
San Francisco Mayor's Office of Housing and Community Development 

Department of Homelessness and Supportive Housing 

Office of Community Investment and Infrastructure 

Controller’s Office of Public Finance 

San Francisco Housing Authority 

 

MEMORANDUM 

 

TO:  Citywide Affordable Housing Loan Committee 

 

FROM: Amanda Fukutome-Lopez, Project Manager 

 

DATE:  February 7, 2025 

 

RE: Bernal Bundle - 1652 Eddy Street (“Positive Match”); 3554 17th Street (“Hazel 

Betsey”); and 195 Woolsey Street (“195 Woolsey”) - Request for Additional 

Funds and Closing Condition Modification 

 

Project Funding Summary 

EXISTING MOHCD SOURCES 

PREVIOUSLY APPROVED                                   $3,711,000 - PASS (2020C) 

                                                                                  $2,570,158 - ENP NOFA 

                                                                                  $4,114,056 - Loan Recast 

                                                                                  $1,839,173 - Interest Forgiveness 

                                                                                  $10,395,214 - TOTAL 

                                            

ADDITIONAL FUNDING REQUEST 

$1,200,000 - Elevator Modernization Program (EMP) COP Funds 

 

TOTAL MOHCD FUNDING                                                                                    

$11,595,214                                                                  

 

1. Summary of Request: 

Bernal Heights Housing Corporation (“BHHC” or “Sponsor”) requests Citywide Affordable 

Housing Loan Committee approval to: 

• Increase the amount of a previously approved loan commitment (4/5/2024) to the Bernal 

Bundle by $1,200,000, for a total rehabilitation loan amount of $7,481,158, with 
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$4,114,056 in existing funds to be recast for a total MOHCD loan amount of 

$11,595,214; and 

• Modify the existing loan closing condition of having 90% of units occupied by loan close 

to making 90% occupancy a requirement of Preservation and Seismic Safety Loan 

Program (PASS) loan disbursement.  

 

2. Background: 

The Bernal Bundle is a scattered site rehabilitation of three Bernal Heights Housing Corporation 

(“BHHC” or “Sponsor”)-owned properties: Positive Match Hazel Betsey; and 195 Woolsey 

(collectively the “Project”). Across the Project, there are 26 residential units, including 16 studio 

units, four 1-BR units, five 2-BR units, and one 3-BR unit. Positive Match, with seven units, 

serves formerly homeless adults and families with disabilities with histories of substance abuse. 

Hazel Betsey, with nine units, offers permanent supportive housing for formerly homeless adults 

and small families living with HIV/AIDS and who have concurrent substance abuse and/or 

mental health diagnosis. And 195 Woolsey, with ten units, serves low-income individuals at a 

maximum of 60% MOHCD AMI.  

 

In 2023, the Sponsor was awarded funds under MOHCD’s Existing Non-Profit Owned Rental 

Housing Capital Repairs Notice of Funding Availability (“ENP NOFA”) and subsequently 

requested a loan from MOHCD’s PASS Program to fund substantial rehabilitation at the Project. 

In April 2024, the Citywide Affordable Housing Loan Committee approved the Sponsor’s 

request for an additional City loan including ENP NOFA and PASS Funds, existing loan 

consolidation and recast, and interest forgiveness to rehab the Project (“Rehab Loan”). The 

Project’s loan closing was planned for the end of 2024. 

 

In early 2024, the Department of Homelessness and Supportive Housing (HSH) released a 

Notice of Funding Availability for the Elevator Modernization Project (EMP) Program to 

address unreliable and antiquated elevators in privately owned, City-funded Permanent 

Supportive Housing (PSH) buildings serving formerly homeless households. The EMP NOFA 

was undersubscribed. In late 2024, MOHCD and HSH agreed to provide a portion of the 

remaining funds that were not allocated under the EMP NOFA to eligible permanent supportive 

housing projects requiring elevator repair in MOHCD’s portfolio. Since rehabilitation funding 

had not closed yet and there was a good opportunity to upgrade the elevator, Hazel Betsey, a 9-

unit permanent supportive housing site with a Continuum of Care contract, was chosen as one of 

the properties to have their ENP loan augmented with these additional funds to replace its 

existing Limited Access/Limited Use (LULA) elevator with a full-sized elevator. The 

amendment to the Rehab loan would increase the previously approved Rehab loan from 

$6,281,158 to $7,481,158 with the same loan terms as the previous approved rehab funds (55-

year loan, 3% simple interest with residual receipts payment.)  

 

In addition to the request to increase the Rehab Loan amount to provide funding for elevator 

replacement, the Sponsor is requesting an additional modification to the approved Loan 

Committee Evaluation (Exhibit A). The Sponsor requests to modify the closing condition of 
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achieving 90% occupancy across the Project to making 90% occupancy a condition of the first 

disbursement of the PASS loan. This modification will enable the Project to start its 

rehabilitation with ENP NOFA funds, while the lease up proceeds. 

 

3. Elevator Scope of Work 

The current elevator at Hazel Betsey is a Limited Access/Limited Use (LULA) residential lift 

that serves all four floors, and despite a 2016 NOFA award of $100,000 to repair the elevator, it 

has needed constant repair resulting in frequent disruption of elevator service and higher 

maintenance costs for many years. The 2023 Capital Needs Assessment for Hazel Betsey noted 

that the elevator was inoperable at the time of site inspection and estimated the cost of elevator 

repair and renovation at approximately $200,000. The original request under the 2023 ENP 

NOFA included $100,000 (though internal estimates were as high as $250K) for elevator repair 

work. Subsequent estimates to repair the LULA estimated the actual cost as $400K causing the 

Sponsor to seek additional funding or further downsize an already lean scope of repair. 

