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ME3300
00494

Tk CRAMA BOARD OF COMMISSIONERS

FROM: CHRISTINE ESSEL, OHIEF EXECUTIVE GFFIGER

STAFF: LESLIE LAMBERT, REGIONAL ADMINISTRATOR

- MICHELLE BANKS-ORDONE, PROJECT MANAGER
JERRY HAMMOND, SENIOR HOUSING FINANCE OFFICER
LU Jefterson Boulevard and 5th Avenue Apartments.  Envirenmental Action,

Loan Agreement and Commitment Letter for Jefferson Boulevard Housing
Fartnars, L.P. not to exceed a total of $3,000,000 for development of Jefferson
Boulevard and 5th Avenue Apariments at 2401, 2415, 2421 and 2425 W.

Jefferson Boulevard in the Mid-City Recovery Redevelopment Project Area
HOLLYWOOD & CENTRAL REGION (CD 10)

INVESTHMENT COMMITTEE:  Approved January 12, 2011

RECOMMENDATIONS

That the CRA/LA Board of Commissioners take the fcﬂlowing actions:

1

Adopt a resolution cedifying that it reviewed and considerad the environmental effects of the
subject affordable housing project ("Project”) as shown in the Cily of Los Angeles Mitigated
Negative Declaration LNV 2008-3252-MND-DB-REC-1  (*MND"} pursuant to  California
Environmental Quality Act ("CEQA”} Guidelines set forth in California Code of Regulations
Section 15096(f);

Adopt a resolution making a finding that an economically feasible alternative method of
financing the Froject on substantially comparable terms without subordination of the CRALA's
deed of trust and affordability restrictions on the subject property is not reasonably avaiiable,
and authorizing subordination of CRA/NLA's deed of frust, covenants, and use restrictions to
conventional loans during hoth the construction and permanent phases of the Project; and

Adopt a resolution making findings required by Sections 33131, 33132, 33133, and 33445 of
the California Health & Safety Code, and request that the City Council adopt said resolution.

That the CRAMAA Board of Commissioners, subject to City Councll review and approval, authorize the
Chief Executive Officer or designes o

4. Execute a loan agreement and related documents with Jefferson Boulevard Housing Partners,

L.P. ("Borrower™) to provide a loan fotaling not more than $1,500,000 from the Mid-City
Recovery Redevelopment Project Area Low and Moderate Income Housing Funds ("CRA/LA
Loan”) and take such other actions as are necessary to carry out said Loan Agreement; and
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5. lssue a cormmitment letter to Borrower in an amount not to excead $1,500,000 for Slate

Depariment of HMousing and Comemunity lic»wlcnpmvmt ("HCE™y Proposition 10 Infill and
mfrastructure Grant funds o be reflected in budget ine items Affordable housing (Objective
Code MD1550) and Public improvements (MD3300) and {ake such other actions as are
necessary to carry out said commitment letier.

SUMBARY

Approval of the Loan Agreement and the commitrment letter would provide a fotal of $3 millioy ($1.8
mitlion in Froject Area Low and Moderate Income Housing Funds ("LMIHF Loan) and $1.8 miilion in
HCD Proposition 1€ HG funds (“Prop 1€ Commitment”) to the Project. The recommended actions are
necessary to permit Borrower to demonstrate a CRA/LA funding commitment needed to apply for
other Project funding sources with application deadlines in the first quarter of 2011. Release of the
described CRA/LA funds (except for $100,000 retained for relocation purposes) will occur
concurrently with the close of other Project construction loans. Additionally, such release of CRAAA
funds is conditionad on Borower's securing other funding commiiments in an aggregate amount
sufficient to allow it 1o acquire the Site and construct the Project. The total acquisition price for the Site
is $2.25 milion, and the estimated Project construction cost is $15.55 million. The Projedt is
comprised of 39 affordable family units and one two-bedroom manager's unit. It includes three
residential levels over one ground level of parking, office space and community space (including a
community service area for residents). Restrictive income and use covenants will be recorded and in
effact for a period not less than 55 years,

PREVICGUS ACTIONS

Initial Action,

DISCUSSION & BACKGROUND

Praject Sile

The Site is located near stations along the Exposition Light Rall Line and the proposed Crenshaw/LAX
Transit Corridor.  Development of this Project helps implement the Proposition 10 1IG award (to
CRA/LA) from HCD. This award funds in-fill and infrastructure projects in contiguous portions of the
Project Area (and the Crenshaw Amended Redevelopment Prcuect Area). Such projects in these two
Areas would not occur without these HCD funds.

The Project implements well the HCD grant because (1) its affordable housing units contribute to the
existing level of grant funding (the total $14.67 million grant award was based in part om the number of
units and their affordabiiity levels), (2) HCD has specifically requested that its Prop 10 funds subsidize
transit oriented housing development, and (3) infrastructure improvements built with Prop 1€ funds
must be constructed by December 31, 2012, or the award will be reduced. The Froject includes
eligible on-site infrastructure improvements under the grant such as site clearance, grading and
parking, which will be developed within the required time frame.

There are currently four structures on the Site. Thrae are former residential struchures corwverted {0
commercial use and operated as the Comerstone Learning Academy. The fourth struclure is an
abandoned service station. in July-August 2007, Barrower entered purchase agreements with the
owners of the lots comprising the Site (i.e., Lacy and Leilani McAllister, and Micheile McGinnis).
These agreements were extended through September 30, 2011 to give Borrower additional time to
obtain all funding commitments necessary to move forward with Project construction.
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Froject History and Developer

The Project genesis occurred in 2008 when New Utban Partners, LLC - comprizsed of Global Housing
Development and DN AM Construction Company ("DN AM") (*Project Sponsor”) - brought the Froject
concept to CRA/MA staff. Over the past several years competition among affordable housing
developers for limited public funds has been fierce due to the financial downturn. To improve the
Project prospects in upcoming funding application rounds, New Urban Partners LLC sought a
partnership with Thomas Safran Associates, Inc. (FTSA™). TSA is a well-established developer with a
strong track record and excelient reputation in both affordable housing developmeant and managemeant,
TSA has successfully partnered with Housing Corporation of America ("HMCA™) on fiflean affordable
housing projects, providing non-profit status for the Borrower, and will play the same role in this deal.
Jefferson Boulevard Housing Partners, L.P. is the "Borrower” of the subject CRA/LA Loan and

‘Developer” of the subject Property. A diagram of the organizational structure is presented in
Attachment H.

