2008 by HUD for Los Angeles County.

In addition to the residential tenants there is one non-profit (hereinafter “business™) operation
in the Project subject to displacement should the Project proceed as planned. The following
information in Table 2 reflects information gathered from personal interview with the
business owners as well as observations made in the field. Business name, reported move-in
date, estimated square footage, monthly rent, number of employees and any particular
features are outlined.

TABLE 2: BUSINESS USE

Est. Sq. | Monthly Particolar Move-in #of

Business Name Footage Rent Features Date Employees

2 large offices,
infernet cafg, 13
computers, 4 servers,
storage, kitchen

LA CAN aka Cangress 3,100 $1,092 02/04 6

C. PROJECT OCCUPANCY/OVERCROWDING

For purposes of determining whether overcrowding conditions exist, an occupancy standard
of two persons per sleeping room plus one person in a non-sleeping room was adopted.
Based on the adopted Occupancy Standard, there are no overcrowded units on the Project
site.

Overland, Pacific & Cutler, Inc. 5



RELOCATION PLAN FOR THE NEW GENESIS APARTMENTS PROJECT

D. REPLACEMENT HOUSING RESOURCES

Residential

One of the primary purposes of a Relocation Plan is to demonstrate the availability of
comparable, decent, safe and sanitary housing prior to the displacement of residential
occupants. Before any person can be displaced, comparable replacement dwellings must be
made available to the person. The purpose of this Relocation Plan is to provide an estimate of
the number of comparable replacement dwellings in the area that are expected to be available
to fulfill those needs of households displaced.

As discussed earlier, all households occupying the Genesis Hotel rely on a HUD Shelter Plus
Care operating subsidy which requires they pay no more than 30% of their income in
monthly rent payments. For a person receiving such government assisted housing before
displacement, a comparable replacement dwelling may reflect similar government housing

assistance,

Based on income levels and household mmformation stated in Table 1, all 15 households
qualify to reside in a similar Shelter Plus Care subsidy. SRHT is proposing to relocate all
households to other SRHT owned affordable units where the rents do not exceed 30% of
households’ income, using 2 similar Shelter Plus Care subsidy.

As of April 15, 2008, SRHT reported 52 vacant units, 20 of which are ready for occupancy,
six are ready pending inspections, and 26 need various levels of repair. It is expected that all
Project occupants will be able to find Shelter Plus Care replacement units. Although
sufficient amount of SRHT owned units are available for all Project households, a market
study was performed to identify availability of studio units. The survey found 80 studio units
on a market, ranging in price between $500 and $950 with a median monthly rent of $750.
Therefore, if at the time of displacement no government assisted housing were to be
available, there are more than adequate market resources available to house those being

displaced.

Commercial

The availability of commercial office space in the downtown Los Angeles area (no more than
a mile from Project site) seems to be abundant along South Spring Street, East 4™ Street,
West 2" Street, West 5™ Street, South Grand Avenue, West 7 Street, East 1% Street, South
Wall Street, South Hill Street, South Figueroa Street and other major commercial streets.
Office space identified in the survey indicated rents between $0.50 and $3.50 per square foot
with a median price of $2.00. SRHT may have affordable office space available for the
business to relocate. That rent would be approximately $0.35 per square foot, which is what
the business is currently paying on a per square foot basis.

Overland, Pacific & Cutler, Inc. 6



RELOCATION PLAN FOR THE NEW GENESIS APARTMENTS PROJECT

E. CONCURRENT RESIDENTIAL DISPLACEMENT

Based on the needs of the Project, there are no concurrent displacements, which may impact
the ability to relocate the displaced households.

F. TEMPORARY HOUSING

No need for temporary housing is anticipated since the demolition and construction of units
will exceed 12 months and all households will be provided decent, safe and sanitary
affordable units in SRHT owned apartment complexes nearby.

G. CITIZEN PARTICIPATION/PLAN REVIEW

This Relocation Plan will be made available to the Project households and to the public for
the mandatory 30 day review period. Comments to this Plan, if any, will be included as a
Plan addendum prior to submission to City of Los Angeles for final approval.

H. PROGRAM ASSURANCES AND STANDARDS

Adequate funds are available to relocate the permanently displaced households. Relocation
assistance services will be provided to ensure that displacement does not result in different or
separate treatment of households based on race, nationality, color, religion, national origin,
sex, marital status, familial status, disability or any other basis protected by the federal Fair
Housing Amendments Act, the Americans with Disabilities Act, Title VI of the Civil Rights
Act of 1964, Title VIII of the Civil Rights Act of 1968, the California Fair Employment &
. Housing Act, and the Unruh Act, as well as any other arbitrary or unlawful discrimination.
No one will be permanently displaced without 90 days advance written notice and unless
“comparable” replacement housing can be made available. Generally, a comparable
replacement dwelling must satisfy the following criteria:

(a) The unit is decent, safe and sanmitary - electrical, plumbing and heating
systems in good repair - no major, observable hazards or defects. The unit
adequate in size and is comparable to the acquired dwelling with respect to
number of rooms, habitable living space and type and quality of construction,
but not lesser in rooms or living space as necessary to accommodate the
displaced person. The unit is functionally equivalent, including principle
features,

(b) The unmit is located in an area wnot subjected 1o umreasonable adverse
environmental condifions from either natural, or man-made sources, and not
generally less desivable with respect to public utilities, transportation, public
and commercial facilities, including schools and municipal services and
reasonably accessible to the displaced person’s place of employment.

Overland, Pacific & Cutler, Inc. 7



RELCCATION PLAN FOR THE NEW (GENESIS APARTMENTS PROJECT

{c) The unit is available both on the private market and to all persons regardless
of race, color, sex, marital status, religion or, national origin.

(d)  The monthly rental rate is within the financial means of the displaced
residential tenant :

The relocation program to be implemented by SRHT conforms to the standards and
provisions set forth under the Uniform Act and implementing regulations at 49 CFR Part 24,
by Section 104(d) of the Housing and Community Development Act of 1974, (the Act) as
amended [42 United States Code, Section 5304(d)] and the California Relocation Assistance
and Real Property Acquisition Guidelines, Title 25, California Code of Regulations, Chapter

6, Section 6000 et seq.

L RELOCATION ASSISTANCE PROGRAM

OPC staff is available to assist the permanently displaced househelds with questions about
relocation and/or assistance in relocating. Relocation staff can be contacted at (800) 400-
7356 from 8:00 a.m. to 5:00 p.m. Monday through Friday.

ADVISORY ASSISTANCE

A comprehensive relocation assistance program, with technical and advisory assistance, will
be provided to the households and business being permanently displaced. Close personal
contact will be maintained with the households and business. Specific activities will include:

I. Distribute appropriate written information concerning SRHT relocation
program, including the appropriate Informational Statement included as
Attachments 3 & 4;

2. Fully inform eligible project occupants of the nature of, and procedures for,
obtaining relocation assistance and benefits;

3. Determine the needs of each displacee eligible for assistance, including any
special needs of the elderly and disabled;

4. Provide an adequate number of referrals to comparable, decent, safe and
sanitary housing units, including special facilities needed for the elderly or
disabled, within a reasonable time prior to displacement, and assure that no
residential occupant is required to move without a minimum of 90 days
written notice 1o vacate;

5. Provide assistance that does not result in different or separate treatment due to

race, color, religion, national origin, sex, marital status or other arbitrary
circumstances;

Overland, Pacific & Cutler, Ine. 3
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6. Supply information concerning federal and state programs and other
governmental programs providing assistance to displaced persons;

7. Assist each eligible residential and business occupant to complete applications
for benefits;
8. Make benefit determinations and payments in accordance with federal and

SRHT adopted relocation guidelines;

9. Inform all persons subject to displacement of the SRHT policies with regard
to eviction and property management; and

10.  Establish and maintain a formal grievance procedure for use by displaced
persons seeking administrative review of the SRHT decisions with respect to
relocation assistance,

FINANCIAL ASSISTANCE (Residential)

It is anticipated that all 15 residential tenant households will be permanently displaced by the
Project. Eligible tenant occupants will be eligible for Rental Assistance and Moving Expense
Payments. Permanent relocation benefits will be paid upon submission of required claim
forms and documentation in accordance with approved procedures. Last resort housing
payments will be made in installments or one lump sum at the discretion of SRHT.

Residential Moving Expense Payments

All residential occupants to be relocated will be eligible to receive a payment for moving
expenses. Moving expense payments will be made based upon the actual cost of a
professional move or a fixed payment based on a room-count schedule.

a. Actual Cost (Professional Move)

Displacees may elect to have a licensed professional mover perform the move. The actual
cost of the moving services, based on at least two acceptable bids, will be compensated by
SRHT in the form of a direct payment to the moving company upon presentation of an
invoice. Transportation costs are limited to a distance of 50 miles in either case. In addition
to the actual move, costs associated with utility re-connections (i.e., gas, water, electricity,
telephone, and cable, if any), are eligible for reimbursement.

b. Fixed Payment (based on Room Count Schedule)

An occupant may elect to receive a fixed payment for moving expenses which is based on the
number of rooms occupied in the displacement dwelling. In this case, the person to be
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relocated takes full responsibility for the move. The fixed payment includes all utility
connections as described in (a), above. At a minimum, the fixed schedule payment for single
occupancy efficiency units, furnished with the tenants own personal property, is $625
including all utility connections at the replacement location. The current schedule for fixed
moving payments is set forth in Table 3 following:

TABLE 3: SCHEDULE OF FIXED MOVING PAYMENTS (effective 06-15-05)

Upfurnished Dwelling

One room 5623
Two rooms 5800
Three rooms $1,000
Four rooms 51,175
Five rooms 51,425
Six rooms $1,650
Seven rooms $1,900
Eight rooms 32,150
each additionat room $225
Furnished Dwelling
First Room 5400
Each additicnal room 363

Based on the furnished, single room efficiency units the current occupants are occupying, the
moving payment the occupants would be eligible under the fixed moving payment is
$400.00.

c. Other Moving Expenses
Under the Section 104(d) program, payment of a security deposit required to rent a
replacement dwelling and any credit check required to rent or purchase a replacement unit

are eligible expenses. Also, interim living costs, when required as a result of the planned
relocation program are eligible.

" Rental Assistance For Tenant Qccupants

To be eligible to receive the rental assistance benefits, the displaced tenant household has to
rent or purchase and occupy a decent, safe, and sanitary replacement dwelling within one
year from the date they move from the displacement dwelling. Based upon the available data
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regarding Project displacees, the displaced household may qualify for, and may be eligible to
apply for, relocation benefits under URA provisions or Section 104(d).

URA Assistance

For a payment based under URA, Rental Assistance Payments will be calculated based upon
the monthly housing need over a 42 month period. A household’s “need” for rental assistance
is computed by subtracting the lowest the following calculations from the rent and estimated
average monthly utility costs for your new home (or a comparable replacement home, if that
cost is lower):
(D The average monthly cost for rent and utilities at the displacement dwelling;
(i) 30% of the households monthly income (if the amount is classified as “low
income” by the U. S. Department of Housing and Urban Development’s
(HUD) Annual Survey of Income Limits for the Public Housing and Section 8
Programs (see Attachment 2); or
(iiy  The welfare rent allowance (where designated)

The monthly need, if any, is multiplied by 42, to determine the total eligible amount. This
amount will be paid in a lump sum or in some form of periodic payments.

Table 4, below, portrays the benefits determination under the URA:

TABLE 4: EXAMPLE COMPUTATION OF URA RENTAL ASSISTANCE

1. Old Rent $650 | Old Rent and Utifities
Or
2. Ability to Pay 5700 30% of the Gross Household Income (for Low Income
Househelds)
3. Lésser of lines 1 or 2° 5650 Base Monthly Rental

Subtracted From:

4. Actual New Rent $750 Actual New Rent and Utifities
Or
5. Comparable Rent 3775 Determined by SRHT {includes utilities)
6. Lessger of lines 4 or 5 $750
7. Yields Monthly Need: $100 Subtract line 3 from line 6
Rental Assistance $4,200 Multiply line 7 by 42 months
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Section 104(d) Assistance

For a payment based under Section 104(d), Rental Assistance Payments will be calculated
based upon the monthly housing need over a 60 month period for eligible occupants whose
income level does not exceed 80% of the median income for the County of Los Angeles, as
established by the United States Department of Housing and Urban Development (HUD). A
household’s “need” for rental assistance is computed by subtracting the highest of the
following calculations from the rent and estimated average monthly utility costs for your new
home (or a comparable replacement home, if that cost is lower):

(1) 30 % of the household’s monthly adjusted income;
(i1) 10 % of the household’s monthly gross income; or
(iii)  the welfare rent allowance (where designated).

The monthly need, if any, is multiplied by.GO, to determine the total eligible amount. This
amount will be paid directly in monthly installments or other periodic payments.