 

LULA elevators are ideally suited for buildings that are maximum 25 feet tall (up to three 

levels). They are intended for residential use, but not for regular and intensive use as required at 

Hazel Betsey which is a four-story building. The LULA at Hazel Betsey has been trying and 

failing to meet a demand that it is not capable of meeting. Also, LULA’s are built with a steel 

frame that can go out of alignment and a shallow pit, and the metal framing that supports Hazel 

Betsey’s LULA got out of alignment at some point, likely due to earthquakes. The result has 

been routine and expensive breakdowns, creating significant accessibility challenges for the 

residents and high operational costs.  

 

The LULA was “modernized” in 2017 and immediately had problems; a resident sued for lack of 

access and was awarded substantial damages. The company that was hired to “modernize” the 

LULA withdrew from the project, as they could not figure out a fix. There is only one other 

company that will work on LULAs, and they perform costly repairs 2-3 times per month. A total 

fix would involve replacing it, but it is not practical to replace it as a LULA when the sponsor 

can’t find contractors who will work on them, and the solution is not sufficient for the needs of 

the resident community. Due to these considerations, the Sponsor considered the option of 

replacing the LULA entirely with a more substantial elevator system for building access. 

 

The new elevator will be a four-stop hydraulic elevator. The scope includes the elevator itself 

(estimated at $440K); decommission and removal of the LULA; excavation for the new pit and 

machine room; shaft framed and fire proofed; shored, formed, steel-reinforced, and poured 

concrete pit; fire alarm tied to the new elevator; new electrical circuits and lighting; machine 

room with space conditioning, door and hardware; fire sprinkler for the elevator and the machine 

room; repairs and finishes at the elevator lobbies; and miscellaneous items such as protection of 

the work area. The total is $1.2M before contingencies ($1.5M with 25% contingencies). The 

25% contingency (15% hard cost, 4% bid, 4% plan check, and 3% design) makes sense for this 

project and does not diverge from the typical rehab that does not yet have a full set of plans and 

has not yet been bid out. The shift to replacing the elevator is not anticipated to change 
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relocation. The Sponsor is still planning up to a month of relocation for residents at Hazel 

Betsey, and the work will not require any additional units to be kept vacant for relocation 

purposes.  

 

4. Construction Representative’s Evaluation 

The total construction cost, including the updated elevator scope, totals $6.24M with fees and 

contingencies and aligns with previous estimates. The Project team recently identified 

redundancies in the Woolsey scope. Over $600K in scope, such as new cabinets, flooring, 

plumbing finishes, appliances, doors, and finishes, had already been completed in unit turnovers 

and have been removed from the scope. This savings offsets the increase in the elevator costs. 

 

There has been a lot of movement with the construction and soft costs for and across the three 

buildings since the project was bundled. With this, the owner team missed some scope items that 

they thought would be adjusted for later in the process. When the elevator scope and costs came 

into clearer view, and the Loan Committee approval was on the immediate horizon, the team did 

a full page turn on the scopes for all three buildings with the contractor. It was then revealed that 

the Woolsey building had had sufficient upgrades during recent unit turnovers and did not have 

to include them in the rehab scope. The MOHCD Construction Representative and project team 

are confident that the current scopes and costs are appropriate. Staff recommend the increase to 

the Rehab Loan award amount by $1.2M.  

 

 

5. Updated Sources and Uses 

 

Permanent Sources 

Permanent Sources  Amount  Per Unit  Terms  Status  

COP Funds (EMP) $1,200,000 $46,154 55 yrs @ 3% / Res Rec  This Request 

General Funds (ENP) $2,500,000 $96,154 55 yrs @ 3% / Res Rec  Committed 

Housing Trust Fund 

(ENP $70,158 $2,698 
55 yrs @ 3% / Res Rec  Committed 

PASS- MR  
$2,259,999 $86,923 

40 yrs @ 3.87% / Periodic 

Payment  
Committed  

PASS- BMR  
$1,246,896 $47,958 

40 yrs @ .96% / Periodic 

Payment  
Committed  

PASS- deferred  $204,105 $7,850 40 yrs @ .96% / Deferred  Committed  

BHHC Equity $166,642 $6,409 N/A Committed 
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Existing Funds Recast      

CCSF-HOPWA (Eddy)  $1,070,119 $41,158 55 yrs @ 3% / Res Rec  Committed  

CCSF - HOME (Eddy)  $921,725 $35,451 55 yrs @ 3% / Res Rec  Committed  

CCSF - Hotel Tax 

(Eddy)  $228,869 $8,803 
55 yrs @ 3% / Res Rec  Committed  

CCSF - HOPWA (Hazel 

Betsey)  $1,243,315 $47,820 
55 yrs @ 3% / Res Rec  Committed  

CCSF- HOPWA (Hazel 

Betsey)  $221,575 $8,522 
55 yrs @ 3% / Res Rec  Committed  

HOME - Woolsey  $428,453 $16,479 55 yrs @ 3% / Res Rec  Committed  

Total Sources $11,761,856  $452,379       

 

Permanent Uses 

Permanent Uses Amount Per Unit Per SF 

Hard Costs $6,284,078 $241,695 $340 

Soft Costs $693,888 $26,688 $38 

Reserves $166,642 $6,409 $9 

Developer Fee $604,313 $23,243 $33 

Total $7,748,921 $298,035 $420 

 

6. Leasing Challenges 

BHNC’s original Loan Committee approval in April 2024 requires the project to achieve 90% 

occupancy by loan closing. At that time, the Project was 50% vacant but was anticipating full 

occupancy by Summer 2024. While the Project achieved a high of approximately 75% vacancy 

in Summer 2024, it has experienced additional vacancies since that time. Currently, 12 of 26 

units are vacant, with a vacancy rate of approximately 45%.  