Constituent Members of Developer

The roles of the constituent members of Developer are contained in Memoranda of Understanding
("MOU™) between the Project Sponsor and TSA to construct and operate the Project. As general
partner of Developer, TSA will manage the overall operation of the Project and consult with Global
Housing Development, inc., the co-administrative general partner, on major decisions. TSA will also
provide supportive services to Project residents. HCA will be brought in at a laler date as the
managing general partner, and its non-profit status will improve competitiveness for public funding of
the Project. DN AM will also be a co-administrative general partner, and per the MOU, shall become
ihe Project’s prime contractor only if all of the foliowing conditions are complied with:
o A competitive bid process (acceptable to CRA/LA) is conducted for the Project contractor, and
DN AM wins the bid;
¢ DN AM provides a payment and performance bond; and
= DN AM agrees o submit to TSA's final decision-making authority with regard to the Project
{(including Project consiruction).

A final MO and/or Partnership Agreement executed by all parties must reflect the aforementioned
conditions prior to disbursement of any CRA/LA funds.

The Developer’s general pariner (TSA) has the highly experienced and successful Thomas Safran as
its principal. TSA has developed 35 affordable housing projects, of which five were CRA/LA financed:
Hollywood El Centro, La Brea Franklin Apartments, Montecito Apartments, Rittenhouse Square, and
Strathern Park. TSA has two other CRA/LA funded projects in the pipeline: Canby Woods, and
Dunbar Hotel Apartments (rehabififation).  In addition, TSA manages more than 3,000 units in
Southern California with a reputation for very sttentive maintenance and care of its residents.

As stated above, Global Housing Development, Inc. (“Global Housing™) is part of New Urban Partners
LLC. With Kaifa Tulay as its President, Giobal Housing has developed Arlington-Rodeo Apartments,
Fumbah Manor and Benton Green (all affordable housing projects, the first two funded in part by
GRAMLA). DN AM Construction, with Dae Woo Nam as its principal, has over fwo decades of
experience in afordable rental housing built withy prevailing wags workers,  HCA has developed
andfor owned 55 affordable housing complexes. Its tolal work consists of £§,341 units (mostly located
in California), and it has parinered with TSA on Riftenhouse Square, Skyline Village and Casa
Lucerna.

All constituent members of Developer are currently in good standing with the exception of DN AM
Construction (‘DN AM”). DN AM has four outstanding liens related fo a housing rehabilitation project
at 9" and Broadway in downtown Los Angeles. Once a final Cerlificate of Ocoupancy (G of O7) is
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imsued (in the near future) for this project, construction retention should be released to permit payment
of the cutstanding Heng, Funding of the CRALA Loan will be conditioned upon satisfactory release of
these lians,

Developet Selection Process

This Project was Developer-initiated with the support of Council District 10.

Proposad Project

The Site is generally siluated south of the Santa Monica Freeway and north of Exposition Blvd,
midway between Crenshaw Blvd. and Western Avenue. It fronts on Jefferson Blvd., a commercial
thoroughfare comprised mostly of a mix of older commercial structures and residential structures
converted into commercial uses. The surrounding area is predominantly residential and is
characterized by small, single-family residences dating from the 1920's and 1930’s.

The propeosed Project is & 48,802 5F, 4-story development with 9 one-badroomn apartments (705 sq.
it), 18 two-bedrooms (917 sg. i), and 12 three bedrooms (1,171 sg. ). Based on HCGD rents, 18
units will be restricted to Very Low Income households, 10 units to Low Income households, and 11
units to Moderate Income households (the two-bedroom manager's unit will be unrestricted). The
Project will include approximately 8,542 sq. ft. of circulation, lobby, office and restroom space, 1,456

sq. ft. of community and social service space, and 71 at-grade secured, covered parking spaces. The
existing structures on the Site will be cemolished.

A relocation plan is not reguired bacause only one small business currently operates on-sife with Tew
employees. However, after the CRA/LA Loan is fully executed, the existing business will be provided
relocation benefits consistent with all applicable laws and requirements. A CRA/LA-approved
relocation consultant, Del Richardson and Associates, was selected to administer the relocation
process which will be overseen by CRA/LA Real Estate staff. Relocation funds fotaling $100,000 will
be withheld from the total $1.5 million LMIHF loan amount and deposited in a separate CRAMLA
retention account.  Once relocation aclivilies/payments have been made by Developer to the
satisfaction of staff, {he withheld funds will be released to Devealoper or his vendars basaed on inveices.
in the event relocation costs exceed the amount withheld, Developer will not be compensated by
CRAJLA for the overage. Instead, Developer will be responsible for absorbing such overage.

Community Benefits

The proposed Project will eliminate existing dilapidated and deteriorated structures, site conditions, as
well as provide sound and safe housing for families and large families. Additonally, it will plant six
trees. Also, Developer will comply with all applicable CRA/LA Policies, which are listed in the Project
Summary Report (Attachment G). The Project will also provide much needed public improvements
within the contiguous portion of the Project Area and the Crenshaw Amended Redevelopment Project
Area as a result of the HCD Prop 1C liG Award preserving the $14.7 million allocation.

