NOTICE OF PUBLIC MEETING

CENTRAL ALBANY REVITALIZATION AREA ADVISORY BOARD
City Hall Council Chambers

Wednesday, February 16, 2011
Ravmlngs% anuy 4:45 p.m.
AGENDA
1. CALL TO ORDER {Chair Cordell Post)

2. ROLL CALL

3. APPROVAIL OF MINUTES
» January 19,2011. [Pages 1-5]
- Action:

4, SCHEDULED BUSINESS
a. Business from the Public

b. Recess to take tour of the St. Francis Hotel building
Reconvene meeting at tour site
Recess to return to City Hall
Reconvene the meeting

c. St Francis Hotel project. [Pages 6-32] (Porsche/Applicant)
Action:

d. Rescheduling meeting date for May meeting. [Verbal] {Porsche)
Action:

5. BUSINESS FROM THE BOARD
6. NEXT MEETING DATE: Next regulor meeting Wednesday, March 16, 2011

7. ADJOURNMENT

City of Albany Web site: www.citvofalbgny.net

ance by callmg 541-9] 7—7500




APPROVED:

1 CITY OF ALBANY

R,.wllxwi\.riﬁi\}}&.}’ Central Aibany Revitalization Area Advisory Board
City Hall Council Chambers, 333 Broadalbin Street SW

Wednesday, January 19, 2011

o

MINUTES

Advisory Board Members present: Rich Cathin, Jeff Christman, Floyd Collins, Loyd Henion, Bessie
Johnson, Gordon Kirbey, Sharon Konopa, Ray Kopczynski, Chuck
Leland, Dick Olsen, Cordell Post, and Mark Spence

Advisory Board Members absent: Bill Cobum (excused), and Ralph Reid, Jr.

Staff present: City Manager Wes Hare, Community Development Director Greg
Byrne, Urban Renewal Manager Kate Porsche, and Administrative
Assistant Teresa Nix

Others present: Approximately 25 audience members

CALL TO ORDER

Chair Cordel! Post called the meeting to order at 5:15 p.m.
APPROVAL OF MINUTES

November 17, 2010

MOTION: Ray Kopezynski moved to approve the November 17 minutes as presented. Chuck Leland
seconded the motion, and it passed unanimously.

SCHEDULED BUSINESS

Business from the Public

John Robinson, 2500 Del Rie Court SE, said that he is a citizen and 2 local contractor; he owns Quality
Residential Construction. He said that CARA has done an outstanding job of improving areas within the
district boundaries. A recent article in the Albany Democrat-Herald about the JC Permey Building mentioned
that project’s use of ouf-of-town contractors, The current unemployment rate in Linn County is 13 percent.
Many contractors have been especially hard hit during the last three years. Many are Albany natives and are
facing tremendous business challenges. He would like the CARA Advisory Board to consider requiring that
Albany contractors be used on projects that receive CARA assistance, up to the amount of assistance received.
He is not suggesting that out-of-town contractors be prevented from working here, but it must be recognized
that there is no guarantee that they will purchase locally or use Jocal workers. The cost to implement his
suggestion would be next to nothing and the benefits would be huge. Those dollars would remain in the local
economy and ensure that CARA funds provide the best benefit for the entire community. Mr. Johnson spoke
about the Local Multiplier Effect (LME), which refers to the number of times dollars are recirculated in a local
economy; it is generally agreed that dollars spent on local contractors recirculate five to seven times. This
means a $50,000 CARA assistance requiring the use of a local contractor would provide a benefit of $250,000
to the local community. At a time when jobs are desperately needed in Albany, he urged the Board to give
consideration to his proposal.
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St. Francis Hotel Project

Urban Renewal Manager Kate Porsche reviewed the request as detailed in the written staff report. Innovative
Housing, Inc. (IHI), a Portland developer, is interested in the purchase and rehabilitation of the historic
St. Francis Hotel. The proposal is for 54 studio and one-bedroom low-income apartment units with rents equal
to 50 to 60 percent of market rate, and for 2,400 to 3,500 square feet of commercial area on the ground floor.
The financing package is outlined in the staff report. After meeting with the developer, Porsche and
Community Development Director Greg Byme were invited to Portland to see other projects IHI has done. It
was evident that the developer has a commitment to historic preservation; and, because they hold their projects
for the long-term, the construction and maintenance was at a very high quality. Because the question of
whether this is the right project for this site is complex, Porsche and Byrne visited with architect George
Crandall. A letter from Crandall is included in the staff report. Crandall raised issues related to parking, as
well as timing and ratio components of market rate to low-income housing; he recommended that CARA
postpone a decision on the project until the Revitalization Strategy is complete.

Porsche drew attention .to written comments from John Pascone, Debi Wahl, and Debbie Lusk. She drew
attention to a matrix provided by the applicant entitled Workforce Housing Incomes, Jobs and Rents. She said
that an important guestion is who the renters might be and will those renters elevate the downtown; a major
concern is the proposed size of apartments which average 330 square feet. After the staff report went out, the
applicants indicated that there may be fiexibility in the unit sizes. The question is whether the Board supports
a low-income project in this location enough that they would direct staff and the applicant to work on a
modified proposal for consideration.

Community Development Director Greg Byrne said that parking is regulated by the Albany Development
Code, that he is on the Albany Downtown Association, and that he is passionately involved in what happens in
Downtown Albany. He said that, based on studies that have reported to the City Council, there isa perception
of a parking shortage and a reality of parking availability in the downtown. The parking district does not
require developers to provide parking and does not differentiate between uses. His job is to look forward to the
future when there will likely be removal of some of the surface lots for redevelopment resulting in increased
demand and reduced supply. At some point, he anticipates recommending changes to the parking standards. It
is not wisge for residential development in the downtown not to provide parking for that development, and the
reduction of on-street parking will translate into reduced value for retatlers. Anything that can be done to
forestall the need for a very expensive parking structure saves money in the short-term.

In response to inquiries from the Board, Porsche clarified that: 1) the applicants are nonprofit but not tax
exempt; 2) this project would be taking advantage of a federal tax credit for affordable housing; 3) the current
assessed value of the property is only $149,650 with an annual tax bill of $2,500; and 4) the applicants would
have to adhere to regulations associated with the other public funding sources when redesigning the project
with larger units (if so directed by the Board).

Julie Garver, Innovative Housing, Inc., 219 NW Second Avenue, Portland, said that she first became aware of
the St. Francis Hotel last spring when she came to Albany to attend a workshop. Since that time, her firm has
developed a project and budget that might work. The project team includes IHI; William G. Ryals, Architect;
and Walsh Construction Company. IHI is a private, nonprofit that has been in business for 25 years and that
continues to own every multifamily project it has developed. Its projects serve a variety of populations and
rent levels and IHI employs onsite managers and third-party professional management. Ms. Garver gave a
PowerPoint presentation showing several photographs of projects which demonstrate IHI's commitment to
historic preservation. She said there are two types of affordable housing — rent-subsided apartments and
workforce apartments. IHI will not be requesting any project-based rent assistance for this project; the target
population will be workforce renters who have jobs and can pass income and screening criteria. She reviewed
a list of jobs available in Albany that would fit into IHI’s target area (50 to 60 percent of median income) as
found on craigshist.com. She said renters would Hkely be young singles or couples without kids who could be
expected to go out and to have money to spend.
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Ms. Garver said the staff report lays out the issues of unit size and parking; she acknowledged that better
solutions are needed in these areas. It is clear that the units as proposed are too small for this area. She would
like to have architect Ryals redraw the plan and to see if she can make the budget work with larger units. The
units need to be attractive to counterbalance that the parking will be a block or more way. She noted that any
use that goes into this building in the near future would require an interim parking solution. She has had
conversations with the Albany Downtown Association and with Wells Fargo about potential parking solutions,
such as using the Wells Fargo parking ot during evening hours. She thinks that the young renters would be
more willing to walk to parking than would a hotel population.

Ms. Garver reviewed the proposed rehabilitation project which would include a full seismic upgrade, all new
building systems, and commercial space on the main floor. Her personal dream would be to include a
cooperative grocery and/or a café or coffee shop - something engaging for the residents and the district. She
reviewed the proposed budget and funding sources, as detailed in the application. The rehabilitation would
have a total cost of $10 million; the value of the building after the project would be $5.25 million. Funding
sources would include about $6.7 million from the Affordable Housing Tax Credit; this is a public/private
partnership wherein a bank would provide the funds and get paid back through tax credits. A similar process
would be used to receive about $1.2 million from the Historic Tax Credit Equity.

Ms. Garver said Walsh Construction has been in business for 45 years and has great experience working with
historic buildings. She invited a representative from Walsh Construction forward.