 

Building Referrals % Occupied in 

January 2025 

% Occupied in 

April 2024 

Units Ready 

for Lease Up 

Positive Match 

(1652 Eddy 

Street) 

SFHA 29% 

(2/7) 

57% 

(4/7) 

5 

Hazel Betsey 

(3554 17th Street) 

HSH  67% 

(6/9) 

56% 

(5/9) 

3 
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195 Woolsey 

Street 

N/A 60% 

(6/10)_ 

50% 

(5/10) 

3 

 

The Project has continued to experience leasing challenges, property management turnover, and 

referral issues. In late 2024, Caritas, the Project’s property management company, informed 

BHHC that the property manager assigned to the Bernal Bundle would be leaving the company. 

This was particularly challenging for the Project, as that property manager was instrumental in 

getting the Project to its occupancy peak in the Summer of 2024. After the departure, staff with 

little familiarity with the buildings and their unique needs were assigned to support property 

management and lease up functions, which slowed the progress of filling vacancies. This issue 

has been ongoing, but to address this challenge, BHHC staff have become more involved in 

supporting the marketing and referrals for all three properties, including doing more community 

outreach and reaching out to HSH/SFHA/MOHCD to discuss referrals. Historically, the Project 

has experienced very low turnover, staying around the standard 5% vacancy loss assumption. 

However, in recent years, the buildings experienced COVID-related challenges, including 

eviction moratoriums and delays turning units, coupled with referral and leasing challenges, 

which greatly impacted the properties. 

 

Additionally, BHHC has experienced referral challenges at Positive Match. Historically, Positive 

Match has served HIV positive single women with children, though the property was not 

restricted to only this specific population. Because of limitations on identifying and referring 

HIV positive households, SF Housing Authority has not been able to provide adequate or timely 

referrals, and as a result has allowed MOHCD to support referrals at Positive Match, which is 

provided in the Housing Authority’s Housing Choice Voucher Administration Plan. While 

MOHCD has tried to support referrals at the Site, MOHCD also experienced challenges 

providing referrals for HIV positive single women with children.  

 

In January 2025, BHHC and MOHCD met to discuss paths forward for the building, including 

expanding outreach efforts and seeking any referrals that meet all HOPWA income and HIV 

status requirements. As of January 28, 2025, BHHC received confirmation that there were 

adequate and imminent referrals for the vacant units and expect to have the building leased up by 

the end of February 2025. To ensure occupancy progress is being made at Positive Match, 

BHHC has agreed to 1) keep MOCHD updated weekly on status of the lease up until the 

building is fully occupied and 2) provide an updated tenant selection plan to Caritas. 

 

HSH has been providing adequate, though less frequent, referrals for the nine CoC units at Hazel 

Betsey. Based on recent conversations with HSH, the Sponsor anticipates three additional 

referrals to be sent to Hazel Betsey by the end of February 2025. If the three additional referrals 

work out, it would make the building 100% occupied. 195 Woolsey continues to use its active 

waitlist to fill vacancies and has had relative success filling the units, though moving through the 

waitlist can be time consuming. To ensure that lease up progress is being made on these 

buildings, BHHC will request weekly leasing updates from Caritas, and if the waitlist for 195 

Woolsey is exhausted, BHHC will pursue PLUS housing referrals from MOHCD, as MOHCD 
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staff have suggested that the location, building, and rents will likely be desirable to some 

applicants on the PLUS housing list. 

 

With the aforementioned paths forward, BHHC estimates they will be able to lease at least seven 

additional units and that these buildings will be 81% occupied at the time of anticipated loan 

close in early April 2025. The original Loan Evaluation (Exhibit A) had a loan closing condition 

of 90% occupancy across the Project. However, the rehabilitation is ready to begin, and the 

contractor is on board. For the contractor to be able to commit to the Project, the rehabilitation 

needs to commence in Spring 2025. If not, the Project runs the risk of losing the contractor, who 

has been critical in shaping the rehabilitation scope. 

 

While PASS is a hard debt product, the ENP NOFA funds are soft debt residual receipts loans.  

Therefore, the Sponsor is requesting to change the condition of 90% occupancy from a loan 

closing condition to a PASS loan disbursement condition, to enable use of the other City loan 

funds, while the Project works to achieve close to full occupancy. The PASS loan would not be 

able to be drawn down until the following two conditions are met: 1) the Project achieves 90% 

occupancy and 2) all other EMP and ENP NOFA funds have been drawn down (excepting any 

costs that would need to be expended after PASS disbursement that are unallowable under the 

PASS program but allowable under the ENP NOFA).  

 

To enable timely rehabilitation of the Project, MOHCD Staff request to change the 90% 

occupancy requirement from a ENP loan closing condition to a PASS loan disbursement 

condition.  

 

To support the Sponsor in achieving 90% occupancy on a timeline that will not impact the start 

of rehabilitation, MOHCD will require the following loan closing conditions:  

 

7. Loan Conditions 

A. Loan Closing Conditions 

1) For Positive Match, BHHC will 1) update MOHCD weekly via email on the status of 

the lease up until the building is fully occupied and 2) provide an updated tenant 

selection plan to Caritas. 

2) Sponsor must meet with the MOHCD Project Manager, Asset Manager, and Plus 

Housing Programs Manager and/or the Marketing and Lottery Manager biweekly 

from the date of the approval of the Loan Committee Memo through the date of full 

occupancy to discuss marketing and lease-up progress, including other MOHCD staff 

where appropriate. 

3) Sponsor must draft an updated leasing plan for the Project and tenant selection plans 

for the Sites. 