Financial Analysis

The proposed Project is slated o commence construclion after the Borrower successfully obtains
commitments/awards for all funding souwrces. The other sources of funding are contingent upon the
fotal $3 million commitmant comprised of $1.5 million from LMIHF and $1.5 million from Prop G
funds. If LAHD and TCAC commitments/awards are successfully obtained in the upcoming rounds,
construction could commence in late summer 2011. Developer will be allowed up {o two attempts {o
chiain LAHD and TCAC commiiments/awards. If unsuccessful, the CRALA will reconsider whether
the funds shouid be reprogrammed for other use(s).
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Upon approval of the recommendations, CRAVLA will enter into the CRALA Loan and a Commitment
Letter with Borrower, which will provide a totad of $3 million in construction loan funds that will, upon
satisfaction of the CRAJLA conditions precedent set forth in the CRAMLA Loan Agresment (“Loan
Agreement”), automatically convert fo a permanent ioan. Upon execution of the contract with the
State of California for the Prop 1C funds, a second Loan Agreement will be execuied which
incorporates the requirements of this funding. Of the total $3 million, $1.5 million of LMIHF will have a
H5-year term and 3% simple interest accruing from the date of the promissery note, payable based on
CRALA's prorata share of residual receipls loans {see Attachment B, Project Term Sheet). The
remmaining $1.5 million in Prop 1-C funds was awarded to CRALA for development of projects in a
defined geographical area in which the subject Site is situated. These Frop 1C Loan funds will have a
55 year loan term and 0% interest payable from the date of the C. of 0., also payable from residual
receipts and will only be spent for eligible off-site and on-site expenses as identified in the approved
Project proforma and required under the terms of grant.

The Prolect’s total development cost is $15.55 million, or approxdmately $298,707 per affordabla unit
($191,870 per bedraem). These figures are inclusive of 71 parking spaces, approximatety 11,000 sq.
ft. of circulation and community space, open space, LEED sustainability features and other project
amenities. Each of the $1.5 million CRA/LA administered Loans as a percentage of total development

cost is 9.7%, and the per-unit contribution to the Project for the 39 affordable units from each source
is $38,462.

CRALA is autherized to administer the use of Proposition 1 G funds under the guidelines of the
grant. HCD executed the Award Letler for the Crenshaw Coridor on May 20, 2040 (Altachment 1),
which was received by CRAJLA in August 2010.

ECONOMIC IMPACT

The following table* describes the economic impacts estimated to be created by this project.

Estimmated Construction Johs Created 86

Estimated Permanent Jobs Created 2

*The figures provided in the table about are for estimation purposes only; actual fiscai impact or job creation may be higher
or lower than these estimates. Siandardized formulas were used to generaie these figures and are based on accepted
aconometric praclices and basic tax caloulations faken from research performed by a variety of sources, including the Los
Angeles Economic Roundtable, California Redevelopment Association, LIS Depariment of Housing and Urban Developrment,
CRAMLA, and the City and Gounty of Los Angeles,

In addition to the creation of thase construction and permanent jobs, redevelopment of the site will

eliminate the existing deteriorated structures and improve the neighborhood by replacing them with a
new, high-quality apartment building that will benefit 39 low and moderate income households.

SOURGE OF FUNDS

Mid-City Recovery Redevelopment Project Area Low and Moderate Income Mousing Funds and Stale
Department of Housing and Community Development Proposition 10 Infit and tnfrastructure Grant

PROGRAM AND BUDGET IMPACT
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Recovery Redevelopment Project Avea. if-“s::%lmwn J mo cmpmwl 01 {hn P ncct, M fz"’":‘MIU of
$5,526,000 will remain for Affordabie Housing. There are sufficient funds to make any reguired State
ERAF payments. There is no impact on the City's General Fund.

ENVIREONMENTAL REVIEW

The City of Los Angeles is the lead agency for the Proposed Project for purposes of the California
Environmental Cuiality Act (CEQA).  The City Planning Department acting througn its Planning
Commission adopted ENV-2008-3252-MND-DE-REC-1 (MND) and approved the Proposed Project on
August 13, 2009. The CRA/LA’s environmental responsibility, as a Responsible Agency under CEQA,
is to consider the environmental effects of the Proposed Project as shown in the MND prepared by the
lead agency prior to acting on the Proposed Project.

The Califormia Environmental Quality Act (‘CEQA™ Guidelines sat forth in California Code of
Regutations Section 15096(5) permit the CRAMLA {0 adopt a resolution cerlifying thal it has reviewsd
and considered the environmental efacts of the Project as shown in the Gity of Los Angeles Mitigated
Negative Declaration ENV 2008-3252-MND-DB-REC-1 ("MND). CRALA stafi has completed its
review and considered the environmental effects of the Project (findings are set forth in Attachmenis
E-2 — Environmental Resolution, and E-3 - MND Attachment to Environmental Resolution).

EINDINGS

The California Environmerntal Quality Act (CEQAY Guidelines set forth in California Code of
Regulations Section 150864 parmit the CRA/LA fo adopt a resolution certifying that it has reviewed
and considerad the environmental effects of the Project as shown in the City of Los Angeles Mitigated
Negative Declaration ENV 2008-3252-MND-DB-REC-1 ("MND"). CRA/LA staff has completed its
review and considered the environmental effects of the Proiect (findings are set forth in Attachments
-2 — Envirohmental Resolution, and £-3 - MND Aftachment to Environmental Resolution).

Staff recommends that the CRAMA Board of Commissioners make a finding that an mconommal%y
feasible alternative method of financing or refinancing without subordination of CRALA's deed of trust
and affordable housing covenant is not reasonably available, but only when the CRA/MLA obtains
written commitments reasonably designed to protect the CRA/LA’s investment in the event of default
(see Attachment E-1 — Subordination Resolution). The Subordination Agreement will contain notice
provisions such as one or more of the following rights as set forth in the statute:

AL Avigiht of the CRALA o cure a default on tha loan(s).
B. Aright of the CRAJLA to negoliate with the lender after notice of default from the lender.

C. An agreement that if prior to foreclosure of a loan, the CRA/LA takes title to the property
and cures the default on the loan(s), the lender will not exercise any right it may have to
accelerate the loan(s) by reaseon of transfer of fitle to the CRA/LA.

D Hight of the CRALA to purchase property froms the owner at any time after a default on the
foan(s).

Staff recommends that the CRALA Board of Commissioners make findings as required by Sections
33131, 33132, 33133, and 33445 of the California Health & Safety Code regarding public
infrastructure impm\/emen‘ts to be financed with HCD Proposition 1C 1IG proceeds awarded to the

.....

CRALA (Atachment -4 Joint Resolution).