Table 5, below, provides an example of how a 104(d) rental assistance eligibility amount is
determined:

TABLE 5: EXAMPLE COMPUTATION OF 104(D) RENTAL ASSISTANCE

1. Adjusted Gross Income 5600 30% of Household's Monthiy Adjusted Gross Income*
-0r-
2. Gross Income 3300 10% of Gross Monthiy Household Income
3. Greater of lines | and 2 $600 Total Tenant Payment
Subtracted from the lesser of:
4. Actual New Rent §7935 Actual New Rent {includes atilities)
-0T~
5. Comparable Rent 3815 Set by SRHT (includes utilities)
6. Lesser of lines 4 and 5 §795
7. Monthly Need Amount $195 Subtract line 3 from line 6
Rental Assistance $11,700 Multiply fine 7 (Monthly Need) by 60 months

*Adjusted gross income means the total annual income of an individual household iess the following: (1) a
deduction of 5480 for each dependent; {2) a deduction of $400 for an elderly household; (3) a deduction for
recurring extraordinary medical expenses; defined for this purpose to mean medical expenses in excess of 3% of
total income, where not compensated for, or covered by insurance or other sources; (4) a deduction of
reasonable amounts paid for the care of children or sick or incapacitated family members when determined to
be necessary to employment of the head of household or spouse, except that the amount deducted shall not
exceed the amount of income received by the person who would not otherwise be abie to seek employment in

the absence of such care.
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However, if SRHT (or the City of Los Angeles Housing) has a Section 8 voucher and
available comparable Section 8 housing to offer a displaced household, the household may
not opt for 60 months of replacement housing payments (the family may then select URA
coverage and receive 42 months of cash benefits). Similarly, as previously discussed under
Paragraph D, Replacement Housing Resources, the Genesis Hotel occupants rely on a HUD
Shelter Plus Care operating subsidy which requires they pay no more than 30% of their
income in monthly rent payments. A similar Shelter Plus Care subsidy will be available.
Therefore, it is believed this similar housing program would follow the same intent of a
Section 8§ voucher and therefore, the households may not opt for 60 months of a calculated
replacement housing payment as described above.

Rental Assistance Summary

Under either program, URA & Section 104(d), the rental assistance payment to the Genesis
Hotel occupants is $0.00. As similar comparable dwellings will be provided at no additional
cost, no rental assistance payment is warranted. The differences between the two programs
are explained in detail in the informational brochures provided to each household (see
Attachment 3). '

Last Resort Housing Payments

There is adequate “comparable replacement housing”™ available to meet the needs of the
Project occupants, according to the housing survey and Last Resort Housing payments are
not anticipated.

A displaced person is entitled to Last Resort Housing assistance when, in a single residential
case, the computed total of rental assistance eligibility exceeds $5,250. This type of situation
is likely to develop among low-income or large families or in environments where project
area rents are particularly low, or where property values for the displacement dwellings are
significantly lower than the comparable replacement dwellings.

Downpavment Assistance Payment to Tenants who Purchase

The displaced households may opt to apply the entire benefit amount for which they are
eligible toward the purchase of a replacement unit (Guidelines 49 CFR 24.402(b) and HUD
1378). However, under Section 104 (d) regulations they may only use their 104(d) 60 months
of cash benefits to buy a cooperative or mutual housing unit (under URA they can choose
any type of unit, including conventional housing, but the benefits are calculated over a 42

month period).

A displaced household, who chooses to utilize up to the full amount of their rental assistance
eligibility (including any Last Resort benefits) to purchase a home, will have the funds
deposited in an open escrow account, provided that the entire amount is used for the
downpayment and eligible, incidental costs associated with the purchase of a decent, safe,
and sanitary replacement home. A provision shall be made in the escrow arrangements for
the prompt return of the SRHT funds, in the event escrow should fail to close within a
reasonable period of time.
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Final determination about the type of relocation benefits and assistance for which the
household is eligible will be determined upon verification of the household’s occupants and

income.

FINANCIAIL ASSISTANCE (Nonresidential)

It is anticipated that the one nonresidential occupant, a non-profit organization (hereinafer
“business™) will be permanently displaced by the Project. The business will be eligible for
relocation assistance and benefits described below. Relocation benefits will be paid upon
submission of required claim forms and documentation in accordance with approved
procedures.

Relocation Assistance to Nonresidential Occupants

Eligible businesses will have two options with respect to claims for relocation assistance
benefits:

1) compensation for actual reasonable and necessary moving and related expenses;

or
2} a fixed payment in-licu of actual reasonable and necessary moving and related

expenses, not to exceed $20,000.
Payment for Actual Reasonable and Necessary Moving and Related Expenses

Any business which qualifies as a displaced person is entitled to payment for such
actual moving expenses, as SRHT determines to be reasonable and necessary,
including expenses for:

a. Transportation of persons and property from the present location to the
replacement location (transportation costs for a distance beyond 50 miles are
not eligible, unless SRHT determines that relocation beyond 50 miles is

justified);
b. Packing, craling, uncrating, and unpacking personal property;

c. Disconnecting, dismantling, removing, reassembling, and installing relocated
and substitute machinery, equipment and other personal property. Includes
connection to utilities available nearby and modifications necessary to adapt
such property to the replacement structure or to the utilities or to adapt the
utilities to the personal property;

d. Storage of personal property for a period not to exceed 12 months, unless
SRHT determines that a longer period is necessary;

Overland, Pacific & Cutler, Inc. 14
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e, Insurance of personal property while in storage or transit and the replacement
value of property lost, stolen, or damaged (not through the fault or negligence
of the displaced person) in the process of moving, where insurance is not
readily available;

f.  Any license, permit, or certification required by the displaced business, to the
extent that the cost is necessary for reestablishment at the replacement
Jocation. (These costs may be pro-rated based on the remaining useful life of
any existing license, permit or certification);

g. Reasonable and pre-authorized professional services, including architects',
attorneys', engineers' fees, and consultants' charges, necessary for: (1)
planning the move of the personal property; (2) moving the personal property;
or, (3) installing the relocated personal property at the replacement location;

h. Professional services performed prior to the purchase or lease of a
replacement site to defermine its suitability for the business operation
including, but not limited to, soil testing, feasibility and marketing surveys;

i. The purchase and installation of substitute personal property limited to the
lesser of: (1) an amount equal to the reasonable expenses that would have
been required to relocate the property, as determined by SRHT, subject to
certain limitations, or, (2) the replacement cost, less any proceeds from its sale
or trade in;

j- Connection to available nearby utilities from the right-offway to
improvements at the replacement site;

k. The modification of machinery, equipment or other personai property
necessary to adapt these to the replacement location or to utilities available at

the replacement location;

1. Relettering signs and replacing stationary on hand at the time of dispiacement
that are made obsolete as a result of the move;

m. Actual direct losses of tangible personal property resulting from moving or
discontinuing a business or non-profit organization, not-to-exceed the lesser
of: (1) the fair market value of the property for continued use at its location
prior to displacement iess any proceeds from sale of the property; or, (2) an
amount equal to the reasonable expenses that would have been required to
reiocate the property, as determined by SRHT, subject to certain limitations;

n. Actual and reasonable expenses incurred in searching for a replacement
business or non-profit organization location, not-to-exceed $2,500, and
including compensation for transportation expenses; time spent searching for
a reasonable location, meals, and lodging; real estate broker or agent fees;
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time spent in obtaining permits and attending zoning hearings; and time spent
negotiating the purchase of a replacement site;

0. Impact fees or one-time assessments for anticipated heavy utility usage;

p. Low Value/High Bulk: when the personal property to be moved is of low
value and high bulk, and the cost of moving the property would be
disproportionate to its value in the judgment of SRHT, the allowable moving
cost payment shall not exceed the lesser of: (1) the amount which would be
received if the property were sold at the site or (2) the replacement cost of a
comparable quantity delivered to the new business location. Examples of
personal property covered by this provision include, but are not limited to,
stockpiled sand, gravel, minerals, metals and other similar items of personal
property as determined by SRHT;

g. A Reestablishment allowance of up to $10,000, available to farms, nonprofit
organizations and small businesses with no more than 500 employees.
Reestablishment allowance payments are made in addition to compensation
provided for actual, reasonable and necessary moving expenses.
Reestablishment allowance expense categories include but are not limited to:

1) Repairs or improvements to the replacement property as required by
Federal, State or local law, code or ordinance;

2) Modifications to the replacement property to accommodate the
business operation or make replacement structures suitable for

conducting business;

3) Construction and installation costs for exterior signing to advertise the
business;

4) Redecoration or replacement of soiled or worn surfaces at the
replacement site, such as paint paneling or carpeting;

5) Advertisement of replacement location;

6) Estimated increased costs of operation during the first two years at the
replacement site for such items as:

¢ Lease orrental charges

* Personal or real property taxes

* Insurance premiums, and

+ Utility charges, excluding impact fees

7) Other items essential to the reestablishment of the business.
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Self-Moves

If the displaced business elects to take full responsibility for the move of the business,
SRHT will make a payment for the business’s moving expenses in an amount not to
exceed the lower of two acceptable bids or estimates submitted to SRHT. At SRHT
discretion, a payment for a Jow cost or uncomplicated move may be based on a single

bid or estimate.

A Fixed Payment in Lieu of a Payment for Actual Reasonable Moving and
Related Expenses

The option to claim a fixed payment enables both for-profit and non-profit businesses
to receive relocation assistance compensation without providing documentation of
bids and actual expenses. The payment amount available to any individual business is
based on an average of annual net earnings, or net revenues less administrative
expenses for non-profits, over a two year period. For businesses which have not been
in operation for two years, income figures can be annualized. The method for
establishing income is through tax returns and/or certified financial statements. The
payment to an eligible business may not be less than $1,000, nor more than $20,000.

To qualify for this payment, it must be determined that, a displaced business:

« owns or rents personal property, which must be moved in connection with
such displacement and for which an expense would be incurred in such move;

*» is not operated at the displacement site solely for the purpose of renting the
dwelling or site to others; '

« cannot be a part of a commercial enterprise having at least three other
establishments which are not being acquired by SRHT, and which is under the
same ownership and engaged in the same or similar business activities;

« must not be able to relocate without substantial loss of patronage; and

+ contributed materially, as defined by SRHT, to the income of the displaced
person during the two taxable years prior to displacement.

J. PAYMENT OF RELOCATION BENEFITS
Relocation benefit payments will be made expeditiously. Claims and supporting
documentation for relocation benefits must be filed with SRHT within 18 months from the

date the claimant moves from the displacement property. Procedures for preparing and filing
of claims and processing and delivering of payments are included as Attachment 3.
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No household will be displaced until “comparable™ housing is located as defined above.
Relocation staff will inspect any replacement units to which referrals are made to verify that
they meet all the standards of decent, safe, and sanitary as defined in Section 24.2 (a) (8) of
the Uniform Act. No household will be entitled to a rental assistance or replacement housing
payment if it chooses to move to a replacement unit which does not meet the standards of

decent, safe, and sanitary housing.

K EVICTION POLICY

SRHT recognizes that eviction is permissible only as a last resort and that relocation records
must be documented to reflect the specific circumstances surrounding any eviction.

Eviction may be undertaken for one, or more of the following reasons:

(a) Failure to pay rent, except in those cases where the failure to pay is due to the
owner’s failure to keep the premises in habitable condition; is the result of
harassment or retaliatory action; or, is the result of discontinuation, or a
substantial interruption of services; '

{b) Performance of a dangerous, and/or illegal act in the unit;

(c) A material breach of the rental agreement, and failure upon notification to correct
said breach within 30 days of Notice;

(dy  Maintenance of a nuisance, and failure to abate such nuisance upon notification
within a reasonable time following Notice;

(e) Refusal to accept one of a reasonable number of offers of replacement dwellings;
and/or,

(f) A requirement under State, or local law or emergency circumstances that cannot
be prevented by reasonable efforts on the part of SRHT.

Eviction pursuant to the Rules and Regulations for Implementation of the California
Relocation Assistance and Real Property Acquisition Law shall not affect a tenant’s right to
relocation benefits where the tenant is otherwise entitled to such benefits.

L. APPEALS POLICY

The appeals policy will foilow the standards described in section 24.10 of the Uniform Act.
Briefly stated, the displaced household will have the right to ask for review when there is a
complaint regarding any of its rights to relocation and relocation assistance, such as a
determination as to eligibility, the amount of payment, or the failure to provide a comparable
replacement housing referral.
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M. IMMIGRATION STATUS

Federal legislation (PL105-117) prohibits the payment of relocation assistance benefits under
the Uniform Act to any alien not lawfully present in the United States unless such
ineligibility would result in an exceptional and extremely unusual hardship to the alien’s
spouse, parent, or child any of whom is a citizen or an alien admitted for permanent
residence. Exceptional and extremely unusual hardship is defined as significant and
demonstrable adverse impact on the health or safety, continued existence of the family unit,
and any other impact determined by SRHT to negatively affect the alien’s spouse, parent or
child. SRHT may elect to authorize the payment of relocation assistance benefits to any
otherwise eligible displacee from non-federally authorized reimbursable funds.

In order to track and account for relocation assistance and benefit payments, relocation staff
will be required to seek immigration status information from each displacee 18 years and
older by having them self-certify as to their legal status.

If 104(d) rules apply to a household, based on the procurement of HOME funds for the
proposed Project, legal presence in the United States is not required in order to receive
eligible relocation assistance and benefits.

N. PROJECTED DATES OF DISPLACEMENT

All displaced occupants will receive a 90 day notice to vacate before they are required to
move. The earliest these notices are expected to be issued is June 2008.