 

B. Post-Closing Loan Conditions 

1) See Loan Closing Condition #2 above. Biweekly meetings will continue until full 

occupancy is achieved. 
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2) PASS loan funds will not be drawn down until the Project achieves 90% occupancy.

3) PASS loan funds will not be drawn down until all ENP NOFA funds have been drawn

down with the exception of any costs that would be ineligible under PASS, but

eligible under the ENP NOFA, and that would need to be expended after PASS

disbursement.

LOAN COMMITTEE RECOMMENDATION 

Approval indicates approval with modifications, when so determined by the Committee. 

[    ] APPROVE.   [    ]     DISAPPROVE. [    ] TAKE NO ACTION. 

________________________________________ Date: ___________________ 

Daniel Adams, Director 

Mayor’s Office of Housing and Community Development 

[    ] APPROVE.   [    ]     DISAPPROVE. [    ] TAKE NO ACTION. 

________________________________________ Date: ___________________ 

Salvador Menjivar, Director of Housing 

Department of Homelessness and Supportive Housing 

[    ] APPROVE.   [    ]     DISAPPROVE. [    ] TAKE NO ACTION. 

Date: ___________________ ________________________________________ 

Marc Slutzkin on behalf of Thor Kaslofsky, 

Executive Director  

Office of Community Investment and Infrastructure 

[    ] APPROVE.   [    ]     DISAPPROVE. [    ] TAKE NO ACTION. 

Date: ___________________ ________________________________________ 

Vishal Trivedi on behalf of Anna Van Degna, 

Director 

Controller’s Office of Public Finance 

Attachments:  Exhibit A: Updated Sources & Uses Budget (Loan Exhibit B-1) 

Exhibit B: Approved Bernal Bundle Loan Evaluation April 5, 2024 
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MOHCD Proforma - Permanent Financing Sources Uses of Funds

Application Date: 7/1/23 # Units: 26 Small Sites Project

Project Name: Hazel Eddy Woolsey Bundle # Bedrooms: 33
Project Address: multiple multiple multiple # Beds: 
Project Sponsor: Bernal Heights Neighborhood Corporation

Total Sources Comments
SOURCES 2,570,158    2,259,999    1,246,896    204,105    1,070,119    921,725    228,869    1,464,890    428,453    166,642    1,200,000    11,761,856    

Name of Sources: MOHCD/OCII  PASS- MR  PASS- BMR 
 PASS- 
deferred 

 CCSF-
HOPWA 
(Eddy) 

 CCSF - 
HOME (Eddy) 

 CCSF - 
HOTEL TAX 
(Eddy) 

 CCSF - 
HOPWA 
(Hazel Betsy) 

 CCSF - 
HOME 
(Woolsey)  Bernal Equity 

 HAZEL 
Elevator 
Replacement 
ONLY- HSH 
EMP 

USES Perm loans total: 2,570,158       
Perm loan amount is more than bridge loan(s) by:

ACQUISITION 2570158
Acquisition cost or value 1,070,119 921,725 228,869 1,363,770 428,453 4,012,936
Legal / Closing costs / Broker's Fee 0
Holding Costs 0
Transfer Tax 0

TOTAL ACQUISITION 0 0 0 0 1,070,119 921,725 228,869 1,363,770 428,453 0 0 0 0 4,012,936

CONSTRUCTION (HARD COSTS)

* Unit Construction/Rehab 1,216,468 264,666 1,246,896 204,105 101,120 1,200,000 4,233,255 Include FF&E
* Commercial Shell Construction 0
* Demolition 0

Environmental Remediation 0
* Onsight Improvements/Landscaping 0
* Offsite Improvements 0
* Infrastructure Improvements 0 HOPE SF/OCII costs for streets etc.

Parking 0
GC Bond Premium/GC Insurance/GC Taxes 51,516 76,965 128,481 2.4%
GC Overhead & Profit 183,478 274,115 457,593 8.7%
CG General Conditions 180,235 269,269 449,504 8.5%

Sub-total Construction Costs 1,631,697 885,015 1,246,896 204,105 0 0 0 101,120 0 0 1,200,000 0 0 5,268,833
Design Contingency (remove at DD) 0 5% up to $30MM HC, 4% $30-$45MM, 3% $45MM+ 0.0%
Bid Contingency (remove at bid) 22,428 33,507 55,935 5% up to $30MM HC, 4% $30-$45MM, 3% $45MM+ 1.1%
Plan Check Contingency (remove/reduce during Plan Review) 0 4% up to $30MM HC, 3% $30-$45MM, 2% $45MM+ 0.0%
Hard Cost Construction Contingency 384,648 574,662 959,310 5% new construction / 15% rehab 18.2%

Sub-total Construction Contingencies 407,076 608,169 0 0 0 0 1,015,245
TOTAL CONSTRUCTION COSTS 2,038,773 1,493,184 1,246,896 204,105 0 0 0 101,120 0 0 1,200,000 0 6,284,078

SOFT COSTS
Architecture & Design

Architect design fees 8,019 11,981 20,000
See MOHCD A&E Fee Guidelines: 
http://sfmohcd.org/documents-reports-and-forms

Design Subconsultants to the Architect (incl. Fees) 0
Architect Construction Admin 0
Reimbursables 0
Additional Services 0

Sub-total Architect Contract 8,019 11,981 0 0 0 0 20,000
Other Third Party design consultants (not included 
under Architect contract) 0

Consultants not covered under architect contract; 
name consultant type and contract amount

Total Architecture & Design 8,019 11,981 0 0 0 0 20,000
Engineering & Environmental Studies