Geoff McGraw, Walsh Construction Company, 2905 SW First Avenue, Portland, said that his firm has
significant experience in historic preservation work. No two historic preservation projects are alike, and
someone with experience in multiple projects is better equipped to handle issues that may come up. He
referred to the testimony received earlier this evening related to the importance of using local contractors and
the proposal that CARA require that local contractors be used up to the amount of CARA assistance. He
understands the need to work with local subcontractors and the importance of purchasing locally. Itisin his
best interest to use local contractors because they have a competitive advantage. He feels that using local
contractors for the amount of CARA assistance requested ($800,000) would be an easily attainable goal.

Bill Ryals, 935 Jones Avenue NW, Albany, said that this comes before the Board at a difficult time. The
economy 1s tough, especially in the areas of construction and development. This is an unexpected opportunity;
a $10 million investment/restoration of a beloved landmark and infusion of vitality into the downtown. The
project will only be a true opportunity if we all work together; to believe in this vision is to believe in
ourselves. If he has his way, this project will be different than anything that has ever been done. Asan
architect, the first thing he asks himselfis whether a project is feasible. His first reaction to this proposal was
no; we want luxury condos or high-end apartments, I he were to design high-end apartments, they would total
about $400,000 per unit; it is not surprising that no one has proposed that project. He has heard it expressed
that we could wait and do this project later; however, there are considerable state and federal funds that make
this project feasible now. If we do nothing, the St. Francis Hotel will likely deteriorate or become a project-
based Section & housing development. With this application, we have a potential partner with a unique vision,
a dedication to historic renovation, a connection to the conumunity, and 25 years of success in the Northwest,
He said this won’t be easy but; if we are willing to work together, we may find an amazing outcome.

Olsen asked for more information about a modified plan with larger units. Ryals said that finding the right mix
that attracts young, vital people with income to spend will be a key factor for this project. It is early in the
process, and he would like to explore the possibilities together with staff and the CARA Advisory Board.

Kopezynski asked whether the other sources of funding are likely to change to the degree that the project may
not require CARA funding. Garver said the affordable housing tax credit and historic tax credit are based on
very specific formulas. She used a unit price of $0.81 in her calculations; it is possible that could change over
the next year. f the budget improves, the parties involved would get to decide what to do — perhaps help a
commercial tenant with an upgrade, for example.
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Konopa noted that, during the presentation, it was stressed that the target is workforce renters who have jobs
and can pass income and screening criteria. She asked if someone with a Section 8 voucher would be denied.
Garver clarified that the project would not include any project-based Section 8 funding but that a renter witha
Section § voucher would be accepted if they could pass the income and screening tests.

Konopa said that State HOMES funds come with a lot of regulations; she asked if rent would be based on
income. Garver said no, IHI would set its rents and required income levels. Renters would be required to have
an income that is double the amount of their rent. Konopa said that, in her experience with State HOMES
funds, rents had to be based on income levels.

Leland asked if the bank providing the tax credit funding would be an equity partner. Garver said yes; if the
project proceeds, the applicant would go out for an RFP and have investors compete to participate in the
project.

Henion said he likes the innovative idea that the applicant had in talking with Wells Fargo about evening
parking; he asked if there have been other discussions along that line. Garver said she would love to talk with
other interested parties about shared parking.

Kirbey asked for additional information about the federal tax credit funding. Garver said the bank would
provide a check to THI and would then get a tax credit each year, as well as depreciation and rental benefit on
its taxes, over a 15-year period. Inresponse to further inquiry from Leland, Garver said there would also be a
permanent loan with a bank; that bank would be in first-lien position.

Leland asked about the potential for parking under the building. Ryals said there are three basements under
different sections of the building; a parking structure there would be prohibitively expensive,

Spence asked what percentages of IHI’s projects contain workforce units as compared to Section 8 units.
Garver said that three of the eleven buildings in THI’s portfolio are Section 8 buildings; the remainder are
workforce apartments.

The Chair invited comments from the public.

David Johnson, 7885 NE Todd Drive, Corvallis, said that he is sure the developers would do a fine job of
fixing up the St. Francis but we need fo look at how it would contribute to the whole of what is wanted in the
downtown. He received CARA assistance to rehabilitate his building, which ke did on the premise that “if you
build it, they will come.” However, there is not a Iot of activity at this time. The developers alluded to projects
they have done in downtown Portland that house people who work downtown, but there are not a lot of jobs in
Downtown Albany. He expressed concern about finding workforce renters to inhabit the apartments and stated
that those with Section 8 vouchers may not have disposable income to support downtown businesses.

Rusty van Rossman, 526 Fifth Avenue SE, said he appreciates what was presented this evening. He is a
manufacturing manager and he hires for positions in the $11 to $12 per hour range. He is currently seeing
people apply for these positions who have been unemployed and may be overqualified; this bumps out the
younger crowd and creates a problem for those trying to get started. He doesn’t know how the economy will
look in a couple of years, but he thinks that people at this pay rate are moving into austerity mode and would
think very hittle of spending in the local area.

Oscar Hult, 825 Fifth Avenue SW, said he is impressed with the historic preservation aspect of the project. He
is very concerned that the small studio and one-bedroom apartments as proposed are not the type that will draw
people we are hoping to bring downtown. He hopes the developers will consider revising the proposal to
mclude mostly one- or two-bedroom apartments and to create a guality place that will draw people who want to
stay long-term and frequent the shops downtown.
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Porsche said the fundamental question is whether the Board is open to the St. Francis being considered for an
affordable housing project. Affordable housing is what this developer does, and this will be an affordable
housing project even with reconfigured units.

Collins said that, after hearing the applicant’s testimony, he would like to hear more about the alternatives. He
may consider proposing some CARA support if the project is done right, but he doesn’t think he can make that
decision without more information, He would not want to see the building deteriorate or be developed
privately without CARA participation,

Spence said that this project involves a small amount of private funding leveraging an enormous amount of
public funding; he can’t craft ideas until he knows the limits of the various funding sources.

Kopczynski said that the Board is hearing about this for the first time and he feels rushed to make a decision.
Garver said the timeline is driven by the other funding sources.

Olsen said that he would like to visit the building. Ryals said the applicants will be organizing a group tour; he
would also be happy to meet Olsen for an individual tour,

Christman said that he stil thinks that parking is a huge issue. This is not downtown Portland, and everyone
who would move into this development would likely have at least one car.

In response to further inquiry from Leland, Ryals said that underground parking would be very expensive and
may not even be possible with this structure. Garver said that the applicant is not interested in trying to add
underground parking to this proposal.

Following brief discussion, there was general agreement that the Board would like staff and the applicant to
work together and come back with alternatives.

BUSINESS FROM THE BOARD
Leland said that he will be absent for the February and March Board meetings.
NEXT MEETING DATE

The next meeting of the CARA Advisory Board is scheduled for Wednesday, February 16,2011, at 5:15 p.m.
in the Council Chambers.

ADJOURNMENT

Hearing no further business, Chair Post adjourned the meeting at 7:20 p.m.

Submitted by, Reviewed by,
Teresa Nix Kate Porsche
Administrative Assistant Urban Renewal Manager
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REVITALIZATION AREA y

TO: CARA Advisory Board

FROM: Kate Porsche, Urban Renewal Manager

DATE: February 11, 2011, for February 16, 2011, CARA Advisory Board Meeting

SUBJECT: St. Francis Hotel Project

At the last CARA Advisory Board meeting, Julie Garver with Innovative Housing, Inc., came
before you with a plan and a request for funding for the St. Francis Hotel. At the close of that
meeting, she expressed a willingness to work on a revised plan for the building that would
address some of the concerns. Julie has revised her application and the layout of the building and
is submitting it for your review. Staff also engaged George Crandall on this, and he will be
present for the meeting.

Information on the new proposal is below. Before delving into that, I want to note that we have
moved back the start time of the CARA meeting to accommodate a tour of the building. We will
convene the meeting in the City Hall Council Chambers at 4:45 p.m., then will walk over to the
hotel for a brief tour, then back to City Hall to hear details of the application including the staff
report, the applicant’s presentation, and testimony from the public. Please be sure to wear good
walking shoes with closed toe shoes for the tour of the site.

Proposal
Please see the attached application and materials for more information. Revisions to the

application are underlined for ease of reading,

The project has been revised in the total number of units, unit mix, and unit sizes. The new unit
mix is as follows:

29 one-bedroom units

3 two-bedroom units

10 studios

total 42 units

e @& o

The change in the mix of units and size follows:

_ OldPlan . er | Average Siz
Studios 228 s.f.
1 Bedrooms 463 s.1T.
Total

‘NewPlan | Number | A T
Studios 10
I Bedrooms 29 5323 s.f.
2 Bedrooms 3 700 s.1.
Total 42

The average size of units in the last application was 330 square-feet. In the revised version, the
average size is now 508 square-feet, and the number of units has been reduced from 54 to 42. It
is also important to note that in the change of plans, the retail area on the first floor has been



CARA Advisory Board
Page 2
Februvary 11, 2011

reduced about 1,000 square feet, from about 3,500 to 2,450 because of the increase in units on the
first floor from & up to 10.