0. ESTIMATED RELOCATION COSTS

The estimate of total relocation payments for 15 permanently displaced households and one
business is $40,000. This estimated relocation budget does not include relocation

administrative services or provision for any other services necessary for the implementation
of the Plan and Project.
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ATTACHMENT 1:
PROJECT SITE MAPS
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ATTACHMENT 2:
H.U.D. ANNUAL INCOME LIMITATIONS
1.0S ANGELES COUNTY

The following ﬂgurés are approved by the U. S. Department of Housing and Urban
Development for use in the County of Los Angeles to define and determine housing

eligibility by income level.

Area Median: $59,800
Family Size | Extremely | Very Low Lower Median Moderate
Low

1 Person 15,950 26,550 42,450 41,500 50,300
2 Person 18,200 30,300 48,500 47,800 57,400
3 Person 20,500 34,100 54,600 53,800 64,600
4 Person 22,750 37,900 60,650 59,800 71,800
5 Person 24,550 40,950 65,500 64,600 77,500
6 Person 26,400 43,950 70,350 69,400 ) 83,300
7 Person 28,200 47,000 75,200 74,200 89,000
8 Person 30,050 50,050 80,050 78,900 94,800

Figures are per the Department of Housing and Community Development (California),
Division of Housing Policy Development, Februnary 28, 2008.
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ATTACHMENT 3:

RESIDENTIAL INFORMATIONAL BROCHURE - SECTION 104(d)

Displacing Agency:
SKID ROW HOUSING TRUST

Project Name:
NEW GENESIS APARTMENTS

Displacing Aqencv Representative:

Overland, Pacific & Cutler, Inc.
100 W. Broadway, Suite 500
Long Beach, CA 90802

Phone: 562-304-2000

Informational Statement Content:

General Information

Assistance In Locating A Replacement Dwelling
Moving Benefits

Replacement Housing Payment

Current Housing Choice Voucher Tenants
Qualification For And Filing Of Relocation Claims
Rental Agreement

Evictions

Appeal Procedures — Grievance

Tax Status of Relocation Benefits

Lawful Presence Requirement
Non-Discrimination and Fair Housing

13. Additional Information And Assistance Available
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1. GENERAL INFORMATION

The dwelling in which you now live is in a project area to be improved by, or financed through, the
Displacing Agency using federal funds. If and when the project proceeds, and it is necessary for you
to move from your dwelling, you may be eligible for certain benefits. You will be notified in a timely
manner as to the date by which you must move. Please read this information, as it will be helpful to
you in determining your eligibility and the amount of the relocation benefits you may receive under
the federal law. You will need to provide adequate and timely information to determine your
relocation benefits. The information is voluntary, but if you don’t provide it, you may not receive the
benefits or it may take longer to pay you. We suggest you save this informational statement for

reference.

The Displacing Agency has retained the professional firm of Overland, Pacific & Cautler, Inc.
(OPC) to provide relocation assistance to you. The firm is available to explain the program and
benefits. Their address and telephone number is listed on the cover.

PLEASE DO NOT MOVE PREMATURELY. THIS IS NOT A NOTICE TO VACATE
YOUR DWELLING. However, if you desire to move sooner than required, you must contact your
representative with Overland, Pacific & Cutler, Inc., so you will not jeopardize any benefits. This is
a general informational brochure only, and is not intended to give a detailed description of either the
law or regulations pertaining to the Displacing Agency’s relocation assistance program.

Please continue to pay your rent to your current landlord, otherwise you may be evicted and
jeopardize the relocation benefifs to which you may be entitled to receive. Once the Displacing
Agency acquires the property, you will alse be required to pay rent to the Displacing Agency.

This brochure describes the relocation payments and other relocation assistance provided under
section 104(d) of the Housing and Community Development Act of 1974 (section 104(d)) to
eligible persons displaced from their homes. Persons eligible for assistance have the option of
declining the section 104(d) assistance and receiving assistance under the Uniform Relocation
Assistance and Real Property Acquisition Policies Act of 1970 (URA), if they decide that it is in

their best interest,

To be eligible for relocation assistance under section 104(d), you must be a lower-income person
(family or individual) and must move as a direct result of the "conversion" or demolition of your
dwelling unk for a project in which Federal Community Development Block Grant (CDBG), Section
108 Loan Guarantee, or HOME Investment Partnerships funds are used.

"Lower-income” means that your income does not exceed 80% of the median income for the area as
established by the U.S. Department of Housing and Urban Development (HUD).

Generally, "conversion” means that before the project, your unit had a "market rent" at or below the
HUD Fair Market Rent (FMR) standard, and, after the project, the market rent exceeds the FMR, or
the unit was converted to a nonresidential use. HUD determines the FMRs for use in its programs.
The levels vary by metropolitan area and by the size of the unit.,

The Displacing Agency will determine whether you qualify as a lower-income person and if your

home will be demolished or "converted.” If you do not qualify for section 104(d) assistance, you
may be eligible for relocation assistance under the URA.
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2. ASSISTANCE IN LOCATING A REPLACEMENT DWELLING

The Displacing Agency, through its representatives, will assist you in locating 2 comparable
replacement dwelling by providing referrals to appropriate and available housing units. You are
encouraged to actively seek such housing yourself. When a suitable replacement dwelling unit has
been found, your relocation consultant will carry out an inspection and advise you as to whether the
dwelling unit meets decent, safe and sanitary housing requirements. A decent, safe and sanitary
housing unit provides adequate space for its occupants, proper weatherproofing and sound heating,
electrical and plumbing systems. Your new dwelling must pass inspection before relocation
assistance payments can be authorized.

3. MOVING BENEFITS

If you must move as a result of displacement by the Displacing Agency, you will receive a payment
to assist in moving your personal property. The actual, reasonable and necessary expenses for
moving your household belongings may be determined based on the following methods:

* A Fixed Moving Payment based on the number of rooms you occupy (see below); or

* A payment for your Actual Reasonable Moving and Related Expenses based on at least
two written estimates and receipted biils; or

s A combination of both (in some cases); and

« Other Moving Expenses depending on program requirements

For example, you may choose a Self Move, receiving a payment based on the Fixed Residential
Moving Cost Schedule shown below, plus contract with a professional mover to transport your grand
piano and /or other items that require special handling. In this case, there may be an adjustment in
the number of rooms which qualify under the Fixed Residential Moving Cost Schedule.

A. Fixed Moving Payment (Self Move)
A Fixed Moving Payment is based upon the

number of rooms you occupy and whether or not

you own your own furniture. The payment is based Occupant Owns Furniture:
upon a schedule approved by the Displacing 1 room $625
Agencv, and ranges, for example, from $400.00 for 2 rooms 5800
one furnished room to $2,150.00 for eight rooms in 3 rooms $1,000
an unfurnished dwelling. (For details see the table). 4 rooms $1,175
Your relocation representative will inform you of 5 rooms $1,425
the amount you are eligible to receive, if you 6 rooms $1,650
choose this type of payment. If you select a fixed 7 rooms $1,900
payment, you will be responsible for arranging for 8 rooms $2,150
your own move, and the Displacing Agency will Each additional room  $225
assume no lability for any loss or damage of your Occupant does NOT Owa
personal property. A fixed payment also includes Furniture:
utility hook-up and other related moving fees. 1 room $400
Each additionalroom  $65
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B. Actual Moving Expense (Commercial Move)
If you wish to engage the services of a licensed commercial mover and have the Displacing
Agency pay the bill, you may claim the ACTUAL cost of moving your personal property up
to 50 miles. Your relocation representative will inform you of the number of competitive
moving bids (if any) which may be required, and assist you in developing a “mover” scope of
services for Displacing Agency approval.

C. Other Moving Expenses ‘
Under the Section 104(d) program, payment of a security deposit required to rent a
replacement dwelling and any credit check required to rent or purchase a replacement unit are
eligible expenses. Also, interim living costs, when required as a result of the planned

relocation program are eligible.

4 REPL ACENIENT HOUSING PAYMENT

You may be eligible for a payment to assist in renting or purchasing a comparable replacement
dwelling. If so, you may choose assistance under section 104(d) or under the URA. For most lower-
income tenants, the amount of assistance provided under section 104(d) is greater.

A Section 104(d) Rental Assistance

If you are eligible, you will receive assistance based on estimated needs for a period of 60
months. The Agency may offer you that assistance in cash or under the Housing Choice
Voucher (HCV) Program. The Agency will tell you which option it is providing to you.

e Cash Rental Assistance. A household’s “need” for rental assistance is computed by
subtracting the highest of the following calculations from the rent and estimated average
monthly utility costs for your new home (or a comparable replacement home, if that cost is

lower):

(iv) 30 percent of the household’s monthly adjusted income,
(v) 10 percent of the household’s monthly gross income, or
(vi) The welfare rent allowance {where designated).

That monthly need, if any, is multiplied by 60, to determine the totai amount that you
will receive. This amount will be paid directly to you in monthly instaliments or

other periodic payments.

Example: Let's say that your family's adjusted monthly income is $600, and the monthly
rent and estimated average utility costs for the comparable replacement home to which you
move are $350. In this case, your monthly need would be $170 [$350 - $180 (30 percent of
$600)]. Mukiplying this amount by 60 results in $10,200 of rental assistance.

* Housing Choice Voucher (HCV) (section 104(d)). You may be offered a HCV. If so, you
will also be referred to comparable replacement homes where the owner will accept the
voucher. If the rent and estimated average monthly utility costs for both the comparable
replacement home and the unit to which you relocate exceed the voucher “payment
standard,” you will qualify for cash assistance to cover the gap for 60 months.
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Advantages of HCV Assistance. The HCV assistance may continue for as long as you have
aneed. Unlike cash assistance, HCV assistance is recomputed each year to reflect changes in
your income, rent or the cost of utilities. While cash assistance will terminate at the end of
60 months, HCV assistance may continue to be available after the 60-month period ends if
you still qualify as a lower-income person.

B. URA Rental Assistance

URA rental assistance is computed by subtracting the "base monthly rent" for your present
home from the rent and average monthiy cost of utilities for your new home (or a comparable
replacement home, if that cost is lower). That monthly need, if any, is multiplied by 42, to
determine the total amount that you will receive. This amount will be paid directly to you in
monthly installments or other periodic payments. Generally, the base monthly rent for your
present home is the lesser of: (1) the monthly rent and average monthly cost for utilities, or
(2) thirty (30) percent of your gross monthly household income (if you are low-income based

ont HUD income limits).

Examples: Let's say that the monthly rent and average cost for utilities for your present
home are $250; the monthly rent and estimated average utility costs for a comparable
replacement home are $350; and your monthly gross income is $700. In this case, your "base
monthly rent" would be $210 because you are low-income and that amount (30 percent of
your income) is less than the monthly cost of rent and utilities at your present home ($250).

+ If'you rent a replacement home for 3360 per month, including estimated average monthly
utility charges, you will receive $5,880. That amount is 42 times $140 (the difference
between the "base monthly rent" for your present home ($210) and the cost for a
comparable replacement home ($350)).

e If you rent a replacement home for $310, including estimated average monthly utility
charges, you will receive $4,200. That amount is 42 times $100 (the difference between
the "base monthly rent” for your present home ($210) and the actual cost of your new

home ($310)).
C. Purchase Assistance

If you buy, rather than rent, a replacement home, you may be eligible for assistance to make a
down payment. The amount depends on the type of housing that you buy. Section 104(d)
purchase assistance is limited to mutual housing and cooperative housing. If you wish to

- purchase a house that is not mutual or cooperative housing, your purchase assistance would
be provided under the URA.

Section 104{d) Purchase Assistance.

If you buy a replacement home which is mutual or cooperative housing, you may be eligible
for assistance based on the present value of the monthly payments you would receive if you
rented a comparable replacement home for 60 months. Remember, the monthly payment is
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generally determined by subtracting 30 percent of your adjusted income from the monthly
rent and estimated average monthly utility costs for a comparable replacement home.

Example: Assuming the information in the prior section 104(d) example and a 4 percent
return on passbook savings, the purchase assistance would be $9,231. Remember, your net
monthly contribution is $180, and the monthly rent and estimated average monthly cost of
utilities for a comparable replacement home total $350. The monthly difference is $170. The
present value of 60 monthly payments of $170, discounted at 4 percent, is $9,231. The full
amount of the payment must be applied to the purchase of the mutual or cooperative housing

that you buy.

URA Purchase Assistance for Renters,

URA assistance to make a down payment is equal to the amount you would receive if you
had rented a comparable replacement home (42 times the amount obtained by subtracting the
"base monthly rent" for your present home from the monthly rent and estimated average
monthly cost of utilities for a comparable replacement home). Remember, URA assistance is
not limited to mutual housing or cooperatives.

Example: Assuming the information in the prior URA examples, the assistance for a down
payment would be $5,880. That amount is 42 times $140 (the difference between the "base
monthly rent” for your present home ($210) and the monthly rent and estimated average
monthly utility costs for a comparable replacement home ($350)). The full amount of the
payment must be applied to the purchase of your new home.

5. CURRENT HOUSING CHOICE VOUCHER TENANTS

If you are currently using a Housing Choice Voucher (HCV), when you do move, you may be
eligible to transfer your HCV eligibility to a replacement site. In such cases, a comparable
replacement dwelling will be determined based on your family composition at the time of
displacement and the current housing program criteria. This may not be the size of the unit vou
currently occupy. Your relocation representative will provide counseling and other advisory services
along with moving benefits. If the rent and estimated average monthly utility costs for both the
comparable replacement home and the unit to which you relocate exceed the voucher “payment
standard,” yon will qualify for cash assistance to cover the gap based on the assistance option chosen

(URA or Section 104(d}).