JEFFERSON BOULEVARD A 5TH AVENUE APARTMENTS o ' Page 7

As Indicated in Attachment G, Affordalble Housing Information, with the aporoval of this proposal, the
Mid-City Redevelopment Project will not have provided sufficient affordable housing units to comply
with the 15% Inclusionary Housing requirerment. CRA/LA staff expects to come into compliance on or
before the December 31, 2014 statutory compliance deadline as the result of the development of one

or more proposed affordable family projects on CRA/LA-owned sites that are currently under
consideration.

As indicated in Attachenent ©, with the approval of this proposal, the Mid-City Recovery
Redevelopment Project will not have spent funds from the Low and Moderate Income Housing Fund
iy proportion to need, in that the amount of LMIEF spent to date on Senior Housing will exceed the
allowable percentage. CRAVLA stafl expects to come into compliance on or before the December 31,
2014 statutory compliance deadline as a result of funding the development of one or more proposed
non-age restricted affordable housing projects currently under consideration,

The State Fedevelopment Law was amended in 1989 (Section 33334.14) to allow subordination of
income and use restrictions. The subordination is permitted when the CRALA makes a finding that an
economically feasible alternative method of financing or refinancing without subordination is not
reasonably available and when the CRA/LA obtains written commitments reasonably designed to
protect the CRA/LA's investment in the event of default.

Currently, CRAMLA staff is not aware of any domestic lending institulions willing fo provide
conventional financing without subordination of covenants, as well as CRALA loans. Such well-
margined low-risk loans are still eligible for credit under the Community Reinvestment Act. The
conventional construction and permanent lender has indicated that subordination of the CRA/WLA’s
covenants will be required.

it is anticipated that the Loan Agreement will authorize the CRAJLA Chief Executive Officer or
designee to take such actions as may be necessary to implement it, including, but not limiled to,
axecuting related CRAMLA lean documents and taking the following actions: (1) approving revisions to
the Project Budget, so long as the changes do not increase the amount of the CRA/LA lLoans or
otherwise have a material adverse impact on the feasibility of the Project; (2) negotiating and
executing subordination agreements meeting the requirements of Caiifornia Health and Safely Code
Section 33334.14, and making reasonable modifications to the CRA/LA loan documents that may be
requested by any Senior Lender or Tax Credit Equity Investor, so long as such changes do not
adversely affect the receipt of any material benefit by CRA/MLA, (3) negotiating and executing Inter-
creditor Agreements with and Estoppel Certificates to other lenders, to the extent such Inter-creditor
Agreements and Estoppel Certificates are consistent with the terms of the Loan Agreements; (4)
approving certain non-material revisions {o the terms of the Loan Agreements reasonably requested
by a Permitted Lender or Tax Credit Equity Investor; and (5) administrative actions such as

disbursement agreementis and reporting procedures necessary to secure and reimburse HCD
Proposition 1C 1IG funds.

PROJECT SUPPGRY

Gouncilmember Herb Wesson and the Mid-City Project Area Commitiee support the recommended
actions.
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Christine Essel
Chief Executive Officer

By
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Calvin E. Hollis” *
Chief Operating Officer
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There is no conflict of interest known to me which exists with regard to any CRALA officer or
employee concerning this action.

Attachment A: Location Map
Attachment B: Project Term Sheet
Attachment C: Affordable Housing Information
Attachment D: Sources/Uses
Attachment E: Resolutions
1. Subordination Resolution
2. Environmental Resolution
3. MND Attachment to £nvircnmental Resolution
4. 33131, 33132, 33133 and 33445 Resolution
Attachment F. Elevation
Altachment G: Project Summary Report
Attachment H: Organizational Structuse
Attachment I HCD Prop 1C 11G Award Letler



ATTARCHMENT A
LOCATION / SITE MAP
JeHerson Bhve. & 5% Ave. Apts.

2401, 2415, 2421 and 2425 WL Jetferson Boulevard Los Angeles, CA 90018
Hollywood/Gentral Region, Mid-City Recovery Redevelopment Project Area

Location / Sile Map
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Froject Name:

ATTACHMENT B
PROJECT TERM SHEET

e

Jeffarson and 5 Apdrtmonta

Address

2401, 2415, 2421 and 2425 W. Jefferson Boulevard

Region and Project Area:

Hoilywood/Central, Mid-City Recovery Redevelopment Project Area

Borrower (Legal Entity):

Jefferson Blvd. Housing Partners, L.P.

Developer/Sponsor

New Urban Parthers, LLC, Hsg Corp of Armetica
and Housing Corporation mf America

. Thamas Safran Assoc, Ing,

Todal # of Units / Alffordable

e

Mew Cnstr. or Acg. & Rehab.

[ﬁ@ﬂwm’%ﬁ“W“MWWMIWMWWH e

New Construction

Family I Semori Special Ne

e
Aliﬁp[anc,@gg Value of Property

i i
$3.3 million Date of Appraisal

/Aprl'g 2008

Total Developrment Cost f Per Unit

WWHWWWWWWWWWNWWWWWW

GRALL Loan Amount:

$15,540 588 /3388,740 (40

ﬂWWWMWWWWWWMWWWWMWWWWWWWWMWMWHMW

31.5mm {excludes & commitmant for an additional $71.5mm from Prap 1C HE)

Per Total Units
Per Affordabie Units

$37.500
$38,462

Source of CRA/LA funding:

Mid-City Recovery Redevelopment Project Area Low and Moderate income
Housing Funds ($1.5mm)

Interest Rate/Term of Loan:

CRA/.A 3.0%, &5 yrs,

Feor what is CRALA paying:

{check all applicable categories)

X From LMIHTE CRAJLA Is reimbursing for 1) acquisition (acquisition will
occur concurent with the construction loan closing — CRAVLA is not making
an “acquisition” loan, but a portion of its funds will be used for reimbursement)
and 2) relocation.

0O  Predevelopment/Soft Costs
X Relocation

X Construc‘{lon/Hard Costs

1,}‘i.=f”7fEF T

CRALA Lien Priority?
Subaerdination of Housing
Covenant?