Survey 0
Geotechnical studies 6,014 8,986 15,000
Phase I & II Reports 10,024 14,976 25,000
CEQA / Environmental Review consultants 0
NEPA / 106 Review 0
CNA/PNA (rehab only) 0
Other environmental consultants 6,014 8,986 15,000 Name consultants & contract amounts

Total Engineering & Environmental Studies 22,052 32,948 0 0 0 0 55,000
Financing Costs

Construction Financing Costs
Construction Loan Origination Fee 0
Construction Loan Interest 0
Title & Recording 0
CDLAC & CDIAC fees 0
Bond Issuer Fees 0
Other Bond Cost of Issuance 0
Other Lender Costs (specify) 0

Sub-total Const. Financing Costs 0 0 0 0 0 0 0
Permanent Financing Costs
Permanent Loan Origination Fee 12,775 46,388 59,163
Credit Enhance. & Appl. Fee 2,500 2,500
Title & Recording 12,500 12,500

Sub-total Perm. Financing Costs 12,775 61,388 0 0 0 0 74,163
Total Financing Costs 12,775 61,388 0 0 0 0 74,163

Legal Costs
Borrower Legal fees 4,010 5,990 10,000
Land Use / CEQA Attorney fees 0
Tax Credit Counsel 0
Bond Counsel 0
Construction Lender Counsel 0
Permanent Lender Counsel 14,034 20,966 35,000

* Other Legal (specify) 0
Total Legal Costs 18,044 26,956 0 0 0 0 45,000

Other Development Costs
Appraisal 9,000 9,000
Market Study 0

* Insurance 40,096 59,904 100,000
* Property Taxes 0

Accounting / Audit 0
* Organizational Costs 0

Entitlement / Permit Fees 4,711 7,038 11,749
* Marketing / Rent-up 0

* Furnishings 0
$2,000/unit; See MOHCD U/W Guidelines on: 
http://sfmohcd.org/documents-reports-and-forms

PGE / Utility Fees 0
TCAC App / Alloc / Monitor Fees 0

* Financial Consultant fees 8,019 11,981 20,000
Construction Management fees / Owner's Rep 60,144 89,856 150,000
Security during Construction 0

* Relocation 89,815 50,807 140,622
Other (specify) 5,000 5,000
Other (specify) 0
Other (specify) 0

Total Other Development Costs 202,785 233,586 0 0 0 0 436,371
Soft Cost Contingency

Contingency (Arch, Eng, Fin, Legal  & Other Dev) 25,403 37,951 0 0 0 0 63,354 Should be either 10% or 5% of total soft costs. 10.0%

TOTAL SOFT COSTS 289,078 404,810 0 0 0 0 693,888

RESERVES
* Operating Reserves 66,642 66,642 -355.630235

Replacement Reserves 100,000 100,000
* Tenant Improvements Reserves 0
* Other (specify) 0
* Other (specify) 0
* Other (specify) 0

TOTAL RESERVES 0 0 0 0 0 0 166,642

DEVELOPER COSTS
Developer Fee - Cash-out Paid at Milestones 242,307 362,006 604,313 942611.625
Developer Fee - Cash-out At Risk 0
Commercial Developer Fee 0
Developer Fee - GP Equity (also show as source) 0
Developer Fee - Deferred (also show as source) 0

Development Consultant Fees 0
Need MOHCD approval for this cost, N/A for most 
projects

Other (specify) 0
TOTAL DEVELOPER COSTS 242,307 362,006 0 0 0 0 604,313

TOTAL DEVELOPMENT COST 2,570,158 2,259,999 1,246,896 204,105 1,070,119 921,725 11,761,856
Development Cost/Unit by Source 98,852 86,923 47,958 7,850 41,158 35,451 452,379
Development Cost/Unit as % of TDC by Source 21.9% 19.2% 10.6% 1.7% 9.1% 7.8% 100.0%

Acquisition Cost/Unit by Source 0 0 0 0 41,158 35,451 154,344

Construction Cost (inc Const Contingency)/Unit By Source 78,414 57,430 47,958 7,850 0 0 241,695
Construction Cost (inc Const Contingency)/SF 110.42 80.87 67.53 11.05 0.00 0.00 340.36

*Possible non-eligible GO Bond/COP Amount: 1,354,398
City Subsidy/Unit 98,852    

Tax Credit Equity Pricing: N/A
Construction Bond Amount: N/A
Construction Loan Term (in months): N/A
Construction Loan Interest Rate (as %): N/A

Small Sites
Combined Loan to Value Ratio: 293%
% of Acquisition Cost by Source 0% 0% 0% 0% 27% 23% 100%

Small Sites Maximum Developer Fee 340,000    Deverlop Fee exceeds the Maximum Developer Fee

Total Soft
Cost 

Contingency 
as % of Total 

Soft Costs

Construction 
line item 

costs as a % 
of hard costs

1 of 1
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Citywide Affordable Housing Loan Committee 

 Mayor’s Office of Housing and Community Development 
Department of Homelessness and Supportive Housing 

Office of Community Investment and Infrastructure 
Controller’s Office of Public Finance 

Bernal Bundle 

$2,570,158 Rehabilitation Loan, 

$3,711,000 Preservation and Seismic Safety 
Program Loan,  

$ 4,114,056 Loan Recast, and $1,839,173
in Interest Forgiveness 

Evaluation of Request for: Permanent Financing, Loan Recast, 
and Interest Forgiveness 

Loan Committee Date: April 5, 2024 

Prepared By: 

MOHCD Asset Manager: 

Amanda Fukutome-Lopez, Project 
Manager 

Carmen Otero, Asset Manager 

MOHCD Construction Rep 

Sources and Amounts of New Funds 
Recommended: 

Holly Babe Faust, Construction Rep 

$  3,711,000 – PASS (Series 2020C) 