6. QUALIFICATION FOR, AND FILING OF, RELOCATION CLAIMS

To qualify for a Replacement Housing Payment, you must rent or purchase and occupy 2 comparable
replacement unit within one year from the following:

» For atenant, the date you move from the displacement dwelling.
» For an owner-occupant, the latter of:
a. The date you receive final payment for the displacement dwelling, or, in the case of
condemnation, the date the full amount of estimated just compensation is deposited in
court; or
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b. The date the Displacing Agency fulfills its obligation to make available comparable
replacement dwellings.

All claims for relocation benefits must be filed with the Displacing Agency within eighteen (18)
months from the date on which you receive final payment for your property, or the date, on which
you move, whichever is later.

7. RENTAL AGREEMENT

As a result of the Displacing Agency's action to purchase the property where you live, you may
become a tenant of the Dispiacing Agency. If this occurs, you will be asked to sign a rental
agreement which will specify the monthly rent to be paid, when rent payments are due, where they
are to be paid and other pertinent information.

8. EVICTIONS

Eviction for cause must conform to applicable State and local law. Any person who occupies the real
property and is not in unlawful occupancy on the date of initiation of negotiations, is presumed to be -
entitled to relocation benefits, unless the Pisplacing Agency determines that:
e The person received an eviction notice prior to the initiation of negotiations and, as a result,
was later evicted; or
» The person is evicted after the initiation of negotiations for serious or repeated violation of
material terms of the lease; and
» The eviction was not undertaken for the purpose of evading relocation assistance regulations.

Except for the causes of eviction set forth above, no person lawfully occupying property to be
purchased by the Displacing Agency will be required to move without having been provided with at

least 90 days written notice from the Displacing Agency.
9. APPEAL PROCEDURES - GRIEVANCE

Any person aggrieved by a determination as to eligibility for a relocation payment, or the amount of
a payment, may have the claim reviewed or reconsidered in accordance with the Displacing
Agency’s appeals procedure. Complete details on appeal procedures are available upon request from
the Displacing Agency. '

10. TAX STATUS OF RELOCATION BENFFITS

California Government Code Section 7269 indicates no relocation payment received shall be
considered as income for the purposes of the Personal Income Tax Law, Part 10 (commencing with
Section 170 01) of Division 2 of the Revenue and Taxation Code, or the Bank and Corporation Tax
law, Part 11 (commencing with Section 23001) of Division 2 of the Revenue and Taxation Code.
Furthermore, federal regulations (49 CFR Part 24, Section 24.209) also indicate that no payment
received under this part (Part 24) shall be considered as income for the purpose of the internal
Revenue Code of 1954, which has been redesignated as the Internal Revenue Code of 1986. The
preceding statement is not tendered as legal advice in regard fo tax consequences, and displacees
should consult with their own tax advisor or legal counsel to determine the current status of such

payments.
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(IRS Circular 230 disclosure: To ensure compliance with veguirements imposed by the IRS, we inform
vou that any tax advice contained in this communication (including any attachments) was not intended or
written to be used, and cannot be used, for the purpose of (i} avoiding tax-related penalfies under the
Internal Revenue Code or (ii) promoting marketing or recommending to another party any matiers

addressed herein)

11. LAWFUL PRESENCE REQUIREMENT

In order to be eligible to receive relocation benefits in federally-funded relocation projects under
URA, all members of the household to be displaced must provide information regarding their lawful
presence in the United States. Any member of the household who is not lawfully present in the
United States or declines to provide this information may be denied relocation benefits, unless such
ineligibility would result in an exceptional and extremely unusual hardship to the alien’s spouse,
parent, or child, any of whom is a citizen or an alien admitted for permanent residence, Exceptional
and extremely unusual hardship is defined as significant and demonstrable adverse impact on the
health or safety, continued existence of the family unit, and any other impact determined by the
Displacing Agency to negatively affect the alien’s spouse, parent or child. Relocation benefits will be
prorated to reflect the number of houschold members with certified lawful presence in the US.
(Section 104(d) is not subject to this requirement.)

12. NON-DISCRIMINATION AND FAIR HOUSING

No person shall on the grounds of race, color, national origin or sex, be excluded from participation
in, be denied the benefits of, or be subjected to discrimination under the Displacing Agency’s
relocation assistance program pursuant to Title VI of the Civil Rights Act of 1964, Title VIII of the
Civil Rights Act of 1968, and other applicable state and federal anti-discrimination and fair housing
laws. You may file a complaint if you believe you have been subjected to discrimination. For details

contact the Displacing Agency.

13. ADDITIONAL INFORMATION AND ASS'STANCE AVAILABLE

Those responsible for providing you with relocation assistance hope to assist you in every way
possible to minimize the hardships involved in relocating to a new home. Your cooperation will be
helpful and greatly appreciated. If you have any questions at any time during the process, please do
not hesitate to contact your relocation representative at Overland, Pacific & Cutler.
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ATTACHMENT 4:

COMMERCIAL INFORMATIONAL BROCHURE

introduction

The property on which you now conduct your business is in an area to be improved with the
assistance of the Skid Row Housing Trust (SRHMT). SRHT plans require the relocation of
existing commercial uses. If SRHT proceeds with the project, you will be notified in a timely
manner as to the date by which you must move.

Please read this information as it will be helpful to you in determining your eligibility and the
amount of your relocation benefits under the federal and/or state law. We suggest you save this

informational statement for reference.

This is not a notice to move. It is important that you do not move before you fearn what you
must do fo receive relocation paymenis and other assistance to which you may be eniitied.
SRHT has retained the services of our firm, Overland, Pacific & Cutler, Inc. (OPC), a gualified
professional relocation firm, to assist you. We are available to explain the program and
benefits. Our address and telephone number is:

Overland, Pacific & Cutler, Inc.
100 West Broadway, Suite 500
Long Beach, California 90802
Telephone: (800) 400-7356

Spanish speaking representatives are available. Si necesita esta informacién en Espahol,
por favor Hame a su representante.

Summary of Relocation Assistance

As an eligible displaced person, you will be offered appropriate financial and advisory
assistance 1o help you relocate, including:

A. Payment for your moving expenses, which include either

. A Paymaent for Actual Reasonable Moving and Reiated Expenses

. A Fixed Payment In Liglj2 of a Payment for Actual Moving and Related Expenses
B. Advisory assistance to explain the relocation process, the related eligibility requirements

and the procedures for obtaining reimbursement for moving expenses.
C. COther help as needed to reestablish your business to minimize the impact of the move.

If you disagree with SRHT decision as to your right to a relocation payment, or the amount of
the payment, you may appeal that decision.
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SOME GENERAL QUESTIONS

How Will | Know | Am Eligible for Relocation Assistance?

Ordinarily, eligibility begins on the date the owner of the property receives SRHT initial written
offer to purchase it. Therefore, you should not move before that date. If you do, you may not be
eligible for relocation assistance.

How Will SRHT Know How Much Help | Need?

You will be contacted at an early date and personally interviewed by a representative of SRHT.
The interviewer will want to get information about your current operation, as well as identify
movable personal property and non-movable improvements, determine your needs and
preferences for a replacement location, estimate the time required to vacate the premises and
your need for advance payments. During the interview, you may want to discuss other issues
relative to your move. It is to your advantage to provide as much information as possible so that
SRHT, through its relocation representative, can assist you in moving with a minimum of
hardship. The information you give will be kept in confidence.

How Soon Will | Have to Move?

Every reasonable effort will be made to provide you with sufficient time to find and reestablish
your business in a suitable replacement location. If possible, a mutually agreeable date for the
move will be worked out. Uniess there is an urgent need for the property (e.g., your occupancy
would present a health or safety emergency), you will not be required to move without at least
90 days advance written notice. It is important, however, that you keep in close contact with
SRHT so that you are aware of the fime schedule for carrying out the project and the
approximate date by which you will have to move,

| Own the Property. Will | Be Paid for it Before | Have to Move?

If you reach a voluntary agreement to sell your property to SRHT, you will not be required to
move before you receive the agreed purchase price. If the property is acquired through an
eminent domain proceeding, you cannot be required fo move before the estimated fair market
value of the properiy has been deposited with the court. (You should be able to withdraw this

amount immediately, less any amounts necessary to pay off any mortgage or other fiens on the
property and to resolve any special ownership problems. Withdrawal of your share of the
money will not affect your right to seek additional compensation for your property).

Will | Have to Pay Rent to SRHT Before | Move?

You may be required to pay a fair rent to SRHT for the period between the acquisition of your
property and the date that you move. Your rent and the terms of your tenancy will be generally
the same as in the prior arrangement.

How Will | Find a Replacement Location?
Your relocation representative will provide you with current and conrdinuing information on
available replacement locations that meet your needs. You will also be provided with the names

of local real estate agents and brokers who can assist you in finding the type of replacement
location you require, however you are urged to fake an active role in finding and relocating fo a
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location of your choice. No one knows your needs better than you do. You will want a facility
that provides sufficient space for your planned activities, You will also want to ensure that there
are no zoning or other requirements which will unduly restrict your planned operations. Your
relocation representative wili explain which kind of moving costs are eligible for reimbursement
and which are not eligible. That will enable you to cary out your move in the most
advantageous manner.

What Other Assistance Will Be Available to Help Me?

In addition to help in finding a suitable replacement location, your relocation representative will
help you secure the services of ouiside specialists, as necessary, to plan the move, as well as
provide assistance during the actual move and in the reinstallation of machinery and/or other
personal property. The range of services depends on the needs of the business being
displaced. You should ask SRHT relocation representative to tell you about the specific
services that will be available to you.

| Have a Replacement Location and Want to Move. What Should | Do?

Before you make any arrangements to move, notify SRHT relocation representative, in writing,
of your intention to move. This should be done at least 30 days before the date you begin your
move. SRHT will discuss the move with you and advise you of the relocation payment(s) for
which you may be eligible, the requirements to be met, and how fo obtain a payment.

I Plan to Discontinue My Business Rather than Move. What Should 1 Do?

If you have decided to discontinue your business rather than reestablish, you may still be
eligible to receive a payment. Contact SRHT relocation representative and discuss your
decision to discontinue your business. You will be informed of the payment, if any, for which
you may be eligible, the requirements to be met, and how to obtain your payment.

What Kinds of Payments for Moving.Expgnses Will | Receive?

Every eligibie business, non-profit organization and farm is entitled to a relocation payment to
cover the reasonable cost of moving, You may choose either:

A Payment for Actual Reasonable Moving and Related Expenses, or
A Fixed Payment for Moving Expenses (if you meet the eligibifity requirements).

What is the Payment for Actual Reasonable Moving and Related Expenses?

If you choose a Payment for Actual Reasonable Moving and Related Expenses, you may claim
the cost of:

1. Transportation of personal property. Transportation costs for a distance beyond 50
miles are not eligible, unless SRHT determines that relocation beyond 50 miles is
justified.

2. Packing, crating, unpacking, and uncrating of the personal property.

3. Disconnecting, dismantling, removing, reassembiing, and reinstalling relocated

machinery, equipment, and other personal property, and certain substitute personal
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10.

11.

12,

property. This includes connection to utilities available within the building. It also
includes modifications to the personal property, including those mandated by Federal,
State or local law, code or ordinance, necessary to adapt it to the replacement structure,
the replacement site, or the utilities at the replacement site, and modifications necessary
to adapt the utilities af the replacement site o the personal property.

Storage of the personal property not to exceed 12 months, unless SRHT determines that
a longer period is necessary.

Insurance for the replacement value of the personal property in connection with the
move and necessary storage.

The replacement value of property lost, stolen or damaged in the process of moving (not
through fault or negligence of the displaced person, his or her agent or employee),
where insurance covering such loss, theft or damage is not reasonably available.

Any license, permit or certification required of your business at the replacement location.
However, the payment may be based on the remaining useful life of the existing license,

permit, or certification.

Professional services as SRHT determines to be actual, reasonable and necessary for
(1) planning the move of the personal property, {if) moving the personal property, and (iii)
installing the relocated personal property at the replacement location.

Re-lettering signs and replacing stationary on hand at the time of dispiacement that is
made obsolete as a result of the move.

Actual direct logs of tangible personal property incumred as a resuit of moving or
discontinuing your business. The payment will consist of the lesser of:

{i) The fair market value of the item, as is for continued use at the displacement
site, less the proceeds from its sale. (To be eligible for payment, you must make a good
faith effort to sell the personal property, unless SRHT determines that such effort is not
necessary. When payment for property loss is claimed for goods held for sale, the fair
market value will be based on the cost of the goods to the business, not the potential

selling price.); or

{iy The estimated cost of moving the item as Is, but with no allowance for storage;
or for reconnecting a piece of equipment if the equipment is in storage or not being used
at the acquired site. (If you elect to discontinue your business, the estimated cost will be
based on a moving distance of 50 miles.)

The reasonable cost incurred in attempting o self an item that is not to be relocated.