3!0! poc;mon (=et Tor & " position if HCD and/or AHP require
subordinaiiony, list all senior lenders: Union Bank, LAHD {and possibly HCD
and/or AHP)

Yes

Gther Project Funding Sources:

o (if yes, prepare 33334.14 findings)

TCAC - 9%

CDLAC — 4%

CDLAC/Bond Only (no tax cradiis)
LAHD

MHSA

HCD:TOD  INFHLL G MEP
&1 City of Industry

AHP

Other: Developer equity

0O O 0 x

O

GHE

X

Any special provisions/conditions
w% wrﬁheum or subsequant?
___________ o Adlocation by TOAG

Wi ihxn hc}w ey rounds;
commitrment from other funding
sources {may include commitment of
equity factor); timing of CRA/LA
funding; non-disturbance agreemeant
if it is a leasehold deal; any unique,
project-specific issua?

Developer has oblained several extensions 1o its Purchase & Sale
Agreement. The Loan Agreement will provids for 2 attempts to oblain LAMD
and TCAC commitmenis/awards,

Project Term Sheet - Affordable Housing



. Yes

Consistent with CRAMLA Housing | X No (if No, brief justification for deviation): The non-age restricted
Policy? affordable housing percentage exceeds 20%, but is expected to coma into
sormpliance with funding of future family projacts.

Freject Term Sheet — Affordable Housing




ATTACHMENT C
AFFORDABLE HOUSING INFORMATION SHEET

Project Mamg:  Jatforson & 5th Apts. CEALA Ragion;  HollywoodiGentral
Froject ddress: 2401, 2415, 2421 and 2425 W, Jefferson Boutevard Projoct Asea:  Mid-City Recuvery Redeveloprant PLA,
Froject Devedoper: .Ieffer;on Houlevard Housing Pariners, LP Date of Pra Ferva: 111404

]

i‘ﬁ”jHHu

L) =1 e )
Extremely Low Inceme (s30% AMIY $331 §378 $428 5473 $510
Very-Low income (31% - 50% AMI) $551 $630 $709 $788 $BS4
Low Ingeme (51% - 80% AMY 562 $756 $851 5945 $1.021
Moderate Ineanse (81% - 120% AMI) §1,218 $1,386 31,559 $1,733 $1,871
Manager's Unit 10 $0 0 $0 $0
iLInrestricted Miarket Market Mzirieat fviarkerd Mariet

Very-Low Income 8 5 1
Low income 2 5 3 10
Moderate Income 2 5 4 11
Manager's Lnit 1 1

Unrestricted o
TOTALS o 9 ih] 12 0 49

30% AML 2 2 4 10%
35% AMI 0 0%
40% AMI 2 6 3 11 28%
45% AN 0 0 0 0%
50% AMI 5 8 5 16 40%
5% AMI 0 0%
60% AML 2 4 2 B 20%
{Manager's Unit 1 i 3%
Unrestricted a 0%
TOTAL UNITS 1 ] 18 12 Q 40 100%

il i (Jiﬁlmﬂ[m”tflJ T " | ;
Hﬂlmmﬁﬂfﬁﬂﬂmﬂm i 'Hﬁti:éﬂtﬂll&iﬁ &ﬁiﬁﬁil!!!!ﬁ&iﬁﬁ!ﬁiﬁﬁﬁftﬂﬂiﬁﬁﬁﬁi:m Mﬁiﬁﬁﬂiﬂi iﬂﬂﬂﬁiﬁﬁﬁifﬁ!ﬁﬁﬁﬁfﬁfﬁﬁﬁfﬂfﬁfﬁﬁﬁﬁ%ﬁ“ﬂiﬂlmm

cine il
Gan MM

Very-Low Incoma A6% 40% of 15%
,}.“_- ! Cl 26Y b

Low Income 1__1 55% I 6% 129 U% 0% of 15%

toderate income 17 8% 14 28% 28 1%

TOTAL 218 100% 29 : 100% 257 100% Y

il i il il
iﬂlﬁﬂﬁEﬁﬁﬂHﬁHjIIllﬂmmﬂmﬁiﬂfﬂﬂIlllllllﬂllllﬂlll!!llllllllﬂ!!lllllﬂ]lllllll@lllﬂlll!llmlfﬂzﬁii!fﬁiﬂﬂm Eﬁﬁﬁ&!&fﬁfﬁﬁfﬁ@ﬁﬁiﬁiﬁ&lﬁﬁ!ﬁﬁ!‘!!ﬂiﬂiﬂﬁiiﬂiiﬁﬁ E!EEEEE!EE!i!ii!i!i.’!liiiiiiiiiilil!!ﬁﬂﬂﬂiﬂﬂ!!ﬁ!ﬂﬂ!!;&!iﬂﬂiiiﬁfﬁi st

Very-Low Incoms 51,384,615 44% At least 45%
Low Income RN [ 40% 769,231 26.0% 1 80? D’iz 32% At lsast 26%
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Aqe Restricted Maximum 20%
[Non-Acn Restricied 985,000 38% ﬂ:.S,OE}D.OOO 100% ‘SUS_DDO 1% Minimum 80%
TOTAL $2,425,000 150% 55,000,000 100% 3;5,595,000 o0, R
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At least 30% A least 10%

31% - 50% ANl a7 65% ’ 0 Al lezst 20%

5% - G0% AN g 21% Wi Alloast 10%

1% - 120% Al 0 0% RRaximurm 30% NIA NI

Klianacier's Uit [ D% M NSA N

N - P o o, GRS N N &, N o
TOTAL 39 100% R RN

The CRALA goalis to produce exiremely low-income units whenever feasible. No project shall be funded in which the only assisted unifs are for moderais fncorne households.