The applicants have also suggested a new component to the CARA financing package: a
repayment of $200,000 of CARA funds, dependent on cash flow (For convenience I'm going to
call this the “Cash-Flow Dependant Loan” or “CFD” loan.) (See page 5 of the application and the
attached expense sheet from their budget.). This amount is not guaranteed to come back to us but
has been offered up that, as the cash-flow allows, any extra amounts would come back to CARA
over time.

This amount would shift the ROI analysis, and so | have attached the ROI for your review; one
without the repayment of the $200,000 CFD (worst-case scenario) and one with the full $200,000
CED. In the scenario where our full $800,000 s used and none of it paid back, the ROI will take
25 years, which is 6 years past the point of CARA’s existence. With that, the true return to
CARA before we are gone will be right around $393,000, or 49% of our original investment. The
version where we recetve back the full $200,000, which lowers our investment to $600,000, looks
a little better with an ROI in year 20.

Analysis
1 believe this is the most challenging funding decision you’ve had come before you. There are
costs, benefits, and risks on both sides of the issue. 've outlined them below:

Benefits

e A $9.9 M project for Downtown Albany, with a relatively quick infusion of cash into the
economy, the applicant estimates that if 50 percent of the cost of the project stay in
Albany that translates to $4.9M.

o The St. Francis Hotel building will be restored. Having seen IHI’s work in Portland staff
can say that we are confident that the quality of the physical work and the restoration will
be first-rate as they’ve demonstrated a strong commitment to historic preservation.

e Applicants hold their buildings and plan to do so in this case, which underscores the
continued maintenance of the building. IHI has demonstrated themselves as a capable
and reputable developer and administrator of affordable housing projects.

42 units of housing, which the applicants estimate will convert to 45-50 new residents.
Part (2,450 square-feet) of the first floor will be converted from commercial use (the print
shop) to a more active, hopefully evening and weekend-friendly retail space.

Costs

s $600,000-$800,000 of CARA funds

o ROI in year 20 or 25, substantially slower return than the 7 years we’ve typically looked
for in other transactions. ROl equates to only about half our funds ($393,000) for the
remainder of the life of CARA.

o Reduction of retail space on the first floor (1* floor is about 10,000 square feet, this
project will place 10 housing units on the first floor and shrink the available retail down
to 2,450 square-feet.)
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Risks

e Effect of parking on the marketability of the project (leased spots that are available now
are 2-3 blocks away), our downtown and our retail users.

o Affordable housing use contractually with the state will be for a minimum of 30 years,
tenants will be required to demonstrate an income source, though this may be through
employment, social security, or veteran’s benefits, for example.

e Units, though bigger than the last application, still average only 508 square-feet. Staff is
concerned about how this project blue-print, which has been successful for IHI in
Portland, will transiate to Albany.

e What near-term projects are we jeopardizing by committing a fairly large percentage of
our available funds to this project? That is, Crandall’s Retail Refinement study may
illustrate that now is the time for an investment in Albany Square or Water Avenue, for
cxample.

e Potential that we are premature in this decision before allowing Crandall time to
complete the Retail Refinement study so that we can understand our needs and areas of
opportunity.

This is not an easy question to answer. 1 find I'm only left with more questions: Will this project
leverage private investment and induce market demand? Will the tenants be consumers? How
will the parking affect downtown?

I do know that our urban renewal funds and the CARA plan take the long-view on the cultivation
of a vibrant downtown. The decision will be up to you as to whether or not you feel this project
will head us in that direction.

KP:idh
Attachments




CARA ROL Based on IHI's Property Tax Estimate

Est.Value @ Completion

(Linn county ratic assessed to RMV}
Assessed value

- Curzent Assessed Value

Total asscssment increase

THT's estirnate of Property tax payment

Proposed CARA Investment - Grants
Years to ROI

Based on IHI's Property Tax Estimate with $200,000 in CFD

$

$

$

$

5,500,000
T5.00%
4,125,000.00
149,650.00
3,.975,350.00

23,000.00

800,000.00
25

Bst. Value @ Completion

{Linn county ratio assessed to RMY)
Assessed value

- Current Assessed Value

Total assessment increase

IHI's estmate of Property tax payment

Proposed CARA Investment - Grants
Years to ROY

§

5,506,000
75.00%
4,125,000.00
149,650.00
3,975,350.00

23,000.00

600,666.00
20

Year
Assed Value
CARA Income

Annuval Increase

Total CARA Income

Year
Assed Value
CARA Income

Agnual Increase

Total CARA Income

Completion

1 2 3 4 5 [ 7 8 9

3 3,975,350 5 4094611 5 4217449 3 4343972 § 4474291 § 4,608,520 § 4,746,776 § 4885179 § 5,035,854
$ 23000 3 23,690 $ 24401 § 25,133 § 25887 $ 26,663 § 27463 5 28287 % 29,136
3% 3% 3% 3% 3% 3% 3% 3%

$ 23,000 § 46,69 $ 71,091 & 96,223 $ 122,110 § 148,773 § 176,237 % 204,524 $ 233,659
2014 2015 2016 2017 2018 2019 2020 2021 2022
1 2 3 4 5 6 7 8 9

3 3,975,350 § 4,094,611 § 4,217,449 § 4343972 § 4474291 § 4608520 § 4,746,776 3 4,889,179 § 5,035,854
% 23,000 $ 25,69 § 24401 § 25,433 § 25,887 $ 26,663 § 27,463 3§ 28,287 § 29,136
3% 3% 3% 3% 3% 3% 3% 3%

$ 23,000 $ 46,690 S 75091 % 96,223 $ 122,116 % M8773 0§ 176,237 $ 204,524 § 233,659



25

33776 § 34790 3§
3%

16 11 12 13 14 15 16 17 18 19 20 21 22 23 24
§ 5186930 § 5342,538 $ 5,502,814 § 5,667,899 § 5,837,935 3 6,013,074 § 6,193,466 § 6379270 S 570,648 § 6,767,767 $6,970,800 37,179,924 $7,395322 37617182 $15462,879 §$46,852,523
35,833 § 36,908 § 38,015 3 39,156 § 40,331 0§ 41,541 § 42,787 § 44070 § 45392 § 46,754
3% 3% 103% 203%

§ 30,010 § 30910 § 31,837 § 32793 S
3% 3% 3% 3% 3% 3% 3% 3% 3% 3% 3%
508,517 § 538,532 $ 577,688 § GIS,019 $ 659,559 S 702,346 S 746,416 S 791,809 $ 838,563

§ 263660 $ 204579 § 326417 $ 359,209 $ 392985 § 427,775 S 463,608 §

049123182
20623 2024 2025 2026 2027 2028 2029 2036 2031 2032 2033
10 it 12 13 14 15 16 17 18 19 20
$ 5,186,930 § 5342538 $ 5502814 $ 5667,899 § 5837935 § 0,013,074 § 6,193,466 $ 6379270 § 6570648 § 6,767,767 $6,970,800
$ 30016 3 30910 § 31,857 § 32,793 § 33776 § 34790 § 35833 % 36,908 3 38615 3% 39,156 3 40,331
3% 3% 3% 3% 3% 3% 3% 3% 3% 3% 3%
500,517 $ 538,532 $ 577,688 $ 618619

S 263,869 $ 294,579 $ 326417 $ 359,209 $ 392985 § 427,775 $ 463,608 §



Developer Partnership
REVISED APPLICATION, FEBRUARY 9, 2011

1. APPLICANT
Name: Jonovative Housing, Ing,
Business Name: Innovative Housing, Inc.
Address: 219 NW 204 Avenue
Portland, dregon Zip Code: 97209

Contact Name: Tulie Gagver Phone Number: 503-226-4368, ext. 3
Fax Number: 503-226-2509 Ermail Address: _jgarver@innovativehousingine.com
Legal Form:  Sole Proprietorship ] Partnership [ ]

Corporation:  Profit [ ] Non-Profit X  TIN#__93-0877440
In which State are the incorporation and/ ot organization docaments filed? Oregon

2. BUILDING/BUSINESS INFORMATION

Natmne: St. Francis

Age of Building; 4 story building built cirea 1912; 2 story building built girca 1907

Address: _110 Ferry Street SW (4 story) ; 406 1st Avenue SW (2 story) Zip Coder 97321

Legal Description:

Property Tax Account Number: ___ 81378 Map: 11S03WO0CC

3. OWNER OF PROPERTY {if not applicant)

Name in which title is held: Gerald W. Thorn
Contact Name: Jerey or Scott Thorn
Address: 4006 First Ave, SW
Albany, Oregon Zip Code: 97321
Phone Number: 541-928-3322

4, AUTHORIZATION TO UNDERTAKE WORK: (SEE LETTER OF INTENT, ATTACHED)

If the applicant is not the owner of the property, provide written evidence that the owner authotizes this work
to be undertaken. (Typically this is in the form of a lease or other written permissiony).