$  2,500,000 – General Funds 

$ 70,158 – Housing Trust Funds 

$  6,281,158 - Total 

Sources and Amounts of Existing City 
Funds to be Recast: 

$  4,114,056 – Total 

Exhibit B: Approved Bernal Bundle Loan Evaluation 4/5/2024 
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NOFA/PROGRAM/RFP:   Preservation and Seismic Safety 
Program  

2023 NOFA - Existing Nonprofit 
Owned Rental Housing Capital 
Repairs 

 

Applicant/Sponsor(s) Name: Bernal Heights Housing Corporation 
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EXECUTIVE SUMMARY 

Sponsor Information: 

Project 
Name: 

Bernal Bundle Sponsor(s): Bernal Heights Housing Corporation 
(“BHHC”)/Bernal Heights Neighborhood 
Center (“BHNC”) 

Project 
Address: 

Positive Match – 1652 Eddy St, San 
Francisco, CA 94115 

Hazel Betsey – 3554 17th St, San Francisco, 
CA 94110 

195 Woolsey & 615-617 Girard, San 
Francisco, CA 94134 

Ultimate 
Borrower 
Entity: 

Hazel Eddy Woolsey LLC 

Project Summary: 

The Bernal Bundle is a scattered sites rehabilitation of three Bernal Heights Housing Corporation (“BHHC”)-owned 
properties: Positive Match (1652 Eddy Street), Hazel Betsey (3554 17th Street), and 195 Woolsey Street (“Properties” 
or “Project”). The Properties in the Bernal Bundle will be transferred to a new LLC, Hazel Eddy Woolsey LLC and will 
function as a single project for the purposes of Annual Monitoring Reports (“AMRs”) and sharing of reserves.  

Across the Properties, there are 26 units including 16 studio units, four 1-BR units, five 2-BR units, and one 3-BR unit. 
Positive Match, with seven units, serves formerly homeless families with parents living with HIV/AIDS who have a 
concurrent substance abuse and/or mental health diagnosis. Hazel Betsey, with nine units, offers permanent 
supportive housing for formerly homeless families and individuals living with HIV/AIDS and who have a concurrent 
substance abuse and/or mental health diagnosis. And 195 Woolsey, with ten units, serves low-income individuals at 

a maximum of 60% AMI.  

The current request is for an up to $2,570,158 rehabilitation loan, under the 2023 Existing Non-Profit Owned Rental 
Housing Capital Repairs (“ENP”) NOFA, an up to $3,711,000 PASS loan, $4,114,056 in loan recast, and up to 
$1,839,173 in interest forgiveness. The proposed rehabilitation will address urgent mandatory soft-story work, 
window repair/replacement, and HVAC work at all three buildings, as well as roof replacement, electrical upgrades, 
and fire escape work at Hazel Betsey and 195 Woolsey. COVID-related issues at Hazel Betsey, a stale waitlist at 195 
Woolsey, and challenges with SFHA referrals at Positive Match have resulted in a current occupancy of 50%; 
however, the Project is anticipating a full lease up by May 2024.  

Rehab will start at the beginning of 2025 and is expected to be completed by Summer 2025. Though the Project will 
require six months of rehabilitation, the work should not require extensive relocations or impact any future lease up. 
As a result, cash flow will be minimally impacted during the rehabilitation period. Structuring the Project as a 
scattered site and modifying the replacement reserve structure will allow the Bernal Bundle to pool replacement 
reserves across three sites, cover replacement reserve needs for 20 years, and cash flow for at least 20 years. 
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Project Description: 

 

Construction Type: All Type V Project Type: Rehab 

Number of Stories: 1652 Eddy St – 4-story 

3554 17th St – 3-story 

195 Woolsey – 2-story 

Lot Size (acres and sf): 1652 Eddy St – 0.15 
acres/6,338 sq ft 

3554 17th St – 0.07 
acres/2,874 sq ft. 

195 Woolsey - 0.07 
acres/3000 sq ft.  

Number of Units: 26 residential units, 2 
commercial units 

Architect: Mathau/Roche Design Group 

Total Residential Area: 1652 Eddy St- 3,758 sf 

3554 17th St- 6,175 sf 

195 Woolsey- 5,100 sf 

General Contractor:  TBD 

Total Commercial Area: 1652 Eddy St- 2,580 sf 

3554 17th St- 850 sf 

3,430 square feet 

Property Manager:  Caritas Management 
Corporation 

Total Building Area: 1652 Eddy St- 6,338 sf 

3554 17th St- 7,025 sf 

195 Woolsey St- 5,100 sf 

Total- 18,463 sf 

Supervisor and District: 1652 Eddy St- District 5, 
Dean Preston 

3554 17th St- District 8, 
Rafael Mandelman 

195 Woolsey St- District 9, 
Hillary Ronen 

Land Owner: Bernal Heights Housing 
Corporation 

  

Total Development Cost 
(TDC): 

$6,382,278 Total Acquisition Cost:  N/A 

TDC/unit: $245,472 TDC less land cost/unit: N/A 

Loan Amount Requested: $6,281,158 Request Amount / unit: $241,583 

HOME Funds?  N Parking 1652 Eddy St – 4 spaces l 

3554 17th St – No parking 

195 Woolsey - No parking 
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PRINCIPAL DEVELOPMENT ISSUES 

● Cross-collateral Financing and Low Tenant Rents – 195 Woolsey is an 
unsubsidized building with current household incomes between 30-55% of MOHCD 
AMI and as such is unable to take on permanent debt. Positive Match has Project-
Based Vouchers (“PBVs”) on all seven of its units, and Hazel Betsey has a Continuum 
of Care (“CoC”) contract for all nine of its units. Both Positive Match and Hazel Betsey 
cash flow well. But since all three buildings have ten units or less, it is difficult to 
achieve economies of scale.  In order to keep costs low and to support 195 Woolsey, 
BHHC has bundled the operations and capital repairs for all three Properties. Bundling 
will save administrative, construction, financing, and legal costs and reduce 
operational risk by allowing properties to share operating and replacement reserves; it 
will also leverage cash flow from subsidized units at Positive Match and Hazel Betsey 
to secure a low-interest PASS loan to finance a portion of the rehabilitation, including 
the seismic work, for all three properties.  The ENP NOFA funds were awarded for 
non-seismic work for all three projects, thus the ability of the buildings to leverage 
PASS funds is essential to completing mandated soft story retrofits. See Sections 1.1 
and 4.4 for more on the seismic work.