Purchase of substiiute personal property. If an item of personal property which is used
as part of your business is not moved but is promptly replaced with a substitute item that
performs a comparable function at the replacement site, you will be entitled to payment

for the lesser of;

(i The cost of the substitute item, including installation costs at the replacement
site, minus any proceeds from the sale or trade-in of the replaced item; or
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(in The estimated cost of moving and reinstalling the replaced item but with no
aliowance for storage. At SRHT discretion, the estimated cost for a iow cost or
uncomplicated move may be based on a single bid or estimate.

13. Searching for a replacement location. Your business is entitled o reimbursement for
actual expenses, not to exceed $ 2,500 as SRHT determines to be reasonabile, which
are incurred in searching for a replacement location including:

i) Transportation

ii) Meals and lodging away from home.

iii) Time spent searching, based on reasonable salary or earnings.

iv) Fees paid to a real estate agent or broker to locate a replacement site, exclusive
of any fees or commissions related to the purchase of such site.

V) Time spent in obtaining permits and attending zoning hearings; and

vi) Time spent negotiating the purchase of a replacement site based on a
reasonable salary or eamings.

14, Other related moving expenses as SRHT determines to be reasonable and necessary,
including:

i Connection fo available nearby utilities from the right-of-way o improvements at
the replacement site; -

in Professional services performed prior to the purchase or lease of a replacement
site to determine iis suitability for your business operation, including but not
limited fo soil testing, feasibility and marketing studies (excluding any fees or
commissions directly related to the purchase or lease of such site). At SRHT
discretion, a reasonable pre-approved hourly rate may be estabiished

i) Impact fees or one-time assessments for anticipated heavy utility usage, as
determined by SRHT.

SRHT relocation representative will explain alf eligible moving costs, as well as, those which are
not eligible. You must be able to account for all costs that you incur; so keep all your receipts.
SRHT will inform you of the documentation needed to support your claim.

You may minimize the amount of documentation needed to support your claim, if you elect to
“self-move" your property. Payment for self-move is based on the amount of an acceptable low
bid or estimate obtained by SRHT. If you self-move, you may move your personal property
using your own employees and equipment or @ commercial mover. If you and SRHT cannot
agree on an acceptable amount to cover the cost of the "self-move,” you will have to submit full

documentation in support of your claim.

You may elect to pay your moving costs yourself and be reimbursed by SRHT or, if you prefer,
you may have SRHT pay the mover directly. [n either case, let SRHT relocation representative
know before you move. SRHT representative can help you select a reliable and reputable

mover.

When a payment for "actual direct loss of personal property" or "substitute personal property" is
made for an item, the estimated cost of moving the item may be based on the lowest acceptable
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bid or estimate obtained by SRHT. If not sold or traded-in, the item must remain at the old
location and ownership of the itemn must be transferred to SRHT before you may receive the

payment.
What are Reestablishment Expenses?

In addition to actual, reasonable moving and related expenses, a small business, non-profit
organization or farm may be eligible to receive a payment of up to $10,000 for expenses
actually incurred in relocating and reestablishing its operation at a replacement site.

Eligible expenses must be reasonable and necessary, as determined by SRHT. They may
include but are not limited fo the following:

A. Repairs or improvements to the replacement real property as required by federal, state or
local law, code or ordinance.

B. Modifications to the replacement property fo accommodate the business operation or make
replacement structures suitable for conducting the business.

C. Construction and Installation costs for exterior signage to advertise the business.

D. Redecora’cion or replacement of soiled or worn surfaces at the replacement site, such as
paint, paneling or carpeting.

E. Advertising of replacement location.

F. Estimated increased costs of operation during the first 2 years at the replacement site, for
such tems as: '

1. Lease or rental charges

2. Personal or real property taxes

3. Insurance premiums, and

4. Utjlity charges {excluding Impact fees)
G. Other items that SRHT considers essential to the reestablishment of the business.
What Experses Are Not Eligible for a Reestablishment Payment?

The following Is a non-exclusive listing of reestablishment expenditures not considered to be
reasonable, necessary or otherwise eligible:

A. Purchase of capital assets, such as, office furniture, filing cabinets, and machinery or trade
fixtures,

B. Purchase of manufacturing materials, production supplies, product inventory, or other items
used in the normal course of the business operation.

C. Interest costs associated with any relocation expense or the purchase of replacement
property.
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D. Payment to a part-time business in the home which does not contribute materially to the
household income.

What is a Fixed Payment?

A displaced business, non-profit organization or farm may be eligible to choose a fixed payment
in lieu of the payments for actual moving and related expenses and actual reasonable
reestablishment expenses. The payment may not be less than $1,000.00 or more than
$20,000.00. For a business or farm, the payment is based on the average annual net earnings
before Federal, State and local income taxes during the 2 taxable years immediately prior to the
taxable year in which it was displaced. For a non-profit organization, the payment is based on
the average of 2 years annual gross revenues less administrative expenses.

In order to qualify for this payment, SRHT must determine that:

1. The business owns or rents personal property which must be moved in connection
with the displacement and for which an expense would be incurred in such move, and
the business vacates or relocates from its displacement site.

2. The business cannot be relocated without a substantial loss of existing patronage
(clientele or net eamings).

3. The business is not a part of a commercial enterprise having more than three other
entities which are not being acquired by SRHT, and which are engaged in the same or
similar business activities.

4. The business is not operated at the displacement dwelling/site solely for the purpose
of renting such dwelling/site to others.

5.  The business contributed materially 1o the income of the displaced person during the
two (2) taxable years prior to displacement.

If the business or farm was not in operation for the full fwo years prior fo displacement, the net
earnings are based on the actual period of operation at the acquired site projected to an annual
rate. Average net earnings may be based on a different period of time when SRHT determines
it to be more equitable. Net earnings include any compensation paid to the owners of the
business, a spouse or dependents. Proof of net earnings must be furnished to SRHT through
income tax returns, certified financial statements, or other reasonabie evidence which SRHT

determines is satisfactory.

For a qualified non-profit organization, gross earnings may include membership fees, class fees,
cash donations, tithes and receipts from sales or other forms of fund collection that enables the
non-profit organization to operate. Administrative expenses are those for administrative support
such as rent, utilities, salaries, adverlising and other like items as well as fund raising expenses.
Operating expenses for carrying out the purposes of the non-profit organization are not included
in administrative expenses. The monetary receipts and expense amounts may be verified with
certified financial! statements or financial documents required by public agencies.

SRHT will inform you as to your eligibility for this payment and the documeniation you must
submit to support your claim. Remember, when vou elect fo take this payment vou are not
entitled to reimbursement for any other moving expenses.
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| Own an Qutdoor Advertising Display. What Relocation Payment will | Receive?

As the owner of an outdoor advertising display, you are eligible for a Relocation Payment For
Actual Reasonable Moving And Related Expenses. You are not eligible to receive a Payment In
Lieu of a Payment For Actual Reasonable Moving And Related Expenses.

If you choose not to relocate or replace the sign, the payment for "direct loss of personal
property” would be the lesser of: (1) the depreciated reproduction cost of the sign, as estimated
by SRHT, less the proceeds from its sale, or (2) the estimated cost of moving the sign without
temporary storage. SRHT will inform you as to the exact costs that may be reimbursed.

How do | Receive a Relocation Payment?

You must file a claim for a relocation payment. SRHT relocation representative will provide you
with the required claim forms, assist you in completing them, and explain the type of
documentation that you must submit in order to receive your relocation payments. i you must
pay any relocation expenses before you move (e.g., because you must provide a security
deposit if you lease your new location), discuss your financial needs with SRHT. You may be
able fo obtain an advance payment. An advance payment may be placed in "escrow" to ensure
that the move will be completed on a timely basis.

i you are a tenant, you must file your claim within 18 months after the date you move. If you
own the property, you must file within 18 months after the date you move, or the date you
receive the final acquisition payment, whichever is later. However, it is fo your advantage to file
as soon as possible after you move. The sooner you submit your ciaim, the sooner it can be
processed and paid. f you are unable to file your claim within 18 months, SRHT may extend

this period.

You will be paid promptly after you file an acceptable claim. If there is any question regarding
your right to a relocation payment or the amount of the payment, you will be notified, in writing,
of the problem and the action you may take to resolve the matter.

Appeals

if you disagree with SRHT decision as to your right to a relocation payment or the amount of
payment, you may appeal the decision to SRHT. SRHT relocation representative will inform you
of its appeal procedures, At a minimum, you will have 18 months from the date you move to file
your appeal with SRHT. Your appeal must be in writing. However, if you need help, SRHT
relocation representative will assist you in preparing your appeal. If you are not satisfied with the
final appeal decision, you may seek review of the matter by the courts.

Tax Status of Relocation Benefits

California Government Code Section 7269 indicates no relocation payment received shall be
considered as income for the purposes of the Personal Income Tax Law, Part 10 (commencing
with Section 170 01) of Division 2 of the Revenue and Taxation Code, or the Bank and
Corporation Tax law, Part 11 (commencing with Section 23001) of Division 2 of the Revenue
and Taxation Code. Furthermore, federal regulations (49 CFR Part 24, Section 24.209) aiso
indicate that no payment received under this part (Part 24) shall be considered as income for
the purpose of the Infernal Revenue Code of 1954, which has been redesignated as the Internal
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Revenue Code of 1986. The preceding statement is not tendered as legal advice in regard to
tax consequences, and displacees should consult with their own tax advisor or legal counsel to
determine the current status of such payments.

(IRS Circular 230 disclosure: To ensure compliance with requirements imposed by the IRS, we
inform you that any tax advice contained in this communication (including any attachments) was
not intended or written fo be used, and cannot be used, for the purpose of (i) avoiding tax-
related penalties under the Internal Revenue Code or (ii) promoting markeling or recommending
to another parly any matfters addressed herein)

Lawfuil Presence Requirement

Pursuant to the Public Law 105-117 of 11-21-87, in order {o be eligible to receive non-residential
relocation benefits in federaliy-funded relocation projects, the owner of a sole proprietorship and
all owners of a partnership must provide information regarding their lawful presence in the
United States. Sole proprietors or partnerships with owners who are not lawfully present in the
United States, or who decline to provide this information, may be denied relocation benefits.
Relocation benefits will be prorated to reflect the number of owners with certified lawful

presence in the United States.

Additional Information

If yvou have further questions after reading this brochure, please contact SRHT relocation
representative.
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ATTACHMENT 5:

RELOCATION PAYMENT POLICY REGARDING PROCEDURES

FOR PAYMENT OF RELOCATION CLAIMS

Claims and supporting documentation for relocation benefits must be filed with SRHT within
18 months from the date the claimant moves from the acquired property.

The procedure for the preparation and filing of claims and the processing and deiivefy of
payments will be as follows:

1.

Claimant(s) will provide all necessary decumentation to substantiate eligibility for
assistance. '

Assistance amounts will be determined in accordance with the provisions of the
Uniform Act.

Required claim forms will be prepared by relocation personnel in conjunction with
claimant(s). Signed claims and supporting documentation will be submitted by

relocation personnel to SRHT.
SRHT will review and approve claims for payment or request additional information.

SRHT will issue benefit checks which will be delivered to the Claimants by
relocation staff, unless circumstances dictate otherwise.

Final payments will be issued after confirmation that the Project area premises have
been completely vacated and actual residency at replacement unit is verified.

Receipts of payment will be obtained and maintained in the relocation case file.
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ATTACHMENT 6:
PUBLIC REVIEW AND COMMENTS

The Plan was available for 30-day public review between May 20, 2008 and June 20, 2008
and no comments were received.
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ATTACHMENT “E”
THE COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF LOS ANGELES, CA

RESOLUTION NO.

A RESOLUTION OF THE COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF LOS
ANGELES, CALIFORNIA REGARDING THE SUBORDINATION OF ITS USE RESTRICTIONS
PURSUANT TO SECTION 33334.14 OF THE COMMUNITY REDEVELOPMENT LAW.

WHEREAS, the Community Redevelopment Agency of the City of Los Angeles,
California ("Agency”) entered into a Loan Agreement and subsequent Amendments fo Loan
Agreement (the “Loan Agreement”) with Church and Temple Housing Partnership | pursuant to
which the Agency loaned to the Developer funds for the purpose of developing housing that is
affordabie to persons or famities of low and very low income (the " Project"); and

WHEREAS, a new limited partnership, New Genesis Apartments, L. P.
("Developer"), was formed in 2008 {o struciure the land so that both the Genesis Hotel and the
contiguous parking lot are part of the same parinership; and

WHEREAS, the Loan Agreement requires covenants to be recorded against the
Project placing certain limits on the maximum rents that can be charged, and the maximum income
that can be earned by tenants qualified to rent such housing (the "income and Rent Restrictions™);
and

WHEREAS, Section 33334.14 of the Community Redevelopment Law permits the
Agency, under certain circumstances, to subordinate the Income and Rents Restrictions fo the lien
of a lender providing financing for the Project; and

WHEREAS, the Developer has obtained commitments of financing from lenders
conditioned upon the subordination of the Agency's Income and Rent Restrictions; and

WHEREAS, there has been presenied o the Agency evidence sufficient on which to
find that an economicailly feasible alternative method of financing the Rental Project on

substantially comparable terms and condilions, but without subordination, is not reasonably
available.

NOW, THEREFORE, THE COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF LOS
ANGELES, CALIFORNIA, DOES HEREBY RESOLVE AS FOLLOWS:

1. The Agency hereby finds that an economically feasible alternative method of financing the
Project on substantially comparable terms and conditions, but without subordination, is not
reasonably available.