o) E6LG5LCE00 STEPEEILF G G8L6FEZI00 SGLYTIET0 0 84/886£92°0 19LLEGEEL 0 800 UoRgInysuan B10 ] %

0 0pseL FEEE TP09L GTLEE 00004 §4'129201L 06064 qup Jed &
%80t orLiases 2EEYSELS o4 400'005% grely'es 000'52L' L% 500°00vS 0L8VOVFE 000'000°E%  {HusuEubisd w0l
%0} 79 0F 092918 000008 000'9Z4 000'00F 204 19doleaac
%3 006'02 §00'9E8% 200'928 s1s09 Buloueury
% SLE'E 00%'GELS 000°'sE L €809 dnued
%E 66701 D38 HEPS 998" LIy 51§07 LORONISUON 1084pU]
At A G1.607'6% ey 000'GEL'L LE0'ELr'e 000'008" 1§ $1507) UORONNSLOD 19841G
bt £8Z'L1 68C°1698 1 6eL'168 SEpIg/siiiied/sasd
£i0'19 005'0PY'ES | 1 005'0%6 S0C'00S' 1S §803 Buisaid g uomsinboy
T : L : v : L T o o : G C - LNTNYINEES
0 L9065ZE£60°0 £48521960°0 SELLOLEGED 0 2/4586£98°0 LSLLEGZELG  §SOJ UGHSRASUCD (elal %
o 0529¢ BEZYE L9ELE 00561 0 G11E9T0! 00054 T 9L &

k5 5H oviieses 22G°5¥3'9LS 0% 000'08%'L$ §LIvEY LS 000'005°68 8% 0L8'PGLFS 000°000'sS fa_.ﬁ?ﬁmoo 2wl
%L SZ9'0¥ 000°529'L S 000'08¢' L 900'6.2 @24 JedolBAR(:
%5 N06'0Z BOO'GERS 200'9€8 s1507) Buduety
%L SIE'E 060'6e1L4 000'001 008'SE 51500 dn-jusy
8620 9961 EvS 804 '8ve 95¢'€0 $1807 UOINNSURD j33anU|
vyT GEE L1807 6% prL'0eE'S LED'ELP'T 000°008'L SIS57) UONONASUGY 10847
£8Z' L) 4521603 62¢'L69 SBIPMG/SHULEd/S884
£10'488 005'0F7'2$ 005" 056% 00000514 51500 Buisop ¢ uolsInboy

o NOLLOMMELSROS

2 g 4 ¢ & 0 o IS5 YGFINGSUOS 18I0 %
000sg o [ o] g 4] [~ N d9d &
%haoh 0006'SE3 656'000°1L% 000°c5e° 18 03 0% 0% od ﬂ 0% of JuswddisAspelducisinbay |G
%0 0 04 sa4 ladopAsg
23 02T 00Z'88% 002’88 51507 Buioueuly
0% 51800 dnquey
0% S1500) UCHSRASUOD) 1084pU)
0% $1507) HOJONNSUCD 18]
008°008% 008'0683 SEPNIS/SHLIB 4588
0000674 000°052% 3507} BUSOID § UCIHEINboY

AZOT8L 7 NQILISINOSY

LLoZipiL teuod oid Lo 3320

0SZLE eely yosioid

41 ‘sleunied BulsnoH pieAslneg uosisysy Ladejasag yesjoig

BLO0S V2 ‘selsSuy 597 'pEAS|NOG UoSIa S $ZFZ - L2PE SSSIPPY 19sicid
siuawpedy anuaay ULz Fus uosialap rawey 1o8fed

L3IHS NOILVRHOHNI 38N GNY $30uN0S
g LN3WHOVLLY



ATTAGHMENT Bl - SLIECQRBINATION RESOLUTION

SLIBCHDINATION RESOLUTICN

THE COMMUNITY REDEVELOPMENT AGENCY OF THE CIiTY OF LOS ANGELES, CA

FRESCLLTION NC.

A RESOLUTION OF THE COMMUNITY REDEVELOPMENT AGENGCY OF THE CITY OF LOS
ANGELES, CALIFORNIA REGARDING THE SUBORDINATION OF ITS USE RESTRICTIONS
PURSUANT TO SECTION 33334.14 OF THE COMMUNITY REDEVELCPMENT LAW AND
THE SUBORDINATION OF ITS DEEDS OF TRUST.

WHEREAS, the Community Redavelopment Agenay of the City of Los Angeles,
California (the “CRA/LA") proposes to enter into a loan agreement secured by a d@od of trust
(“Deed of Trust"), in connection with providing $1,500,000 to Jefferson Blvd. & 5" Ave. Apts.,
LP, a California fimifed partnership (the "Developer") pursuant to which the CRA/LA will provide
financial assistance to the Developer for the purpose of developing 40 units of housing, of
which 39 units will be affordable to moderate income, low income and very low income
households {the "Project”) and one unit will be for a Property Manager, and

WHEREAS, the loan agreements require covenants to be recorded against the
Project placing certain fimits 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", which term shall include any recorded notice of such restrictions); and

WHEREAS, the Developer has obtained commitments of financing from
tlender(s) conditioned upon the subordination of the CRA/LA's Income and Rent Restrictions
and Deed of Trust and

WHEREAS, there has been presented to the CRALA evidence sufficient on
which to find that an economically feasible alternative method of financing the Project on
substantially comparable terms and conditions, but without subordination of the Income and
Rent Rastrictions and Deeds of Trust, is not reasonably available.

ANQELEb C«ALIIF@N‘\H J!'L, DQLE}: HEREEY R["SCPLVT_ ﬁ‘LEﬁ FULL@W“%

1. The CRA/LA hereby finds that an economically feasible aliernative method of financing
the Project on substantially comparable terms and conditions, buf without said subordination, is
not reasonably available.

A The CRANAA hereby authorizes the Chiel Executive Officer of the CRAMAA, or such other
official of the CRAJLA as the Chief Executive Officer may designate, o take ﬁum actions as
may be necessary in order to subordinate the CRALA's loan, Deed of Trust, and income and
Rent Restrictions {o the lien(s) of lender(s) providing fsncﬂncmg for the Project, but only upon
receipt hy the Chief Executive Officer or such designes of written commitments from such

lender, reasonably designated to protect the CRA/LA's investment in the event of default, such
as the following:



(&) Acright of the CRALA to cure a default on the loan,

(b) A right of the CRA/LA to negotiate with the lender after the notice of
default from the lender;

(c) An agreement that if prior (o foreclosure of the loan, the CRA/LA takes
title 1o the property and cures the default on the loan, the lender will not exercise any
right it may have to accelerale the loan by reason of the transfer of tille to the CRAMLA

{d) A right of the CRA/LA to purchase the proparty from the Developer at any
time after a default on the loan.