CiATemp\Temporary Internet Files\Content. Outlook\SPSZKFOV\CARA-Application REVISED(3) 2-11-11 St Francis.doc Page 1 of 14
08/24/06



5. DESCRIPTION OF PROJECT

The Rehabilitation Project

The project will include a complete rehabilitation of the St. Francis building(s), including new systems, full
seismic upgrade, and restoration of the historic facade. The interior of the building will include lobby, offices,
commercial space, laundry room, bike room, and living units on the main floor. The upper floors will have
additional living units for a total of 54 studio and 1 bedroom apartments. We will retain and eshance all the
existing historic fabric possible on the interior of the building. On the main floor this includes tin ceilings
theoughout, mosaic tile flooring and wood wainscotting in the lobby, and the historic configuration of space
(lobby facing Ferry and commercial spaces facing 1st, Upstairs, restoration of the windows, fir floots, stained
wood casing, trim and doors are top priotities. In addition, the open vestibule suttounding the elevator with
railings on each floos s a key restoration opportunity. Key histotic features including wood transoms above
the doors with original brass hardware will add to the appeal of the spaces. Room configurations will be
maintained, with new walls added for bathrooms, and connections between rooms added for larget units.
Quality kitchens with hardwood cabinets, dishwashers, ranges and refrigerators will also be included in every
unit.

REVISED INFORMATION: Based on input from CARA and the community, we have revised
the total number of units, unit mix and unit sizes. The new unit mix includes 29 one bedroom
units, 3 two bedroom units, and 10 studios — for a total of 42 units. We feel that the new unit mix
and sizes better reflect community desires. and have the added benefit of being even easier for us
to rent. Our Architect Bill Ryals has created units that are each unique and take full advantage of

large windows, open living areas, beautiful wood floors/doors/casings, high ceilings, and great
nooks and crannies that only historic buildings fend to feature. See plans attached.

ER _ Aver‘ége'
Qld Plan -1 Number Size .
Studios 43 228 s.§.
1
Bedrooms 11 483 s.f,
Total 54

i I Avé.'rage,

New Plan | Number Size
Studios 10 407 s 1.
1
Bedrooms 28 523 s.f
2
Bedrooms 3 700 s.1.
Total 42

Building Condition

"The condition of the building is mixed. Some of the histosic features such as exterior brick, most of the
windows, tin ceilings and wood ttim are in fair to good condition. However, there has been significant water
infiltration to both buildings, and water damage is contitaing even though both roofs have been replaced in
the last few years. This could be due to flashing damage, compromised mortar joints in the brick (especially
on the south and west sides), or siding damage in the light wells. The current owner has been working on
these problems and keeping up as funds have aliowed. However there are many sources for water infiltration
in a 100 year old building, and many other things that compete for limited upkeep funds. The owner has also
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installed fire sprinklers in the basement, with a large enough sprinkler main to accommodate the rest of the
building. In addition, the power into the building has been increased. These improvements will help our
project focus on major ateas of concern such as building envelope waterproofing, seismic upgrade and systems
replacement.

Costs and Funding

The renovation described above is not an inexpensive adventure. It is worth it, but the hard costs alone are
about $170 per square foot, which equals $6.7 Million in construction costs. Total development cost will be
right at §10 Million. This equals $124,000 pet unit in hard cost, and $185,000 per unit total cost for 54 units.
It is very likely that a full renovation of this building would not be feasible if it were not for three main sources
of funding:

1} The strong interest of CARA to fund historic projects in the Downtown Historic District;

2) Historic Tax Credit funding at $1.2 Million; and

3) Low Income Housing Tax Credit (LIHTC) funding, which makes up the vast majority of funding at
$6.6 Million

Even with strong residential and comimercial rental income (comparable to the average rents in the Albany
market), the building can only support a commercial loan amount of $375,000, and that is at a special intesest
rate for affordable housing, CARA, the Historic Tax Credits and the LIHTC’s make the project possible, and
provide the opportunity to give this building the complete renovation and historic restoration that it deserves.
Itis extremely beneficial that the Historic Tax Credits and LIHTC’s work so well together, and create this type
of unique opportunity to fund large, expensive historic preservation projects.

REVISED INFORMATION:
Sources
LIHTC Equity & 887,311
State HOME Grant -
State Trust Fund Grant 100,000
State Weatherization Grant -
Siate General Housing Grant 200,000
CARA Grant 800,000
Historic Tax Credit Equity 1,492,876
Permanent L.oan 200,000
Deferred Developer Fee 223,000
Total $ 9,903,287
Uses
Total Acquisition Costs 592,615
Relocation 300,000
Construction (35,000 s.f) 6,768,184
Soft Cosis 2,242 488
Total $ 9,903,287

New per unit hard cost: $161.147
New per unit total cost; $235.792

RETURN ON INVESTMENT:

Durine our first preseniation, it became clearer to us that CARA feels strongly about Return On

Investment, both monetarily and in justifiable intangibles that contribute to CARA goals. Exactly
what is CARA leveraging with our project with this $800,000 request?
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CARA Key Objectives:
e Attract new private investment to the area.

s Retain and enhance the value of existing private investment and public investment in the
area.

The Innovative Housing St. Francis Project meets both of the above CARA kev objectives.
Through a complete historic rehabilitation of an existing valuable building, existing private
investment is retained and enhanced. And our proiect does attract new private investment,

through the private loan, deferred developer fee. and historic and affordable tax credit equity.
Some might say that the tax credit equity is actually “public” funding. However, the tax credit

programs are defined as “public private partnerships”. The private investor infuses a significant
amount of cash up front into the project and community (in this case $8.380,287 combined
historic and affordable), and then takes tax credits over 15 vears to be “repaid”. Some of these tax
credits are provided by the government...equal to the investor’s actual cash investment
($8,380,287). If this was all the investor got, it wouldn’t be much of an investment. But the rest
of the private investor’s return comes through real estate tax deductions that any investor can take
on any apartment project...depreciation, operating tax losses, etc., This is the “private” part of the
investment—the actual “return” for the investor, and the reason the programs work.

CARA Additional Objectives Met:

= Preserve the Historic Districts, historic resources and existing housing in the area.

s Create a readily identifiable core that is unique and vibrant with a mixture of
entertainment, housing, specialty shops, offices, and other commercial uses.

» Increase residential density in the area.
» Encourage the development of new forms of housing and home ownership.

= Provide an enriching environment and livable neighborhoods.

Housing goals figure prominently in CARA’s mission. The St. Francis project would figure
prominently in the creation of apartment units in the downtown. It is a “new form” of housing for
the downtown: Workforce Housing in an Urban Environment, This is exciting! This new
housing can actually help create demand for more downtown housing. The addition of 42 new
people in a 24 hour setting adds vibrancy and vitality to the district. Friends and relatives will
visit residents at the St. Francis, walking past the great shops and restaurants to get there. Perhaps
these visitors haven’t been to the downtown in a while...and their eves are opened to the fun
variety that existing in the retail district. Perhaps these visitors enjoy their experience in the
downtown and at the St. Francis so much that downtown becomes someplace they too would look
for a place to live. This creates more housing demand for the downtown. . .in all income ranges.
Someone has to be “first” to do a significant, large, urban housing project in the downtown core,
This project—which will bring young. energetic working people at the beginning of their
careers—will be the project that brings more people downtown, and creates demand for more
places to live, Which, in turn, allows private developers to take the risk to build new housing
where little has existed for decades.

Bevond the housing goals. the St. Francis project also injects retail space into the district by
rehabilitating the storefront spaces on 1st and making them available for new, active retail
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businesses. And certainly, leveraging $9.1 Million of funds for one kev building in the downtown
is a significant achievement. Even at a very conservative figure of 50% of the cash and work
coming to Albanv directly. that is $4.9 Million,

ROI Cash.
We also noticed during the last presentation that actual cash return is guite important 1o CARA
and its ongoing mission and projects. With an expensive historic rehabilitation project such as the
St. Francis, there isn’t a Jot of cash flow to return to CARA, However, a modest partial retumn is
possible.