2. The Agency hereby authorizes the Administrator of the Agency, or such other official of the
Agency as the Administrator may designate, to take such actions as may be necessary in order to
subordinate the Agency's Income and Rent Restrictions to the lien of the lenders providing
financing for the Project, but only upon receipt by the Administrator or such designee of written
commitments from such lender, reasonably designated to protect the Agency's investment in the
event of default, such as the following:



(a) a right of the Agency to cure a default on the loan;

(b) a right of the Agency to negotiate with the lenders after a notice of default has been
issued by the lenders;

(c} a right of the Agency to purchase the project from the Developer at any time after a
default on the loan; and

(d) an agreement that if, prior to foreclosure of the loan, the Agency fakes title to the

project and cures the default on the loan, the lender will not exercise any right it may have to
accelerate the loan by reason of the transfer of title to the Agency.

ADOPTED BY AGENCY ON:



THE COMMUNITY REDEVELOF  INT AGENCY OF THE CITY OF LOS ANGELES, CALIFORNIA

~Atachment "F”

RESOLUTION NO.

A RESOLUTION OF THE COMMUNITY REDEVELOPMENT AGENCY OF THE
CITY OF LOS ANGELES, CALIFORNIA, CERTIFYING THAT IT HAS REVIEWED
AND CONSIDERED THE CITY OF LOS ANGELES MITIGATED NEGATIVE
DECLARATION, FOR THE NEW GENESIS APARTMENTS PROJECT IN THE
CITY CENTER REDEVELOPMENT PROJECT

WHEREAS, New Genesis Apartments, L. P. the project developer, proposes to demolish the
Genesis Hotel and construct a five story structure containing 88 affordable efficiency units and six
one-bedroom units for a total of 106 units; and

WHEREAS, the City of Los Angeles {"City") was the lead agency under the Caiifornia
Environmental Quality Act (*CEQA™) for the Project and prepared a Mitigated Negative Declaration,
ENV -2008-1744-MND ("MND"), for the Project; and

WHEREAS, the MND for the Project was adopted and the Project was approved by the City
on July 25, 2008.

NOW, THEREFORE, BE IT RESOLVED by the Community Redevelopment Agency of the
City of Los Angeles, California, as follows:

1. The Agency’s discretionary approval is required to execute an Assignment, Assumption
and Approval Agreement and to execute a Bridge Loan Agreement in an amount not to
exceed $2,100,000.

2. Accordingly, the Agency is a Responsible Agency pursuant to CEQA (Pubiic Resources
Code Section 21069, State CEQA Guidelines Section 15381). As a Responsible
Agency, the Agency considered the environmental effects of the Project as shown in the
City of Los Angeles’ MND. (Siate CEQA Guidelines Section 15096.) '

3. Based on such review and consideration, the Agency hereby determines:

a. Nosubstantial changes are proposed in the Project that will require major revisions
o the MND.

b.  No substantial changes have occurred with respect to the circumstances under
which the Projectis being undertaken that will require maior revisions fc the MND;
~and

¢.  Nonewinformation of substantial importance to the Project, which was not known
or could not have been known af the time the MND was prepared has become
available.

ADOPTED:



ATTACHMENT “G”
THE COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF LOS ANGELES, CA

RESOLUTION NO.

A RESOLUTION OF THE COMMUNITY REDEVELOPMENT
AGENCY OF THE CITY OF LOS ANGELES, CALIFORNIA AND
OF THE CITY COUNCIL OF THE CITY OF LOS ANGELES
TRANSFERING $2,100,000 INTO THE LOW AND MODERATE
INCOME HOUSING TRUST FUND, TO PROVIDE FINANCIAL
ASSISTANCE FOR THE DEVELOPMENT OF 106 UNITS OF
AFFORDABLE HOUSING LOCATED AT 452-458 S. MAIN
STREET OUTSIDE OF THE BUNKER HILL REDEVELOPMENT
PROJECT AREA FOR THE CITY CENTER REDEVELOPMENT
PROJECT - AREA AND OF THE FINDING THAT THE
DEVELOPMENT OF THIS AFFORDABLE HOUSING PROJECT
1S OF BENEFIT TO THE BUNKER HILL REDEVELOPMENT
PROJECT AREA FOR CITY CENTER REDEVELOPMENT
PROJECT AREA ‘

WHEREAS, the Agency desires to provide for creation of dwelling units’
restricted to low and very low income persons during the existence of City Center
Redeveiopment Project Area implementation; and

WHEREAS, the Agency has established the City Center Redevelopment Project
Area Low and Moderate Housing Trust Fund into which funds may be appropriated and
expended by the Agency to develop dwelling units for low and very low income persons within
said Project Area:

NOW, THEREFORE, THE COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF LOS
ANGELES, CALIFORNIA, AND THE CITY COUNCIL OF THE CITY OF LOS ANGELES,
CALIFORNIA DO HEREBY RESOLVE AS FOLLOWS:

1. The City Council of the City of Los Angeles and the Agency do hereby
transfesr the sum of $2,100,000 from Cl11200 ("Downtown Women's Center*) to CT1050
{(*Downtown Mousing Opportunifies™).

2. Such funds shall be held in the City Center Redevelopment Project Area
Low and Moderate income Housing Fund untii expended by the Agency to provide financial
assisiance for the development of 108 units of affordable family housing located at 452-458 8.
Main Street in the City Center Redevelopment Project Area,

3. By adopting this resolution, the City Council and the Agency hereby find
thal the housing described hereinabove in Section 2 of this Resolution is of benefit to the
Bunker Hill Redevelopment Project Area for City Cenier Redevelopment Project Area in
conformity with the legal requirements of Health & Safety Code Sections 33334.2(g), 33334.6
and 33413 to the extent set forth herein. The payment of funds into the City Center
Redevelopment Project Area Low and Moderate Income Housing Trust Fund as required by
this Resolution pursuant to said Sections 33334.2 and 33334.6 shall constitute an obligation



and indebtedness of the Agency for the City Center Redevelopment Project Area Low and
Moderate Income Housing Trust Fund to the extent of providing for the deveiopment of up to
106 units, as generally described in Section 2 hereinabove.

4, The City Council and the Agency hereby find, determine and resolve that
the use of Bunker Hill Low and Moderate Housing Trust Funds outside of the Bunker Hill
Redevelopment Project area as described hereinabove in Section 2 of this Resolution is of
benefit to the Bunker Hili Redevelopment Project Area, This finding is based on the finding and
declaration of the California State Legisiature set forth in said Section 33334.2(g) that the
provision of affordable housing pursuant to said Section 33413 is always of benefit to a project.

5. The Agency's Chief Executive Officer or designee is hereby authorized to
retain or pay all interest income earned on this appropriation into the City Center
Redevelopment Project Area Low and Moderate Income Housing Trust Fund. The Chief
Executive Officer or designee is further authorized to pay all other income, loan repayments,
sale proceeds or revenues received by the Agency arising from the expenditure of the funds
appropriated by this resolution, into the City Center Redevelopment Project Area Low and
Moderate Income Housing Trust Fund.

PASSED AND ADOPTED THIS DAY OF

I hereby certify that the foregoing Resolutions were adopted by the City Council of the City of
Los Angeles, California, at its regular meeting held , 2008.

IN WITNESS WHEREOF, | have hereunio set my hand and affixed the official seal of the City
of Los Angeles on this , 2008,



ATTACHMENT H

THE COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF LOS ANGELES,
CALIFORNIA

CONSTRUCTION CAREERS AND PROJECT STABILIZATION POLICY

WHEREAS, redevelopment is a process intended to revitaiize blighted urban areas by
reversing the decline of urban neighborhoods which, due to physical and economic factors,
have been rendered economically useless or crippled; and

WHEREAS, to implement this redevelopment process, the Community Redevelopment
Agency of the City of Los Angeles (CRA/LA) and the Los Angeles City Council have adopted
numerous redevelopment project areas in specified geographic areas of the City to alleviate
blighting conditions determined to exist there; and

WHEREAS, California Health & Safety Code Section 33422.3 provides: “To ensure
training and employment opportunities for lower-income project area residents, the agency may
specify in the call for bids for any contract over one hundred thousand dollars ($100,000) for
work to be performed in connection with any redevelopment project that project area residents,
if available, shall be employed for a specified percentage of each craft or type of workmen
needed to execute the contract or work.”

WHEREAS, the redevelopment plans for CRA/LA project areas contain objectives that
commit the CRA/LA to eliminate or reduce economic and physical blight in these project areas;
and whereas, among these objectives are: (i) promoting the development or rehabilitation of
economic enterprises including commercial, service, sporis and entertainment, manufacturing,
industrial, logistical, media, health services and hospitality that are intended to provide
employment and improve the fax base; (i) making provision for housing which satisfies the
needs and desires of the various age, income, and ethnic groups of the community; (iii)
alleviating overcrowded substandard housing conditions, and promote the development of
affordable housing units for low and moderate income households; (iv) promoting the
development of quality job opportunities for certain lower-income individuals and certain
residents of lower-income areas; and (v) coordinating redevelopment efforfs with public
programs of the City of Los Angeles and other agencies serving the metropolitan area; and

WHEREAS, these redevelopment objectives will be advanced by targeting construction
employment and training opportunities in ways calculated (i) to mitigate the harms caused by
geographically-concentrated poverty, (i) to fight unemployment and underemployment in
vulnerable populations and neighborhoods, including under-represented populations,
populations with employment barriers and youth, (iii) to advance the skills of the local labor
pool, including youth, fo enable workers to earn wages that will assist them in moving out of
poverty, (iv) to provide links to career paths for vulnerable populations and Local Residents, and
(v} to facilitate rapid completion of construction projects; and

WHEREAS, these redevelopment objectives will also be advanced, and the proprietary
interests of CRA/LA will be protected, by avoidance of labor misunderstandings, grievances and
conflicts on certain CRA/LA construction projects; and Project Labor Agreements minimize the
possibilities for such misunderstandings, grievances, and conflicts, thereby promoting project
cost containment, timely and economical project completion, and prompt repayment of financial
obligations owed to the CRA/LA; ‘

Approved by CRA/LA Board on February 21, 2008
Approved by LA City Council on April 23, 2008
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WHEREAS, Project Labor Agreements have the capacity to provide additional benefits,
including facilitation of efforts to target construction job opportunities as described above;
prompt generation of tax flow and other income to the City; and local economy boosts by
generating local construction and related jobs and job training; and

WHEREAS, the CRA/LA wishes to adopt a policy to promote the policy objectives and
protect the proprietary interests described above through targeted local hiring and project labor
agreement requirements, applicable in situations the CRA/LA deems appropriate as described
in this Policy;

NOw, THEREFORE, BE IT RESOLVED BY THE COMMUNITY REDEVELOPMENT
AGENCY OF THE CITY OF L.OS ANGELES, CALIFORNIA, AS FOLLOWS:

The CRA/LA adopts the following Construction Careers and Project Stabilization Policy:

Section . Definitions.

(1) “Affordable Housing Project” means a housing development project with a government
imposed regulatory agreement that has been or will be recorded with the Los Angeles County
Recorder guaranteeing either (a) for rental developments, that at least 40% of the residential
units will be affordable to either lower income or very low income households for a period of at
least 55 years; or (b) for homeownership developments, that at least 30% of the residential
units be priced at an affordable housing cost, as defined in Section 50052.5 of the California
Health & Safety Code, to a household earning no more than 120% of Area Median Income and
that are subject to a recorded covenant that includes either a resale restriction for at least 45
years or an equity sharing provision upon resale.

{2} “Appeal Panel” means the 3-person panel appointed by the CRA/LA Chief Exscutive
Officer to hear appeals of any liquidated damages assessment and including ai least one
individual with development/contracting experience and one member of the Community
Advisory Group.

(3) “Apprentice” means any worker who is. indentured in a bona fide construction
apprenticeship program as referenced in Section 7.11 of the Local Hiring Agreement/Project
Labor Agreement {(defined below).

(4) “Area Median Income” ("AMI") means the area median income for the Los Angeles-Long
Beach Metropolitan Statistical Area, as determined annually by the U.S. Department of Housing
and Urban Development.

(5) “Board” means the CRA/LA’s Board of Commissioners.

(6} “City” means the City of Los Angeles, California.

(7) "Community Advisory Group” means a group appointed by the CRA/LA Chief Executive
Officer made up of representatives of community-based organizations.

20f 14
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(8) “Community Area Resident” means an individual whose primary place of residence is in
the City of Los Angeles and is within the CRA/LA determined project impact area, typicaily
bounded by a 3-mile radius of the Project Area in which the Covered Project is located.

(9) “Contractor” means any person, firm, partnership, owner operator, limited liability
company, corporation, joint venture, proprietorship, trust, association, the developer, or other
entity that is properly licensed for the work undertaken, that enters into a contract for
performance of construction work on a Covered Project. “Contractor” includes subcontractors
of any tier and requires the said “Contractor’ to posses any license required by state or federal
law.

(10) “Core Worker” means an employee who appears on the Contractor's active payroll for
80 of the 100 working days before award of the construction contract.

(11) "Covered Project” shall have the meaning set forth in Section Il of this Policy.