● Interest Forgiveness – The Project has six existing loans, four of which have accrued 
over $1.8M in interest to date, which is more than 1/3 of the principal balance of 
$4.1M. The Sponsor is requesting up to $1.84M ($71K/unit) in interest forgiveness, 
which would forgive only the accrued interest on the loan and none of the principal 
balance. MOHCD supports this request because the Sponsor’s loan recast and 
amended and restated Declaration of Restrictions will extend the affordability of the 
Project by at least 75 years. The forgiveness of $71K/unit acknowledges the extended 
affordability for 26 residential units, 16 of which provide permanent supportive 
housing, and reduces the Sponsor’s current debt to MOHCD, improving the Sponsor’s 
balance sheet and financial positioning, which conforms with MOHCD’s racial equity 
goals. See Section 1.1 for more on interest forgiveness.

● Vacancies – In 2023, BHHC experienced an unprecedented number of vacancies
across the Properties at the same time. DAHIA Waitlist and SFHA referral challenges
at 195 Woolsey and Positive Match, respectively, have resulted in difficulty
maintaining occupancy. At Hazel Betsey, vacancies are primarily attributable to
several households failing to comply with their leases and their required services
during the pandemic. All vacated units were left heavily damaged, requiring an
upwards of $20K/unit in renovations. Delays in just-cause evictions and issues
securing vendors resulted in longer unit turn timelines than expected, with units only
recently becoming available. There are currently seven units ready to be leased
across the Properties and six units that are vacant and undergoing repairs in
anticipation of being leased, resulting in an overall vacancy of 50%. This high level of
vacancy does not reflect historic trends, which are more closely aligned with the
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standard 5% vacancy loss assumption. The Sponsor anticipates lease up of currently 
vacant units by early May 2024 and the lease up of units currently undergoing repairs 
by the end of May 2024. See Section 7.1 for more on vacancies.   

 

● Replacement Reserves – Capital Needs Assessments (“CNAs”) from 2023 identified 

capital needs across the three properties and estimated $2.4M in replacement 

reserve needs over the next 20 years, excluding immediate needs. After the 

completion of the proposed rehabilitation scope, which will address immediate needs 

and additional replacement reserve items, there will be an estimated $1.6M in 

replacement reserve needs over the next 20 years. Currently, the amount of 

combined replacement reserves across all three projects is $257K, and the required 

annual replacement reserve deposit for the Project is $30,686 ($1,180 per unit per 

year (“PUPA”)). Without any additional funding, the replacement reserve is projected 

to go negative in Year 9. To mitigate this, BHHC will deposit $100K from existing 

equity at another BHHC project, into the replacement reserve through escrow at loan 

close, and MOHCD staff recommend the assumption of the Small Sites Program 

(SSP) Residual Receipts split policy to support replenishment of replacement 

reserves throughout the next 20 years. With BHHC’s contribution and the assumption 

of the SSP Residual Receipts split, the Project is projected to have reserves funded 

through Year 20. See Section 7.3 for more on replacement reserves. 

 

● PASS Interest-Only Period – To ensure the operational support of the Project 

during the rehabilitation period, the Sponsor is requesting an interest-only period of 

up to two years on the requested PASS loan. While the Sponsor anticipates minimal 

disruption to cash flow during the rehabilitation period, the interest-only period would 

allow the Project to absorb cash flow issues due to unforeseen circumstances. It 

would also allow the Project’s replacement reserve to be built if the Project does not 

experience cash flow issues. For more on the PASS interest-only period, please see 

Section 6.4.1 for more on the PASS interest-only period.  

 

● Rehabilitation Costs – The three buildings are each 100 or more years old with 
deferred maintenance. As such, the rehab budget will evolve with further testing at 
the buildings, through additional pricing when the general contractor is selected, and 
through the process of demolition for the window replacement and structural work. 
The budget has been developed with CNA data, the assistance of two experienced 
construction managers, and estimates from two general contractors with a track 
record of success with these types of buildings and rehabs. The budget incorporates 
what MOHCD staff would judge as customary and sufficient contingencies and 
allowances for work of this type. However, rehabs can be unpredictable, and this 
Project will have to be monitored closely to maintain the budget, with the possibility of 
scope refinements through the duration of the Project. See Section 9.3 for more on 
loan conditions. 
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● Commercial Vacancy Loss Assumption – The Project has two commercial spaces,
one at Positive Match and one at Hazel Betsey. Both commercial spaces are leased
by Catholic Charities and provide on-site services to tenants, as well as services to
off-site clients. Catholic Charities has leased the commercial space at Positive Match
since 1996 and has leased the commercial space at Hazel Betsey since 2008. Due to
Catholic Charities’ long-term tenancy and continued commitment to providing
services at the site, the Sponsor is requesting a reduction in the underwriting vacancy
assumption from a standard 20% to 10% across all 20 years. See Section 4.5 for
more on commercial spaces.