ADOPTED:




THE COMMUNITY REDEVE  PMENT AGENCY OF THE CITY OF © 5 ANGELES, CALIFORNIA
Attpchment -2 - Bnvironmental Resolution

RESOLUTION NO. ____
A RESOLUTION OF THE COMMURNITY REDEVELOPMENT AGENCY OF THE
CITY OF LOS ANGELES (CRA/LA), CALIFORNIA, CERTIFYING THAT IT HAS
REVIEWED AND CONSIDERED THE CITY OF LOS ANGELES PLANNING
DEPARTMENT'S MITIGATED NEGATIVE DECLARATION, (ENV-2008-3252-MND-
DB-REC-1)  JEFFERSON BOULEVARD & B5TH AVENLE  APARTMENTS
PROIECT, LOCATED AT 2401, 2415, 2421 AND 2425 W, JEFFERSON
BOULEVARD IN THE MID-CITY RECOVERY REDEVELOPMENT PROJECT
AREA

WHEREAS, Jefferson Boulevard Housing Partners, L.P is proposing the construction and
operation of a 4-story 40-unit affordable housing development (“proposed project”), within the Mid
GCity Recovery Redevetopment Project area; and

WHEREAS, the City of Los Angeles Planning Department was the lead agency accarding
to the California Environmental Quality Act ("CEQA”) for the proposed Project and prepared a
Mitigated Negative Declaration for the Project (2008-3252-MND-DB-REC-1); and

WHEREAS, the Mitigated Negative Declaration was adopted by the City of Los Angeles
Planning Department, for the proposed project on August 13, 2009.

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

1. The Agency, as a responsible agency under CEQA, certifies that it has reviewed
and considered the information in 2008-3252-MND-DB-REC-1 for the proposed
project in accordance with CEQA.

2. Based on such review and consideralion, the CRAMLA hereby determines:

a.  No substantial changes are propoesed in the propesed project that will require
major revisions {o the adopted Mitigated Negative Declaration.

b.  No substantial changes have occurred with respect {o the circumstances
under which the proposed project is being undertaken that will require major
revisions to the adopled Mitigated Negative Declaration; and

¢, No new information of substantial importance to the proposed project, which

was not known or could not have been known al the time the adopied
Mitigated Negative Declaration was prepared has become available.

ADCHFTED:
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ATTACHMENT E4

RESCLUTION NG, I
A JOINT RESOLUTION OF THE COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF LOS
ANGELES AND THE LOS ANGELES CITY COUNCIL WMAKING FINDINGS AS REQUIRED BY
SECTIONS 33131, 33132, 33133, AND 33445 OF THE CALIFORNIA HEALTH AND SAFETY CODE
AUTHORIZING THE USE OF TAX INCREMENT FUNDS TO PAY FOR CONSTRUCTION OF PUBLIC
INFRASTRUGTURE IMFROVERMENTS INCLUDING THE USE OF 8TATE GRANT FUNDING IN THE
RIR-CITY RECOVERY REGEVELOPMENT PROJECT AREA

WHEREAS, the Redevelopment Plan for the Mid-City Recovery Redevelopment Project Area
("Project Area") was adopted by the Los Angeles City Council on May 10, 1996, by Ordinance No.
171084 for the purpose of eliminating blight in the Project Area; and

WHEREAS, the Redevelopment Plan pravides that among iis objectives are the following:
installation, construction or reconstruction of streets, ulilities, and other public facilites and
improvements; and

WHEREAS, Exhibit 3 to the Redsvelopment Plan contains a list of proposed public
improvements including Jefferson Boulevard between Cochran Avenue and Cimarron Strest and
various street improvements (new curbs and gutter, sidewalks and parkways, driveways and curb cuts,
street widening, etc.} as well as public improvements associated with individual projects; and

WHEREAS, pursuant to California Health and Safety Code Section 33499, the CRAJLA Board
of Commissioners adopted a Five Year implementation Plan for the Project Area on May 20, 2010
(Implementation Plan"}; and

WHEREAS, Section 1.C.5(F) of the iImplementation Plan provides that CRA/LA will contribute to
coordinating the provision of high quality public improvements; and

WHEREAS, Section 1.C.6 of the Implementation Plan provides for the promotion of sound
residential neighborhoods (with careful attention given to the probiems of increased land use densities)
through mechanisms such as; land use, density, design and properly management standards; public
improvements, property rehabilitation, sensitive in-fili housing; traffic and circulation prograrmiming; and
deveiopment of open spaces and other services necessary to enable residents to live and work in the
Project Area,; and '

WHEREAS, the CRA/LA is now approving a $1.5 million LMHIF Loan and a $1.5 million Prop
1C Commitment for the development of the Jefferson Boulevard and 5™ Avenue Apartments located in
the Project Area; and

WHEREAS, in connection with the Frop 1C Commitment, up to $1.5 million are cormmitted o
eligible on-site and off-site activities including certain public improvements without limitation, curbs,

guiters, driveways, etc., which are part of the Jefferson Boulevard and 5" Street Apartments project;
and

WHEREAS, the City of Los Angeles is unable 1o finance the cost of the Public Improvements
because the City faces an approximate $400 million General Fund deficit for the 2011-2012 fiscal vear
and the City Coundil has delermined that a fiscal emergency exists in the Cily of Los Angeles; and

WHEREAS, HCD expcuted the Award Letter for the Mid-City Crenshaw Gorridor infill and
Infrastructure Project for $14.7 million on May 20, 2010, which was received by CRA/ALA in August 2010,
and CRAJLA is autharized to administer the use of Prop 1C funds under the guidelines of the grant; and



WHEREAS, Section 33131 of the California Heashh and Safety Code authorizes a
redevelopment agency, with the consent of the legislative body, to (a) prepare and carry out plans for
the improvement, rehabilitation, and redevelopment of blighted areas, (b) disseminate redeveloprent
information, and (c} prepare applications for various federal programs and grants relating to housing
and community development and plan and carry out such programs within authority otherwise granted
by this part, at the request of the legislative body; and

WHEREAMAS, Saction 33132 of the California Heaith and Safely Code grants a redevelopment
agenacy the ability to accept financial assistance from public or private sources as authorized by Chapter
& {commencing with Section 33600) or any other provision in this part; and