Property Tax over 20 years: $618.019

Loan Repavment. Cash Flow Dependent: $200.000 over 20 vears

Total Return: $818.019

Certainly the return period is longer than ideal. However we wanted to offer up what the project
could pay toward future projects in the downtown,

Between the intangible benefits of more 24 hour activity and people in the downtown, leveraged
funds to the community, a great historic rehab and actual cash return, the St. Francis nroject will
be a definite asset for Albany, CARA and Innovative Housing,

Parking

Yes, it 1s a challenge. It will always be a chailenge for this building and historic buildings like it that weze built
when cars wete a luxury item. Itis probably 2 bigger challenge for the St. Francis, because it is a relatively
large building in the downtown area. Certainly we are exploring options like shared parking with Wells Fargo,
and master leasing spaces from the Downtown Association. Also, we are very open to heating suggestions
and creative ideas from CARA and the commusnity to address this issue. However we feel that 2n apartment
use for a young target market is very well suited 1o the St. Francis and its parking issues, because our residents
will be more likely to use transit, bikes and alternative transportation. In addition, our residents will be more
open to walking a few blocks to a patking lot. We have several buildings in downtown Portland that do sot
have any parking, and we provide plenty of bike storage space and transit use incentives. Of course Albany is
not Portland, and so we anticipate different issues and different solutions. But we ate committed to find the
solutions that make the apartments desirable to rent, and keep parking open and avatlable for downtown
businesses.

REVISED INFORMATION:

Above all, THI has three main goals for this project after the initial renovation:
1) Keep the units rented at the scheduled rents
2) Maintain the building at a very high quality level
3) Meet community goals and be a good partner

The parking plan is a critical element of meeting these goals. Over the past month we have
become much more educated about the parking history and concerns of the community, With this

new information, we have a multifaceted parking plan:

20 leased spaces in private parking lots
15 leased spaces in public parking lots
7 on street spaces

Loading Zone
“Innovative Car”

8 ® @ @ &

We have identified the lots where the leased spaces are available now, both public and private.
These lots are within two blocks of the St. Francis. We think the most logical place for the 7 on-
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street spaces would be the new angle parking around the Post Office. The project is willing to
contribute $20.000 toward the striping of the new angle parking. which has already been
approved in the City’s TSP plan, but is not vet funded. We realize that when the Carousel gets up
and running in the future, daytime use of angle parking spaces may not be feasible. However, at

that time we are confident other acceptable areas for a few on-street spaces can be identified, or
evening ~use onlv of the post office angle space may be a possibility.

In any event, even with a parking plan identified TODAY, we know that it will need to change
and evolve in the future, as surface lots get redeveloped and on street spaces develop increased
demand. This is the way it should be, because it means the downtown is getting busier and more
popular! We expect to continue working with the City and with CARA for the evolving parking
plan in the future. Parking is important to us. so we are committed to keeping the leased spaces in
the budget, and working with the community on where exactly those are located over time,

A loading zone would be a great addition to Ferry Street near the front doors of the St. Francis.
This would allow residents to pull up, drop off groceries, and then go park. We have utilized this
tool at our other buildings and it is much appreciated by residents.

The “Innovative Car” is something we are exploring for the St. Francis, In Portland there is a

service called “Zip Car”. They place cars all over the city in high-use areas, and people rent them
by the hour in places close to their homes. IHI could do the same thing at the St. Francis, but with
our own car, with the program managed by our property manager, So if a person doesn’t want to
have a car, there would be an affordable alternative right at the building. There is a Zip Car near
one of our projects in Portland, and our residents do utilize it. We would lease a space for this car
to stay near the building if the idea proves desirable and feasible,

Certainly anv use that goes into the St. Francis will have similar parking chalienges as we are
facing. But we will comumit to stay at the table and continue to work toward solutions vear after
year. Since we own our buildings for the long term. it is important to us to stay involved and be
proactive.

The Project Team

Wouldn't it be nicer to use a local general contractor rather than one from Portland? Innovative Housing has
setiously considered this question, because we support prioritizing the use of local suppliers, consultants and
labot. We talked with two major Albany/Corvallis area general contractors about the project. Both had some
expetienice in seismic reinforcement, unreinforced masonry buildings, histotic rehabilitation, and some
residential apartment work. However, neither had extensive expetience in very complex projects such as the
St. Francis, where many unknowns, a vast potential for surpzises, and unexpected problems threaten the very
viability of the effort. Walsh Construction does have extensive expetience with this project type, completing
dozens of histotic/seismic/apartment projects all over the northwest, and two recently with Innovative
Housing;:

1y The Clifford is a 1911 building with 88 apartments & four commercial spaces. The project was
completed in 2010 for a total of $8 Million.

2) Musolf Manor is a 1910 building with 95 apartments & seven commercial spaces. The project was
completed in 2009 for a total of $15 Million,

Because of Walsh’s experience with historic buildings, and morte critically, experience completing these types
of projects en time and within budget for THI, we feel it is critical to have Walsh on our team for the St.
Francis. We have a strong relationship with Walsh, they know our expectations, and they meet the
budget...no matter what. 1HI has never returned to 2 funder and requested additional funds for construction
costs, and Walsh knows that they must live within the initial budget that they help us create for projects. EHven
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beyond budget, however, is Walsh’s commitment to quality. Since IHI owns properties for the long termn (we
have over 850 units in the Portland metro area, and we have never sold 2 building in our 25 year history), we
need buildings that last. Walsh builds them to last, and with their 46 year company history, we can count on
them to be around if there are any problems in the future. They stand behind their work and they are happy
to return if there is 2 warranty issue.

IHI and Walsh are also committed to drawing as much material and labor from the Albany atea as possible.
That means preference for Albany subcontractors and suppliers...making a concerted effort to funnel as many
construction doflars into the Albany community as possibie. With $6.7 Million in hard costs, thete is a lot of
potental for dollats to come to Albany. In addition, our Architect Bill Ryals is from this area, and we will be
looking for local help with hazardous materials abatement, HAZMAT testing consulting, sutvey, market study,
furnishings, special inspections, catering and many other project needs.

The Target Market

With the discussion of Low Income Housing Tax Credit funding above, it is easy to imagine an unfavorable
outcome for this project from CARA’s perspective: a building full of very low income people on rent subsidy
with no money to spend in the downtown and community. Certainly, every community has varying levels of
need for this type of housing. . .hopefully in small doses mixed with higher income units.

However, this is not that project.

With the rehabilitation costs at the St. Francis, combined with the fact that Innovative Housing is located in
Portland and not Albany, it 1s critical that rents for this project be on the fair but “high end” of the affordable
housing spectrurn, IHI will have a professional property management company petforming the day-to-day
tasks of renting units and making sure the building is maintained to & high standard. However, lower income
residents requitre more attention and staffing in order to be successful, to which several of our Portland
projects can attest. Since IHI is not close to Albany, it makes sense to have residents at the St. Francis that
have higher incomes, are more self-sufficient and need fewer special services. Also, the level of tehaly required
for this project means that rents need to be on the high end of the LIFTC limit in order to support operating
costs and debt. And most imoportantly, the need for housing in Albany is for people who are working, have
incomes, and can help support the local economy by purchasing goods and services in the community.

For these reasons, the apartments at the St. Francis will be Workforce Housing, for people working in
downtown Albany and the surroundiog area. Rent lirnits for the apartments will be stmilar to the highest
rents being charged for studio and 1 bedroom apartments cutrently. Our actual rents will be slightly under the
rent limits for LIHTC's, so that we will be competitive in the Albany market and make sure out apartments
rent. Our target market is young professionals just starting their careers, downtown workers, and possibly
retirees that would like to downsize and be close to amenities. One key component of LIHTC funding is that
residents only need to income qualify when they first move into the apartment. If incomes grow over time,
which we hope will be the case for young people first entering the job market, these people can continue to
live at the St. Francis for as long as they would like. Perhaps the money they save on rent will go towatd
continuing education, saving for the purchase of 2 home, or extra spending money.