(12) “CRA/LA Agreement” means any Board-approved agreement for the development of a
project within a redevelopment project area or as allowed by law elsewhere in the City. A
CRA/LA Agreement includes, without limitation, a Disposition and Development Agreement,
Owner Participation Agreement, Master Agreement for the Development of Property, Loan
Agreement, Ground Lease Agreement, and similar agreements.

(13) “CRAJ/LA Coordinator” means the CRA/LA employee designated by the CRA/LA to
administer and implement the terms and conditions of this Policy.

(14) "CRAJLA Investment” means financial assistance provided by the CRA/LA to a
Developer, expressly articulated or identified in writing by the CRA/LA. CRA/LA Investment
shall include, but not be limited fo: Grants (defined below); rent subsidies or reductions;
Qualifying Loans (defined below); loan forgiveness; CRA/LA-approved bond financing
(excluding conduit bond financing); a sale or lease of CRA/LA-assembled land for less than its
fair market value (i.e., a “land write-down”), except to the extent necessary for the development
of an Affordable Housing Project on such land; contingent obligations taken on by the CRA/LA
such as any guaranty or pledge of CRA/LA funds; and CRA/LA fee reduction or fee waiver.
None of the following shall be considered a “CRA/LA Investment” for purposes of this Policy: a
loan on terms comparable to those achievable outside the CRA/LA; the sale or lease of
CRA/LA-assembled land for less than its fair market value to the extent such land write-down is
necessary for the development of an Affordable Housing Project on such land; a variation of
less than 50,000 square feet, a Transfer of Fioor Area Rights in excess of 50,000 square feet,
or other discretionary approvals from the CRA/LA; nor CRA/LA staff or financial planning
assistance.

(15) “CRA/LA” means The Community Redevelopment Agency of the City of Los Angeles,
California.

(16) “Craft Request Form” means a document through which Contractors shali request
workers from Unions, in the form set forth as Attachment B to the LHA/PLA.

(17) “Developer” means a person, firm, partnership, limited liability company, corporation,

joint venture, proprietorship, trust, association, or other entity entering into a CRA/LA
Agreement with the CRA/LA.
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(18) “Disadvantaged Worker" means an individual whose primary place of residence is
within the City and who, prior to commencing work on a Covered Project, either (a) has a
household income of less than 50% of the AMI or (b} faces at least one of the following barriers
to employment: being homeless; being a custodial single parent; receiving public assistance;
lacking a GED or high school diploma; having a criminal record or other involvement with the
cririnal justice system; or suffering from chronic unemployment.

(19) "“Floor Area” means the area in square feet confined within the exterior walls of a
building, but not including the area of the following: exterior walls, stairways, shafts, rooms
housing building-operating equipment or machinery, parking areas with associated driveways
and ramps, space for the landing and storage of helicopters, and basement storage areas, as
defined in accordance with Section 12.03 of the Zoning Code, City of Los Angeles Department
of Building and Safety. In computing the total floor area within a building, the gross area
confined within the exterior walls within a building shall be considered as the floor area of that
floor of the building, except for the space devoting to stairways, elevator shafts, light courts,
rooms housing mechanical equipment incidental to the operating of buildings, and outdoor
eating areas of ground floor restaurants, as defined in Section 12.21 1-A(5) of the Zoning Code.

(20) “Grant” means that form of CRA/LA Investment for which no repayment is required or
expected so long as the terms of the CRA/LA Investment are met.

{21) “Jobs Coordinator” means an independent third-party individual or entity with whom
the Developer or the CRA/LA enters into a contract to facilitate implementation of the Local
Hiring Requirements established pursuant to this Policy.

{22) “Joint Adminisirative Committee” means a six-person commitiee consisting of the
CRA/LA Chief Executive Officer or designee; the CRA/LA Regional Administrator or designee
for the Covered Project, g Developer or Coniractor representative; and three Union
representatives to be appointed by the Trades Council,.established to monitor compliance with
the terms and conditions of the Policy and LHA/PLA.

(23) "LA/OCBTC” means the Los Angeles/Orange County Building Trades Council.

(24) "Lease Agreement” means any wrillen agreement whereby the CRA/LA allows
another entity the use of CRA/LA-owned real property for a period of time in exchange for
monetary or other remuneration.

(25) “Letter of Assent” means a document through which a Contractor accepts the terms of
the LHA/PLA, in the form set forth as Attachment A to the LHA/PLA.

(26) “LHA/PLA" means the Local Hiring Agreement and Project Labor Agreement attached
as Attachment One to this Policy.

(27) “Local Hiring Requirements” shall have the meaning set forth in Section Il of this
Palicy. |

(28) “Local Hiring Schedule” is the plan presented by the Developer and approved by the
CRAJ/LA or Chief Executive Officer as described in Section V(2) of this Policy.

(29) “Local Resident” means an individual whose primary place of residence is within the
City and is within the zip code containing at least part of one census tract with a rate of
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unemployment in excess of 150% of the Los Angeles County unemployment rate, as reported
by the State of California Employment Development Department at the commencement of the
Covered Project.

(30) “Non-Responsible Contractor” means a Contractor who meets the definition of non-
responsible Contractor in the CRA/LA’s Policy on Contractor Responsibility.

(31) “Policy” means this Construction Careers and Project Stabilization Policy.

(32) "Prime Contract" means a contract entered into by a Contractor and either the CRA/LA
or a Developer for construction of a Covered Project.

(33) “Prime Contractor’ means a Contractor that has entered into a Prime Contract.

(34) “Project Area” means an area adopted by the CRA/LA and the Los Angeles City
Council in specified geographic areas of the City for the purpose of redevelopment, disaster
recovery, earthquake recovery, and revitalization consistent with the requirements of the
California Redevelopment Law (Section 33000 et Seq. of the California Health and Safety
Code).

(35) "Project Work” means work performed in construction of a Covered Project.

(36) “Public Improvements Contract” means a contract awarded by the CRA/LA for
consiruction of improvements that serve a public purpose (including, but not limited to,
construction of sidewalks, curbs, gutters, sewers, sitreet lights, recreation centers or facilities,
public open space and parking structures and lots) and that will be publicly owned, either by the
CRA/ILA or by another governmental entity.

(37) "Qualifying Loan” means any arrangement whereby funds or other financial or in-kind
expenditures that are provided by the CRA/LA to a Developer, or for the benefit of a
development project, are to be repaid in whole or in part by the Developer, including rebates,
loan forgiveness, interest write-downs, or any reduction of the repayment obligation.

(38) “Union” means a labor union signatory to the LHA/PLA.

Section ll. Coverage.

{1) Covered Projects. Covered Projects include development projects in the following
categories, excluding projects excepted from coverage under Section 1l (2), below.

(a) Public Improvements Confracts with a CRA/LA award amount equal to or
greater than $500,000;

(b} Proposed development projects that will be constructed on CRA/LA-owned
real property under a CRA/LA Agreement;

(c) Proposed development projects for which the Developer will receive CRA/LA
Investment totaling in the aggregate of $1,000,000 or more.
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(2) Exceptions. The following projects shall not constitute Covered Projects:

(a) Development projects including fewer than 75 units of housing or fewer than
50,000 square feet of non-residential Floor Area. However, development projects including
both housing and non-residential space shall be Covered Projects if either component equals or
exceeds 75 units of housing or 50,000 square feet of non-residential Floor Area.

{b) Public Improvement or development projects, if exclusion from a local hiring
program is required by applicable Federal law or regulation.

(3) Process to Determine Coverage of Projects.

(a) Staff Review. CRA/LA staff shall review each proposed project to
determine and document whether the proposed project is a Covered Project. When a project
qualifies as a Covered Project, CRA/LA staff shall: (i) include a bid specification requiring all
Developers and/or Contractors submitting bids or proposals in response to a CRA/LA
solicitation to agree to the terms of the LHA/PLA; (ii} insert & provision in any relevant CRA/LA
Agreement obligating the Developer to require its Prime Contractor and all other Contractors to
comply with the terms of the LHA/PLA; and/or (iii) require compliance with LHA/PLA terms
through any other form of legally enforceable obligation to the CRA/LA.

(b) Extraordinary Circumstances. If CRA/LA siaff has determined that the
proposed project qualifies as a Covered Project but nonetheless concludes that extraordinary
circumstances warrant exempting the otherwise qualified project from the application of the
requirements of this Policy, or if the staff's determination of coverage is contested or appealed
by the Developer or a Prime Contractor, such conclusions or appeals shall be documented and
presented to the Board for a Board decision as to whether it is in the CRA/LA’s interest to
exempt the project from this Policy. If the Board exempts the proposed project, then that
project shali not be considered a Covered Project for purposes of this Policy.

(4) Coverage of Parties,

(a) The LHA/PLA shall be executed by the CRA/LA and the Unions and will cover
projects initiated during a three-year period as specified therein, with two one-year extensions
at the option of the CRA/LA if certain benchmarks regarding Union intake and retention of
targeted populations are met.

{b) A Developer that retains a Prime Contractor to perform Project Work shall
agree to terms of the LHA/PLA through the relevant CRA/LA Agreement, and shall ensure that
its Prime Contractor agrees fo terms of the LHA/PLA. A Prime Contractor under a Public
Improvement Contract shall be required to agree fo terms of the LHA/PLA as a term of the
Public Improvement Contract. All Contractors performing Project Work shall be required to
execute Letters of Assent.

(c) Nothing contained in this Policy shall prohibit a Developer from negotiating
additional project-specific terms with the Unions in a side letter to the LHA/PLA, provided that
the additional terms are not inconsistent with this Policy, as determined by the Joint
Administrative Commitiee.
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{d) This Policy shall govern only construction work performed specifically for
Covered Projects. Accordingly, this Policy shall not apply to:

. A Developer's or Contractor's execufives, managerial employees,
professional engineers, supervisors (except those job classifications
covered by existing building and construction trades collective bargaining
agreements), and office or clerical employees.

ii. Work performed at the site of a Covered Project by CRA/LA or City
employees related to the ¢ourse and scope of their employment.

{e) The application of the Project Labor Agreement to the covered project shall
cease:

. when a Notification of Release of Obligation to Contractor is issued by
CRA/LA upon completion of Public Improvement Contracts;

ii. when a Certificate of Completion is issued by CRA/LA upon completion
of development projects on CRA/LA-owned real property under a CRA/LA
Agreement; and

iil. when a Ceriificate of Completion is issued by CRA/LA upon completion of
development projects for which Developer receives CRA/MLA Investment
totaling in the aggregate of $1,000,000 or more.

Section Il Local Hiring Requirements

The Prime Contractor is responsible for ensuring that the following Local Hiring Requirements
are met. For Projects with a Developer, the Developer is jointly and severally responsible with
the Prime Confractor for ensuring that these requirements are met.

(1) The following percentages shall be attained for each Covered Project:

(a) 30% of total work hours by Community Area and Local Residents. A
minimum of 30% of all hours of Project Work shall be performed by Community
Area Residents and Local Residents, with priority given to Community Area
Residents.

{b) 10% of total work hours by Disadvantaged Workers. A minimum of 10% of
all hours of Project Work shall be performed by Disadvantaged Workers with
less than 4000 hours of formal, indentured experience in the Unions at the time
they commence Project Work. These hours may be applied towards the work
hour minimums listed in Sections [1I{1)(a) and 11{1){c).

(c) Apprentice work hours by Community Area and Local Residents.

i, During the first year of the term of the LHA/PLA a minimum of 30% of all
hours worked by construction Apprentices on ail Covered Projects shall be
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i

iv.

performed by Community Area and Local Residents, with priority given to
Community Area Residents.

During the second year of the term of the LHA/PLA a minimum of 35% of all
hours worked by construction Apprentices on all Covered Projects shall be
performed by Community Area and Local Residents, with priority given to
Community Area Residents.

During the third year of the term of the LHA/PLA a minimum of 40% of all
hours worked by construction Apprentices on all Covered Projects shall be
performed by Community Area and Local Residents, with priority given to
Community Area Residents. .

These hours may be applied towards the work hour minimums listed in
Sections lI{1)(a) and HI{1){b).

(2) The employer retains authority in making individual hiring decisions.

{3) Hours worked by residents of states other than California shall not be included in
calculation of total hours of Project Work for purposes of the percentage requirements set forth

above.

Section IV.Project Labor Agreement Terms to Be Negotiated.

(1) The CRA/LA will negotiate the LHA/PLA with the LA/OCBTC. The LHA/PLA shall
include the Local Hiring Requirements described in Section It above,

(2} The term of the LHA/PLA shall be three years, with two possible one-year extensions
depending on performance by all parties to the LHA/PLA.

{3) Once a project is determined to be a Covered Project, the LHA/PLA shall apply to all
construction phases of that Covered Project that were approved by the Board during the term of

the LHA/PLA.

(4) By way of summary, this Section describes certain terms to be negotiated therein.

(a) Although no Contractor is required to be signatory to any collective
bargaining agreement, all Contractors performing Project Work shall
use Unions as their first source of craft labor.

(b) In the event that referral facilities maintained by the Unions are unable
to fill the requisition of a Contractor for local employees within a forty-
eight hour period after such requisition is made the Contractor may
seek and employ applicants from any other available source, though
Contractors are still subject to the Local Hiring Requirements, and all
tabor, union or non-union, will be dispatched through the union hiring
halls.