WHEREAS, Section 33133 of the California Health and Safety Code grants a redevelopment
agency the ability to accept any other assistance from the state or federal government or any public or

private source for any redevelopment project within its area of operation or for the agency's activities,
powers, and duties; and

WHEREAS, Seclion 33445 of the California Health and Safely Code authorizes a
redevelopment agency, with the consent of the legisiative body, to pay all or a part of the value of the
fand for and the cost of the instaltation and construction of any building, facility, sfructure, or other
improvements that are publicly owned and are located inside or contiguous to the project area, if the
legislative body determines all of the following: (1) that the improvements that are publicly owned are of
benefit to the Project Area by helping to eliminate blight within the Project Area; (2) that no other
reasonable means of financing the publicly owned improvements are available to the community; and
(3) that the payment of funds for the pubiicly owned improvemenis is consistent with the Implementation
Pian adopted pursuant to Section 3349%; and

WHEREAS, the CRAJLA Board of Commissioners and the City Council of the City of Los
Angeles, have reviewed and considered the facts, information and testimony presented to them with
respect to the Public Iimprovements, including but not limited o the Board Memorandum dated March

17, 2011, which is incorporated herein by this reference, and do hereby base their consent and findings
upon those facts,

NOW, THEREFORE, THE COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF LOS
ANGELES AND THE CITY COUNCI. OF THE CITY OF LOS ANGELES DO HERERY FIND AND
RESOLVE AS FOLLOWS:

1. The construction of the Public Improvemeanis is of benefit to the Project Area by helping to
eliminate blight within the Project.

2. Mo other reasonable means of financing the construction of the Public Improvements are
available to the community.

3. The payment of funds for the construction of the Public lmprovements is consistent with the
implementation Plan.

ADQPTED B8Y THE CRAML A

ADOPTED BY THE CITY COUNCIL:
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JEFFERSON BOULEVARD & 5TH ﬁ\h:i\lUE APARTMENTS

Board lem Numbev: Sustzinable Elements
Board Date: 3/12/2011 s Energy Reductinns beyend Title 24
s Formaldehyde-free sdhesives

} poui i,
: | Project Location s No or Low VOO paint, campeating, andior
[T — Primary Aoidress: adhesives

20TV lettersan Blvd,, LA, Ca 90018 Orvifen Rerswably Energy
Havarery Adnre o WWater Use Reducdon

s

AHE N

4 ! 2A25 W, Jefforson utvd LA, G GO01E - .
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e : ME 2421 W Jefferson Bive., LA, Ca S04 Silves
Maps crgated by CRAAA GIS Team PP .
Locatfon Description: Community Benefits
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% o0 1 WJefferson Boulevard and Sth Averue Apartments.
' Ernwvironmental Action, and Loan Agreements
anl Gornmitment Lebar foswith Jeflerson
Boulevard Housing Partters, LP. not to excead
21 fobkai of $3,000,000 for devalepment of .
Jetferson Bovlevard and 5th Avenue Aparaments
project, at 2404, 2415, 2421 and 2425 W,

» Construstion Local Miring

e Creation of Affordable Housing
» Elimination of Blight

» Bnhanca Livability
&
L2
o

Totat | Prc;act ize (5o ft)

2,
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- limprove Image of Area

- lenproved Indrastruciure
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Majority Union Jobs
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ATTACHMENT I
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DEPARTIBENT CF NOLSHIS AND COMTLINITY DEVELOPRENT e
DIISION OF FINAMGIAL ASSISTARNGE j \

el 1339,

1800 Third Street, Suile 360
Sacramento, CA 85811
(916) 322-1560

FAX (216} 327-6860

Meay 20, 20710

Cecifia Estolano, CEO

Community Redeveloprnent Agency
of the City of Los Angeles

3654 Bouth Spring Street, Suile 800
Los Angeles, CA 90043

RE:  Crenshaw/Mid-City Comidors
Contract No. 09-115-6033

Cear Ms. Estolano:

Eam pleased to irdform you that the Department of Housing and Community
Davelopment (Department) has awarded a grant from the Infill Infrastructure Grant
Frogram {IIG) to Community Redevelopment Agency of the City of Los Angeies. This
ietter constitutes a notice of conditional award of 1G Program funds in the amount of

$14,677,920 for the Crenshaw/Mid-City Corridors project in the city of Los Angeles, Los
Angeles County.

This notice of condiional award leller amends the Award Letter dated July 1, 2008 to
delete in ity entirely the “Conditions Related to Availability of Funds”, Al other
conditions remain in effect.

This commitment is conditioned on compliance with the requirements of all applicable
statutes and guidelines of the IIG Program, as well as any project agreements
stipulated in the commitment letter and confract documents, which will be forwarded to
the awardees. Please note that the Departrment doas not have authority (0 disburse
any furds until all required agresments are fully executed.

The mission of the Department is © preserve and expand safe and affordable housing
opportunities and promote strong communities for alt Califormans. The IG Program
provides grants for infrastructure costs related to high density infill housing and mixed
use development. Awards are being widely distributed throughout the State.
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We look forward to working with vou on this project. If you have any questions, piease
contact Nadine Ford, Infrastructure and Rental Housing Branch Chief at (816) 327-3942.

Sinvaerely,

,4-'% mﬁx‘ém»«“ﬁ«gr

Chris Westlake
Deputy Director
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The conditions of this award may differ from those contemplated @t the time of
application. To indicate acknowiedgement and accepiance of this Conditional
Award, an authorized representative of the Awardee must sign and date where
indicated below. Please send a facsimile or pdf email of the executed
Acceptance fo the attention of Patfriciz Jones, Office Technician.

o Facsimile ~ (816} 445-0117
o Emall piones@hod.ca.gov

Please retum the executed original to the address in the letterhead of the
Conditional Award no later than 14 days from the date of this lefter.

THE FOREGOING CONDNTIONAL AWARD 18 ACKNOWLEDGED AND
ACCEPTED.
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i
Authcrized Signatory, Tiie (per resolution) Date

Authorized Signatory, Title (per resolution) Date

Crenshawiid-City Corriders
Cordract No, 08-HG-6033