The Albany Market

Further, to be clear, there will not be Project Based Section 8 units at the St. Francis. There will not be any
kind of project based rental subsidies that pay people’s rent. The people who live at the St. Francis will be
paying rent themselves, and working to support the payment of that rent. Someone asked us recently what
would happen if the building “got into trouble” with operations and needed extra cash, or if tenants could not
be found to rent the units at the rate that we have in the proforma. These are fair questions. Careful review of
the proforma shows that the budget includes Operating, Replacement and Commercial reserves to address
potential problems with repairs, residential leasing, or commercial leasing. Further, Innovative Housing
recently completed a Rental Survey for studio and one bedroom units in Albany, showing a 4% vacancy rate,
which is very low. Rental “specials” have largely been eliminated from the market, and landlords are
increasing rents. These indicators show a strong rental market in Albany, which is a major factor in why
Innovative Housiog is interested in this project.
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REVISED INFORMATION: MARKETING PLAN

New
Plan
_ i Median
Unit. i Average | Number { Proposed | Income
- Type Size | of Units Rent %
Studio 407 8 440 46
1B 523 14 510 50
Studio 407 B 5625 55
1B 523 13 595 58
2B 700 3 740 o0
42
Old
Plan
| Median
Unit Average | Number | Proposed | Income
Type Size of Units Rent %
Studio 228 38 395 41
1B 463 9 480 47
Studio 228 5 500 52
1B 463 2 600 58
54

The St. Francis will not be “low income” housing. It is Workforce Housing — for working

people with incomes. Qver the last month while talking with people in Albanv. there have been

concerns expressed about “What happens if vou don’t get vour target Workforce Housing people

to rent at the St. Francis?” There is a proactive way for property owners and managers to deal -

with vacancy challenges, Buf some people in Albany fear that the proactive approach will not be

taken, and therefore negative outcomes will result. as Albany residents have sometimes witnessed
at other area apartments. - In this section, we will provide our strategies for keeping the apartments

rented with high occupancy rates to residents in our target market: people making $20,000 -

$25,000 per year.

1) Aggressively market the units. This may sound obvious, but some property owners and

2)

3)

managers do not go the extra mile to advertise their properties. Perhaps a sign is put on

the building .and maybe a Craip’s List advertisement. But when strugeling with vacancy,
a more proactive approach is needed. Taking flyers around to businesses whose

emplovees are in our farget market is a good strategy, as well as participating in the
Downtown Albany loft tours, having “hard hat” tours during construction to generate buzz
and exciterent, and having booths at local events during key leasing times. One-month
move in specials, providing gift certificates to local businesses, and gas cards are also
good wayvs of providing one-time incentives that do not permanently lower rents. Ifa
slight rent reduction is needed to spur interest, it will be temporary and of short duration
until the market Jull passes.

On site staff, It is important that on site staff are professional, present and consistent. The
St. Francis will have professional property management staff, including one building
manager and one maintenance staff person. One of these two positions will live on site.

Building Manager attends neighborhood meetings. In this case, the meetings attended will
probably be the Downtown Association. This connection keeps evervone in close contact

and talking about both the good things and the challenges. We do this with our other
properties as well.
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4) Be clear about expectations. A good lease agreement is important, with building rules and
behavior expectations clearly identified. When residents are clear about what is expected,
then more often than not people do the right thing,

5) Follow through with consequences. If expectations are not met and rules are broken,
congequences, including eviction, must be utilized firmly but fairly,

6) Prioritize safety. Everyone deserves a safe place to live. Design elements that prioritize

safety are critical. This includes space desipn for good visibility of comumon spaces and
corridors, and security cameras with video back up.

7) Maintain the building well. To keep resident expectations high and attract new residents,

“curb appeal”, cleanliness and good maintenance are high priorities. This also protects
IHI’s long term investment in the St. Francis.
8) No smoking in front of the building or inside the building/units.

9) Provide beautiful spaces. For everyone, it is really nice to be proud of where a person
lives. IHI finds that when beautiful living spaces and gathering areas are provided, it
increases pride of place, the desire to protect the place, and people’s satisfaction with the
place they call home.

REVISED INFORMATION; REPUTATION

Innovative Housing has a 25 year history of providing great housing in communities, to people at
many different income levels, Different communities have different housing needs and goals. In
Portland. housing for the homeless has been prioritized. In Albany. it is working people with
moderate incomes that need housing. In Downtown Albany, the additional goals of Historic
Preservation, active retail space, residents as customers with money to spend and excellent
property upkeep are paramount. We want to stress that meeting community goals isn’t just nice
talk to get funded. THI is seeking to geographically diversify into the mid valley area. We would
like to do projects in Salem, Eugene and other mid valley cities. If we are awarded funds and
complete the St. Francis project, we will be initiating these mid valley opportunities. And the first
thing these other cities will do is ask the citizens of Albany and CARA how we did at the St.

- Francis. It is our goal for the resounding and indisputable answer of that question to be
“excellent” in all areas. We will work hard to make that happen, and continue working long into
the future to manage and care for the building in a manner that preserves and enhances our good
name.

Finally. a special “thank vou” to the CARA Board and Staff for allowing us the opnortunity to
submit first the initial application, and then working with us on ways to make the proiect better.

6. ESTIMATED COST OF PROJECT: $ $800,000 _(CARA FUNDS)
ESTIMATED VALUE OF PROJECTS UPON COMPLETION: $_ 5.5 MILLION REPLACEMENT VALUE

$_3.36 MILLION MARKET VALUE

Basis for valuation and value upon completion: The hard cost estimate is based on a cost estimate from out
contractor, and soft costs have been estimated by comparable developer projects as well as quotes on line
iterns like insurance, accounting, permits, architectural fees and cost estimates. The replacement value was
estitnated by our insurance agent at approximately $150 per foot. The market value was estimated at $80,000
per unit.

7. PREPARATION OF COST ESTIMATES

Who prepared your cost estimates? Walsh Construction and Innovative Houging

(If applicant prepared their own estimate, objective verification may be required.)
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Address: Walsh Construction, Geoff McGraw, 2905 SW First Avenue, Portland, Oregon 97201

Phone Number: 503-3006-2717 Fmail Address: gmegraw{@walshconstructionco.com

8. IN ADDITION TO THE PROPOSED IMPROVEMENTS, 18 THERE OTHER WORK PROPOSED?

Yes X No 1
ESTIMATED ADDITIONAL COSTS: $ $9.1 MILLION
TOTAL ESTIMATED COST OF ALL WORK: $ $9.9 MILLION

9, CONSIDERING THE LIST OF PROJECT GOALS OUTLINED IN THIS APPLICATION, PLEASE IDENTIFY
THE VALUE YOUR PROJECT BRINGS TO CARA

Housing and Commercial benefits for downtown

The “24 Hout Downtown” is a popular catch phrase these days. It conveys that in order for downtown
businesses, eateries, retailers and entettaiters to thrive, people actually being in the downtown 24 houss a day
is critical. Moze housing located in the heatt of a downtown accomplishes this goal. The community of
Vancouver, Washington has recently added many housing units to their downtown cote, and revitalization is
consistently following, However Vancouver could take a lesson from Albany...that community does not have
Utban Renewal Funding targeted for the rehabditation of old buildings, and so the historic downtown area in
Vancouves is not tevitalizing as quickly as it could be. For Albany, 65 — 85 residents moving into the St.
Francis would bring an influx of activity, customers and spending money right into the downtown core. And
remembet, these ate wotking people with money to spend. The St. Francis will also feature cominercial/retail
space along Ist...a 100’ frontage. IHI’s priorities for leasing this space include active businesses that enhance
the streetscape, draw people to the downtown, and provide amenities for our residents. Examples include a
cooperative or regular grocery store, restaurant, café, ot retail business geared toward the historic shopping
district. We are hoping for ideas, assistance and support from the local community in getting the word out to
prospective businesses. We would like to work with potential tenants throughout the development process in
otder to tailor the intetior spaces to best meet their needs and minimize costs of tenant improvements later.

REVISED INFORMATION: 45 - 50 new residents anticipated,

Housing benefits for the community

Everyone desetves a safe, clean, stable place to live. What if that place also has historic chazm, a trendy loft
feel, is really attractive, is conveniently located near employment and shopping, and has excelient
transpottation options? And what if that place has a little lower rent than other places, allowing more of a
working person’s income to be spent on other things? Wouldn’t that be great? That’s our vision for the St
Francis.

Construction

A $10 Million project will bring many dollars into the community, both in hard costs and soft costs. And the
benefits have a tendency to spread and multiply. The local owners of the St. Francis would like to build or
purchase/remodel another building in Albany for their printing business, thereby adding even more dollars to
the community. In addition, the project will generate over §60,000 in peemit fees, §100,000 in system
development charges, and hundreds of thousands in property taxes over time.

Historic Preservation

Innovative Housing has an excellent track record of quality rehabilitation and restoration projects. IHI’s
Housing Development Director Julie Garver has extensive experience in preservation rehab projects, and
setved 2s 4 board member on the Clark County Historic Preservation Commission for several years.
Additionally, through the use of Histotic Tax Credit funding, the SHPO and National Park Service will be
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monitoring and approving all project elements, as will CARA itself. But beyond meeting the regulatory
requirements of preservation, Innovative Housing has a passion for historic buildings. Historic details, spaces
and building types make for extremely interesting and satisfying places to live. There is something special
about 2 solid brick facade, wavy window glass, real wood floors and period appropriate light fixtures that make
people smile and feel at home. Recently a new resident who just moved into the Clifford commented, “When
I walked into the lobby it was so welcoming, it made me feel loved”. It is amazing how nice tle floors, glossy
woodwork, ctown moldings and high ceilings can make a person feel valued and good about the place they call
home.