(c) The Unions will exert their best efforts fo recruit and identify residents of
the City of Los Angeles residing in the targeted areas and to assist
individuals in qualifying and becoming eligible for such apprenticeship
programs
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(d) Developer, Contractors, and Unions shall use and accept the Craft
Request Form attached to the LHA/PLA and the procedures written
therein to request any and aill workers from Unions, inciuding workers
qualified as general dispatch, Communily Area Residents, Local
Residents, or Disadvantaged Workers.

(e) The number of Core Workers on this Covered Project shall be
governed by the following procedure: one (1) "Core" Worker shall be
selected and one (1) employee from the hiring hall of the affected trade
or craft and this process shall repeat untii such Contractor’s
requirements are met or until such Contractor has hired five (5) "Core"
Workers for that craft and five (5) employees from the hiring hall,
whichever occurs first. If such Confractor's requirements are not met,
such Contractor then shall hire, starting with the eleventh employee, the
next ten (10) employees in the affected trade or craft exclusively from
the hiring hall list, until such Contractor’s requirements are met. If such
Contractor’s requirements are stili not met, starting with the twenty-first
employee, then one (1) "Core"” Worker shall be selected and one (1)
employee from the hiring hall of the affected trade or craft and this
process shall repeat until such Contractor’s requirement are met or until
such Contractor has hired five (5) additional "Core" Workers for that
craft, whichever occurs first. Thereafter, all additional employees in the
affected trade or craft shall be hired exclusively from the hiring hall list.
All employee hours worked, including Core Worker hours, must be
used in calculating local hire compliance.

() All Contractors performing Project Work shall employ the maximum
number of Apprentices allowed by law on this Covered Project.

(g) Unions shall not strike or otherwise engage in work stoppage due to a
dispute on a Covered Project.

(h) Unions shall track retention of Apprentices hired through this program
for so long as those Apprentices participate in an apprentice program
as referenced in Section 7.11 of the LHA/PLA. Any such training
program must be able to demonstrate, if requested by the CRA/LA, that
the program is in compliance with the applicable requirements of the
State of California. The Unions, through the Trades Council
Apprenticeship Subcommittee, will submit semi-annual retention reports
to the CRA/LA in a format approved jointly by the Unions, the Trades
Council and the CRA/LA.

(i) Unions shall provide information regarding the reasons for not
accepting referred candidates from target populations into

Apprenticeship programs, and the parties shall work jointly to resolve
those issues.

Section V. Impiementation.
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(1) CRA/LA Responsibilities. The CRA/LA will:

(a) Monitor and enforce the local hiring provisions of this Policy, assessing
liquidated damages for non-compliance where appropriate;

(b) Convene the Community Advisory Group quarterly in the first year and
semi-annually thereafter to review and advise on the implementation of
this Policy and the LHA/PLA. Efforts should be made to include at least
one community-based organization providing employment-related
services to low-income individuals; an organization with experience
providing Jobs Coordination services,; and a represeniative of organized
labor.  The Board shall consider the recommendations of the
Community Advisory Group as pait of any review of the Policy.

(2) Local Hiring Schedule. Each Developer or Prime Contractor shall submit to the
CRAJLA a Local Hiring Schedule for the entire project for approval or disapproval by the
CRA/LA’s Chief Executive Officer or designee. The Developer or Prime Contractor must obtain
approval of a Local Hiring Schedule at least 30 days before the start of construction. The
CRAJ/LA will respond to Local Hiring Schedules with approval or suggestions for changes within
two weeks of submission by the Developer or Prime Contractor. The Local Hiring Schedule
shall establish the approximate hiring timetable of construction workers by trade to be followed
by the Developer and all Contractors in order to satisfy the Local Hiring Requirements of this
Policy and the LHA/PLA. The Local Hiring Schedule shall provide the basis for the CRA/LA’s
monitoring of the project and for the Jobs Coordinator's preparation of local worker candidates.

(3) Pre-Construction Orientation. Prior to the commencement of construction, and
as soon as practicable, Developers and Prime Contractors shall contact the CRA/LA to
schedule a pre-construction orientation meeting to discuss requiremenis of the LHA/PLA,
recordkeeping, and reporting requirements necessary for the evaluation of the project's
compliance with this Policy and the LHA/PLA.

(4) Pre-Bid and Pre-Construction Meetings. The Prime Contractor shall convene
pre-bid and pre-construction meetings to educate the construction manager and subcontractors
about Local Hiring Requirements and the goals of this Policy.

(5) Jobs Coordinator. The Developer or Contractor shall engage a Jobs Coordinator
from the CRA/LA list of pre-qualified firms. The Jobs Coordinator shall provide services in
support of the Developer's Local Hiring Requirements. Among other things, the Jobs
Coordinator will:

(a) establish a point of contact to provide information about available job
opportunities;

{b) certify the status of Disadvantaged Workers;

(c) reach out fo targeted populations;

{d) conduct or coordinate programs to prepare interested residents to enter
construction jobs;

{e) develop and maintain an up-to-date list of qualified Local Residents;

(f} facilitate relationships among approved apprenticeship programs and
Contractors to enable prompt referrals;
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{g) educate Contractors regarding tax deductions, tax credits and other benefits
for which they may be eligible based on their implementation of the Local
Hiring Requirements; and

(h) assist Contractors with reporting by working with Contractors and the
CRAJ/LA or authorized representative where appropriate.

Parties with responsibilities under the LHA/PLA and/or this Policy maintain those responsibilities
regardiess of the performance of the Jobs Coordinator at the tasks described herein.

(6) Use of Craft Request Form.

(a) Developer or Contractors shall send copies of all Craft Request Forms to the
Jobs Coordinator at the same time as they are submitted to the Unions.

(b} Developers/Contractors and Unions shall maintain copies of all Craft Request
Forms submitted and/or received, including {ransmission verification
documents that are dateftime imprinted or a log of related faxes sent and
received regarding Local Hiring Requirements.

(7) Developer or Contractors shall allow the Unions at least 48 hours to provide the
requested referrals.

(8) The Developer or Contractor shall act as employer-sponsor and cover a’ﬁ least 50%
of sponsorship fees for any Disadvantaged Worker hired as an Apprentice if other sources of

funding are unavailable. The amount covered by the employer may be paid by the employer to
the Disadvantaged Worker over the first three paychecks.

Section VI.Compliance.

(1) The CRAJ/LA or its authorized representative shall determine whether a Developer
or Contractor has complied with the requirements of this Policy and the LHA/PLA.

(2) If the Deveioper or Confractor has met or exceeded the local hire targets and
signed the LHA/PLA, the Developer or Contractor is in compliance.
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(3) If the Developer or Contractor has not met or exceeded the local hire targets but
has satisfied each element of the list of activities below, the Developer or Contractor may verify
compliance through the following activities:

(@) Develop and submit CRA/LA-approved Local Hiring Schedule before
construction begins,

(b} Convene pre-bid and pre-construction meetings to educate construction
manager and subcontractors about the Local Hiring Requirements and the
goals of this Policy,

(¢) Sign LHA/PLA and obtain Letters of Assent from each construction employer;

(d) Hire Jobs Coordinator;

(e) Regularly contact and document contacting of Jobs Coordinator;

(f) Use and document use of CRA/LA-approved craft request forms sent o both
unions and Jobs Coordinator;

(g) Document appropriate waiting period for requested referrals and any lack of
responses;

(h) Document reasons for not hiring referred candidates from target populations, if
applicable; and

(i) Allow CRA/LA monitor prompt and willing access to documentation of above
activities.

{4} At the outset of each Covered Project, the CRA/LA shall determine a reporting schedule
to monitor compliance with this Policy. The reporting schedule shall be designed to
assist in identifying areas of success and addressing challenges in a timely manner.
The CRA/LA’s Chief Executive Officer or designee shall designate a standard reporting
format for all projects. Local hiring compliance reports shall be made available to the
public for review.

(5) At the conclusion of any six-month period in which a Developer, Prime Coniractor, or
Union participates in a Covered Project, that party shall report to the Board with a status
update on the operation of this Policy and the LHA/PLA with regard to that Covered
Project, including a description of any obstacles or barriers faced. Such reports shall be
made in a manner to be defined by the CRA/LA’s Chief Executive Officer or designee.
For purposes of this Section V(4), a Union is deemed to participate in a Covered Project
when it refers workers to perform Project Work.

{6} Each Developer or Contractor shall make available to the CRA/LA records and
information requested that are relevant to monitoring and enforcement of this Policy.
Each Developer or Contractor shall cooperate fully and promptly with any inquiry or
investigation the CRA/LA deems necessary in order to monitor compliance with this
Policy and/or the LHA/PLA, including allowing access 1o job sites and employees.

(7) The CRA/LA Coordinator may promulgate further guidelines or procedures, as
necessary, for implementation of this Policy.

{8} The Joint Administrative Committee shall monitor compliance with certain LHA/PLA
terms, as described therein.
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(9) Upon request of any parly to the LHA/PLA, the CRA/LA Coordinator or authorized
representative may administer the process of resolving alleged violations. This work
may include scheduling and attending arbitration hearings, providing reports and other
documents on alleged violations fo the arbitrators who will hear the case, and doing
other administrative tasks necessary to facilitate the quick and peaceful disposition of
grievances.

(10) Any Developer or Prime Contractor that exceeds each of the Local Hiring
Requirements set forth in Section Ill by 10 percent or more of the required hours, and
that has complied with the other terms of the LHA/PLA for the Covered Project, shall be
commended by the CRA/LA as a highly responsible Developer or Prime Contractor.
The CRAJLA shall publish annually a list of highly responsible Developers and Prime
Contractors to other agencies and departments, and shall recognize annually these
Developers and Prime Contractors in an advertisement in at least one national industry
publication.

Section VII. Enforcement

(1) Liquidated Damages — Notice and Cure: If the Developer or Prime Contractor is found
to be substantially out of compliance during any reporting period, the Joint Administrative
-.Committee shall meet to develop a plan for compliance. If the following reporting period’s
monitoring activities do not show substantial compliance, the Developer or Prime Contractor
shall pay liquidated damages equal to the average project wage for each hour the project fell
short of the requirement,. Liquidated damages collected pursuant to this Policy will be used by
the CRA/LLA to support the CRA/LA’s local hiring and construction job training efforts.

(2) Declaration of Non-Responsible Contractor: The CRA/LA may declare a party that
substantially and consistently violates this Policy to be a Non-Responsible Contractor with
regard to the CRA/LA’s Policy on Contractor Responsibility; as such, that party will ba debarred
from future CRA/LA contracts for a period of time. The debarment may be rescinded by the
CRA/LA upon terms and conditions acceptable to the CRA/LA, but such rescission is not
required and is solely at the discretion of the CRA/LA.

(3) Appeal: The Developer and/or Prime Contractor may appeal a liquidated damage
assessment to the Appeal Panel. Before a penalty is implemented, the Developer and/or Prime
Contractor snall be notified of the proposed penalty, served with a summary of the information
upon which the CRA/LA is relying, and provided with an opportunity to be heard by the Appeal
Panel in accordance with applicable law. At the hearing, the Developer and/or Prime Contractor
will be allowed fo rebut adverse information and fo provide evidence that it has made best
efforts to conform with the compliance procedures as described in Section VI of this Policy. The
Developer and/or Prime Contractor must exercise its right to request a hearing within five
calendar days after receipt of a penalty determination. Failure to submit a written request for a
hearing within the time frame set forth in this Section will be deemed a waiver of the right to
such a hearing, and the penalty will be implemented,

The determination of the Appeal Panel may be appealed to the CRA/MLA Board of
Commissioners under rules established by the CRA/LA. The Board’s determination shall be
based upon its review of the information upon which the Appeal Panel relied in making its
determination and that information submitted by the Developer or Contractor in contesting the
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Appeals Panel's determination. The determination of the Board shall be final and constitute
exhaustion of the Developer or Contractor's administrative remedies.

(4) The CRA/LA Coordinator shall notify the Office of the City Attorney should he/she
believe that a violation of the Policy has occurred.

(5) Estoppel Certificate: Upon the Developer’s written request, the CRA/LA shall execute,
acknowledge and deliver a written estoppel certificate stating that the Developer or Prime
Contractor for construction of the Covered Project is in compliance with the requiremenis
contained in the LHA/PLA, and whether, if assessed, all liquidated damages have been paid to
the CRA/LA. Such a cerlificate must be provided within thirty (30) days after the CRA/LA's
approval of the form of estoppel certificate, and may be relied upon by third parties.

Section VIII. Miscellaneous Legal Provisions.
(1) This Policy shall become effective upon execution of the LHA/PLA.

(2) This Policy shall be reviewed by the Board within three years after initial adoption to
determine whether it achieves the redevelopment objectives of the CRA/LA. If the Board
determines that this Palicy is not achieving these objectives, or that all responsible parties are
not contributing equally to that achievement, it may decide to revise or suspend the Policy.

(3) The provisions of this Policy shall not be applicable where prohibited by Presidential
Executive Order, Federal or State law, or where the application would violate or be inconsistent
with the terms and condition of a grant or a contract with the agency of the United States, State
of California, or the instruction of an authorized representative of any of these agencies with
respect to any grant or contract.

(4) Nothing contained in this Policy is intended to supercede the terms of the Wiggins
Settlement Agreement.

(5) If any provision of this Policy is declared legally invalid by any court of competent
jurisdiction, the remaining provisions shall remain in full force and effect.

ADOPTED
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