Quality of rehabilitation is a top ptiotity for THI, and we will pay attention to every historic detail. The details
make up the whole. Sometimes people wonder about us...because we fight for Little things to be right...a
batustrade to be restored instead of replaced.. repair of historic windows instead of replacement. . keeping
historic doors and getting a good carpenter to make them fit instead of replacing them...all of these things IHI
has insisted on in the past, and this is the type of care we will show the St. Francis.
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10. AMOUNT OF MATCHING FUNDS $ 9,100,600

SOURCE OF MATCHING FUNDS (CARA may withhold approval of this application until information

satisfactory to CARA is provided.)

o LIHICs $6,682,332
o  State HOME $ 291,924
®  State Trust Fund § 100,000

-]

State Weatherization $ 50,000

e State General Housing  $ 200,000
e Historic Tax Credits $1,235,286
® Permanent Loan $ 375,000
o  Deferred Dev Fee $ 252,000

REVISED INFORMATIQN:
[ ]

LIHTCs $6.887.511
e  State Trust Pund 100,000
8  State General Housine  § 200.000
e  Historic Tax Credits $1.492.976
e Permanent Loan 00,600
o Deferred Dev Fee §_ 223000
Is your funding: X available today (Def. Dev. Fee) X to be applied for April, 2011(all other soutces)

(CARA may withhold approval of this application untl information satisfactory to CARA is provided.)
11, EXPrAIN WHY CARA FUNDING IS NECESSARY TO INSURE PROJECT COMPLETION

Many sources of funding for this project have hmits. . Histotic Tax Credits, LIHT'C’s, Permanent Loans, State
grant funding. We plan to seek the maximum amounts available for these sources. This leaves a funding gap,
which the CARA money will fill. In addition, the LIHTC’s are awarded through the State of Oregon, and are

very competitive. If a project has the support of the local community through significant funding, the State is
much more likely to award funding to the project.

REVISED INFORMATION:
Local funding is also very beneficial for the project and the community. because the funding
leverages more input from the community into the project.

12, WHERE ELSE HAVE YOU LOOEKED FOR FUNDING?

The State of Oregon, the Historic Tax Credit program, Private Lenders

Assistance Requested - Check and complete applicable sections for requested assistance.

[ ] Professional Services — Design Assistance (for projects such as street fagade, interior layout, awnings,
signs, Seismic upgradss, interior wall alterations, efc.)

{Maximum grant is $10,000 per property with a 50 percent match by the applicant™®}
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Total amount: Grant Amount Requested {50%o0f total amount):

X Building Redevelopment Funding

Grant Amount Requested: $800.000 Loan Amount Requested:

Other Amount Requested:

Please Desctibe;

C\Femp\Temporary Infernet Files\Corntent. Outlook\SPSZKFOV\CARA-Application REVISED(3) 2-11-11 St Francis.doc Page 13 of
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Certification

The Applicant understands and agrees to the following conditions:
1. Any physical improvements proposed must be approved by the Central Albany Revitalization
Area {CARA) Apgency and may require approval by the City of Albany Landmarks Advisory
Commission or other entities. These entiies may require certain changes or modifications
before final approval and Commitment of Funds.

* 2. Commitment of Funds will not be processed untl the Applicant satisfies all conditions.

3. Any work begun before receipt of a2 Commitment of Funds notice is ineligible for
reimbursement,
4. Any work deviating from that detailed in the Commitment of Funds must be pre-approved
in writing to be eligible for reimbursement.
5. While only proprietaty information may be held in confidence outside of the public record,
CARA will attempt to maintain all information provided in 2 confidential manner.
6. Originals of all materials prepared with CARA assistance belong to CARA and will be
maintained in the public record.
7. Application must be completed in its entirety before being considered; if not, it will be
retirned for completion.
8. Staff is authorized to independently verify any and all information contained in this
application. '

If the Applicant is not the owner of the property to be assisted or if the Applicant is an organization rather
than an individual, the Applicant is required ro certify thar she/he has the authority to sign and enter into an
apreement 1o teceive the assistance requested and to perform the work proposed. Evidence of this authority is
attached and included as a part of this application by reference.

The Applicant certifies that all information in this application and all information furnished in support of this
application is given for the purpose of obtaining CARA assistance and is true and complete to the best of the

Applicant’s knowledge.
2 /7 / 74
o/

Q‘%/Mg xﬁoﬂm ;fx;; “\gf{;ﬁx‘ )ﬁj(,{mg—&/—-

Applicant’s Sigﬁ’{ture Date
Applicant’s Signature . Date

e UBBRTAD

PAA OO BRI QOO ATTRATIINLRPLSCRTORIDAOR G

Retusn to: City of Albany Economic Development Department
¢/ o Kate Porsche, Urban Renewal Coordinator
333 Broadalbin Street SW/ P.O. Box 490, Albany, Oregon 97321

FOR CITY USE ONLY
Date Received:__Z -4~ By: & :é _/,g ) Application Complete: [4¥es [ No

If no, cormments:

Date application returned to applicant for completion:

Date application returned to City:
By:
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HOUSING QPERATING BUDGET - EXPENSES
;
Prolect Name|St. Francis | i
Date: Q208 Annual inflation Rale Factor: 3.00%
Annual per
Annual Qperating Expenses Unit 1 2 3 4 5 5 7 8 g 1% 11 12 13 14 15 16 17
]
Insurance 333 14,000 14,420 14,853 15,298 15,757 16,230 18,717 17,218 17,735 18267 18,815 19,379 19,981 20,559 21,176 21,812 22,485
tHdilies;(common areas) | {
Gasiol 0 ] i 0 Q 0 g [F] 0 Q o] 9 9 [4] ] g Q y]
EHlectric 452 19,000 19,570 20,157 20,782 21,385 22,626 22,687 23,368 24088 24,791 25534 28,300 27,989 27,802 28739 28,601 20,489
Vater & Sewer 405 47,600 17,515 18,035 18,576 16,134 19,708 26,288 20,808 21,535 22,181 22,847 23,532 24,238 24,965 25,714 26,485 27,280
Garbage Remeval 119 5,000 5,15G 5,305 5,484 5628 5,786 §,970 5,149 6,334 6,524 8,720 8,921 7,129 7,343 7,563 7,790 8,024
Cabla TV ] 2 0 9 0 9 Q Y g 0 0 i) 0 & G 1] 3
Repaits 333 14,060 14,420 14,853 15,298 15,757 16,230 16,717 17,218 17,136 18,267 18,815 19,379 19,861 20,558 21,116 21,812 224665
{Genarai Mamntenance 548 24,7068 25449 26,213 26,899 27,808 25,643 29,503 30,388 31,288 32,238 33,205 34,202 38,208 36,285 37373 38,494 39649
Landscapa Maintenance "] O 0 ¢ 5] & [¢] g 8] 0 a & G G o] ] o] 5]
Replacement Reserve 350 14,700 18,341 15,595 18,063 18.545 17.041 17,553 18,079 18,622 18,180 19,756 20,348 26,959 21,867 22235 223,902 23,589
Properly Management: | { .
C _iOnsite ‘840 39,500 40,885 41,906 43,163 44,458 45,791 47,165 48580 50037 51,539 53,088 54877 56,318 58,007 £9.747 81,540 63,389
Contracted (Off-Site) 321 43,500 13,808 14,322 14,751 15,184 15,850 18,118 16,803 p¥ ] 17514 18,142 18,667 14,247 19,828 20,418 21,032 21,6863
H
|
Professional Services, | ] I
Resident Services 95 4,060 4,120 4,244 4,371 4,502 4,637 4776 4,919 5,087 5218 5,376 5,537 5,703 5874 6,050 5,232 6,419
Case Management & 0 ] i) b g ] g 0 0 2 a a k¢ Q [t} & [i]
Legal 71 3,060 3,080 3,183 3,278 3,377 3,478 3,682 3,680 3,800 3,914 4,032 4,153 4277 4,406 4,538 4,874 4,814
Accoynting | 179 7,500 7.725 7 657 8,195 8445 8,595 §.555 3,724 3501 3,786 19,078 0382 10,693 1074 11344 11,685, 12,035
Compiiance Monitoing Fees 3G 1,260 1,298 1,337 1,377 1,418 1,461 1,508 1,550 1,596 1,644 1,693 1744 1,796 1,850 1,906 +.953 2022
Office & Administration | 190 3,000 8,240 5,497 8,742 4,004 9774 5553 9839 10,124 10,438 16,754 11,574 11,406 11,748 3,501 12,454 12,838
Advedising/Marketing & Promotion 12 500 515 530 546 563 580 597 815 833 652 672 £92 713 734 758 Tig a02
Unit Turnover i 95 4,000 4,120 4,244 4371 4,502 4,837 4,776 4,919 5,087 35,218 5378 5,537 5,703 5874 6,050 6,232 6,419
TexesinonTeal estale) | 9 i) g 4] 9 & 9 g g k% 9 ¢ g Q 1] Q Y
Reai £slale Taxes (20 yrs=818.519} 548 23,000 23,8680 24,401 25,133 25,887 26,663 27,483 28,287 29,136 30,018, 30,210 31,837 32,793 33,776 34,750 35,833 26,908
Payroll Taxes ] 3] Q 1] [¥] g g 7] ] ¢ Q [¥] g 9 7] Q 2
Internet Connection Fee | '] [} [{] 9 9 G a Q g 9 q 0 9 [+] [1] g 0
Other: Asset Management Fee 200 12,600 12.978 13,367 13,788 14,181 14,607 15,8645 15,486 15,861 16,440 16,933 17,441 17.965 18,564 19,559 19,638 20219
Qther: Parking Master Lease (35 spaces) 129 8,400 5562 5729 5,901 6,078 7260 6,448 5,641 4,841 7.046 7,257 71.475 7,698 7,930 8,168 8,413 8665
i
Total Annual Operating Expenses: 5492] 230,688] 237,58381 244,715] 282057 259,518| 267.407] 275429] 283,692] 292,203| 300,969] 309,993 319,298 328,877| 338,743 348,905, 359,373 370,154
Less [ebt Service:
Permanent loan
Rate | Term {Years) |Loan Amount
7.25% 25 200,000 413 17,347 17,347 17.347 17,347 17,347 17,347 17,347 17,347 17,347 17,347 17,347 17,347 17,347 17,347 17,347 17,347 17,347
Deferred Developer Fee |
Rate [Tasn frears) | Loan dmount |
0.00% 12 223,000 442 25,000 24,600, 22,000 22,000 20,000 2G.006. 18,0060, 18,060 16,000, 14,000, 14,500 11,000 1] 0,
Cashflow Bependent Loan -- CARA
|_(With $12,600fyr cushion for building]
Rate [Term (Years) |Loan Amount
£.00% 15 200,000 317 11,250 11,250 12,250 11,060 11,860 0,400 11,060 9,400 40,700 9,800 B.080 8,800 17.700 15.250 12,806 10,400 7,500
1 a Q 4 o Q Y 0 a g Q b Q 9 o & [ 5] k]
1 ] ] 2 Q ] Q ) [] k4] Q ] 0 & 1] Q [} [i] &
i ]
WETHOUT OAHTC
Effaclive Gross Income: 7,070 286,925 302,863 308,921 315,099 321,401 327,829 334,388 341,073 347,895 354,853 381,850 368,189 376,573 384,104 391,786 399,622 407,614
Tolal Annual Operaling Expenses: 5,492 230,668 237,588 244,715 252057 259,618 287,407 275,429 283,882 292,203 300,969 309,988 318,268 328877 338,743 348,905 359,373 375154
Net Operating Income: 1,578 66,257 65,276 £4,205 £3,042 81,783 80,422 58,956 57,391 55,892 53,884 51,952 49,881 47666 45,361 42,881 40,249 37,450
Primary Debt Service 413 17,347 17,347 47,347 17,347 17,347 17,347 17,347 17,347 7,347 1f,347 17,347 17,347 17,347 17,347 17,347 17,347 17,347
Total Debt Service 1,173 53,597 52,587 51,597 50,347 43,347 47,747 46.347 44,747 43,047 41,247 39,347 37.247 35,047 32,597 30,247 27,747 24,847
Cash Flow Per Your 495 12,660 12678 12,608 12,695 12,633 12,675 32,609 12,634 12,845 12,636 12,604 12,643 12,648 12,763 12,533 12,502 12,813
Primary Debt Coverage Ralip 3.82 382 3.76 370 3.63 3.56 3.48 3.40 3.31 3.21 211 2.89 2.88 275 2.61 2.47 232 2.18
Total Debt Coverags Ralio 1.34 124 124 124 1.25, 1.28, 1.27 1.27, 1.28 1.29 131 1.32 1.34 1.36 %38 1.42 1.45 .51
I I
2010 Funding Pro Forma 5 Updated G3/24/2010



2015 Funding Pro Forma

HOUSING OPERATING BUDGET .
Froject Name|St. Francis |
Date; 02/08111
Annual Operating Expenses 18 19 20 24 22 232 24 28
i
Insurance 23,140 23,834 24 549 25,286 26,044 26,825 27,639 28,453
Utilities:(commen areas)
Gas/Oil 9 0 o £ 0 01, g Y]
Electic 31,404 32346 33,317 34,315 35346 36,408 37,498 38,623
Water & Sewer 28,098 28,941 29,810 36,704 31,625 32,574 33,551 34,557
Garbage Removal 8,264 8,512 S,TEW 6,031 2301 9,581 9,858 10,164
Cable TV ki) s} o o Q g [} 9
i
Repairs 23,140 23,834 24549 25,286 28,044 26,826 27,826 28,459
General Maintgnance 40,539, 42,084 43,326 44625 45,264 47,343 48,763, 52,226
Landscape Maintenance 1] o Y Q 2 Q 7] 0
Replacement Reserve 24,297 258,026 25777 26,550 27,348 28,167 29,812 79882
- | Property Management:
Dnesite 85,287 87,248 658,263 71,341 73.482 75,688 17,957 " 80285
Cor d {OIf-Sie) 22,313 22,982 23872 24,382 25113 25,887 26843 27442
]
Professional Services: |
Resident Services 8,511 5,810 7.0 7,224 7,441 7,564 7,84 5212
Case Management g 0 0 ] a 7] Q o
Legal 4,859 5181 5281 5,418 5581 3,748 5.821 5,088
Accounting | 12,356 12,768 13151 13,546 13,952 14,371 14,802 15246
GCompliance Moniloing Fees 2,083 2,145 2,208 2,276 2,344 2414 2,467 2,561
i
Cifice & Administration | 13,223 13819 14,028 14,449 14,882 15,329 15,789 16,262
Adverlising/Marketing & Promatien 826 881 877 803 930 858 87 1,018
Unit Tumever | 8811 6810 7,094 7,224 7441 7864 7,894 8131
Taxes{non-real estate) | 0 0 0 [ [1] 0 [i] [3]
Real Estate Taxes {20 yrs=618,019) 38,015 39,158 40331 41,541 42787 44,070 45,392 45,754
Payroll Taxes ] 1} [1] 1] ] 0 q ] il
Intemet Connection Fea | & Q [1] i [1] ] & 7]
Other: Asset Managernent Fee 70,826 21451 37,684 17,607 38,135 18879 19,24¢ 12817
Gther: Parking Master Lease (35 spaces} 3,925/ 9,193 9469 8,753 10,046 10,347 16,8657 10,8677
I
Total Annuat Operating Expenses: 381,268] 3926961 393,477] 411,461] 423,808 436,519 448,615 460,184
Less Debt Service:
{Permanent loan
Rats { Term {Years} {Loan Amount
7.285% - - 25 200,600 17,347 17,347 17,347 17 347 17,347 17,347 17,347 17,347
Defarred Developer Fee |
Rate {Ferm [Years) [Loan Amourd |
0.00% 12 223,000 Y] 1] o ] [ g o] a
Cashflow Dependent {.oan . CARA
{With $12,500fyr cushion for building)
Rate [Term {Years) {Loan Amount
3.00% 15 200,000 4,500 1,400 4,500 Q 2 4} 0 a
1 Q o Q ] "] 4 0 g
1 0 [3] 0 Q o] |53 J 0.
i
WITHOUT DAHTC
i
Effective Gross Income: 415,767 424,082 432,563 441,235 450,039 459,040 468,221 477 585
Total Annuat Operating Expenses: 381,288 302696 399,477 411,481 423,805 438,518 448,615 460,184
Net Operating Incoma: 34,508 31,386 33,085 28,753 26,234 22,520 18,606 17,401
Primary Debt Service 17,347 17,2347 17,347 47,347 17,347 17,347 17,347 17,347
Tolsl Debt Service 23,847 18,747 21,847 17,347 17,347 17,347 17,347 17,347
Cash Fiow Par Year 12,661 12,638 11,239 12,406 8,886 5,173 1,258 53
Primary Debt Coverage Rafio 1.88 1.81 1.81 1.72 1.51 130 507 1.691
[Talal Debt Coverage Ratio 1.58 187 1.51 i.72 1.51 1.20 1.07 1.60]
!
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