SOURCES AND USES SUMMARY 

Permanent Uses Amount Per Unit Per SF 

Acquisition $0 $0 $0.00 

Hard Costs $5,084,078 $195,541 $275.37 

Soft Costs $693,888 $26,688 $37.58 

Reserves $0 $0 $0.00 

Developer Fee $604,313 $23,243 $32.73 

Total $6,382,278 $245,472 $345.68 

BACKGROUND 

1.1. Project History Leading to This Request.  

The Department of Building Inspections (“DBI”) created the Mandatory 
Soft Story Program (“MSSP”) in 2013. The program was created to 
ensure the safety and resilience of San Francisco’s housing stock through 
the retrofit of older, wood-framed, multi-storied buildings. In 2013, DBI 
determined Hazel Betsey and 195 Woolsey Street to be Tier III priorities 
and Positive Match as a Tier IV priority in the MSSP. Tier III properties 
were required to submit permit applications for the seismic retrofit work by 
September 15, 2017, with the work completed by September 15, 2019. 
Tier IV properties were required to submit permit applications by 

Permanent Sources Amount Per Unit Terms Status 

MOHCD $2,570,158 $98,852 55 yrs @ 3% / Res Rec This Request 

PASS- MR $2,259,999 $86,923 
40 yrs @ 3.87% / 

Periodic Pymt 
This Request 

PASS- BMR $1,246,896 $47,958 
40 yrs @ .96% / Periodic 

Paymt 
This Request 

PASS- deferred $204,105 $7,850 40 yrs @ .96% / Deferred This Request 

Remaining 2017 
HOWPA Funds 

$101,120 $3,889 55 yrs @ 3% / Res Rec Committed 

Total $6,382,278 $245,472 
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September 15, 2018, with the work completed by September 15, 2020. 

In 2015, Bernal Heights Housing Corporation (“BHHC”) started working 
with Mathau/Roche Design Group to design the soft story retrofit for the 
three properties through a MOHCD grant. In 2017, Hazel Betsey was 
awarded HOPWA Capital funding in the amount of $252,000, of which 
$152,000 was allocated to elevator modernization work and $100,000 to 
seismic work at the building. The elevator modernization work was 
completed in 2017, but due to inflation and funding constraints, the 
seismic work was put on hold until additional funds could be identified to 
fill the gap. At the time, BHHC was also unable to identify funding for the 
seismic work at Positive Match and 195 Woolsey. The penalty/extension 
fees for delayed seismic work are estimated to be roughly $12K, which 
will be reimbursed to the Sponsor through loan proceeds. There is 
$101,120 in HOPWA funds ($100K for the seismic work and $1,120 in 
remaining elevator modernization funds) that is currently encumbered and 
ready to spend on the Project.  

Staffing transitions and other unforeseen events have impeded the 
progress of completing the soft story work and addressing other critical 
life safety and building systems work. In Spring 2023, BHHC proposed 
the bundling of three properties in their portfolio (Positive Match, Hazel 
Betsey, and 195 Woolsey) as one scattered site project, called the Bernal 
Bundle and applied for ENP and PASS funds as a scattered site project. 
Each site will require structural reinforcement of the ground level with 
foundation, new retaining walls, patch-back of existing building systems, 
finishes related to structural work, and other repair work such as 
electrical, roofing, elevator repair, and life safety work.  

The bundling of the three properties will: 
• achieve economies of scale by bundling three project rehabilitations

into one project, saving in administrative, construction, financing,
and legal costs;

• reduce operational risk by allowing properties to share operating and
replacement reserves;

• leverage cash flow from subsidized units at Positive Match and
Hazel Betsey to secure a low-interest PASS loan for the Project; and

• finance seismic, life safety, and other critical work at the three
buildings.

This request to Loan Committee is for the following approvals: 

• Up to $3.711M in PASS mortgage financing
• Up to $2,570,158 in rehabilitation loan funds
• $4,114,056 loan recast of existing old loans

• Up to $1,839,173 in interest forgiveness
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MOHCD’s existing debt on Positive Match, Hazel Betsey, and 195 
Woolsey will be recast and consolidated at closing. The existing 1996, 
20011, and 20172 HOPWA loans, the 19953 and 20024 HOME loans, and 
the 2002 Hotel Tax loan will be subordinated to the PASS loan and to the 
Project’s Declaration of Restrictions. All existing loans will be restructured 
and conformed to an extended loan term of 55 years and assigned and 
assumed by Hazel Eddy Woolsey LLC. A single Purchase Option for all 
three properties will be recorded at close. To ensure project transfer, in 
the unlikely event of default, the projects will cross-collateralize, and the 
City will have the option to purchase all three properties.  

The Sponsor is requesting up to $1,839,173 in interest forgiveness on its 
existing 20011 HOPWA Loan, 20172 HOPWA loan, 20024 HOME Loan, 
and 2002 Hotel Tax Loan. The interest forgiveness will forgive the interest 
that has accrued on these loans; the principal amounts will remain the 
same.  Forgiving the accrued interest on the Sponsor’s existing loans will 
improve the Sponsor’s balance sheet, aligns with efforts to support racial 
equity for MOHCD’s BIPOC sponsors, and acknowledges the Sponsor’s 
commitment to providing long-term affordable housing. Three percent 
simple interest on the new loans will conform with MOHCD’s standard 
loan terms, and interest will accrue on the recast loans. Accruing interest 
on the new loan is standard practice and provides security for ensuring 
the properties’ continued use as affordable housing. MOHCD staff 
recommend the request for up to $1,839,173 in interest forgiveness.

1.2. Applicable NOFA/RFQ/RFP. (See Attachment E for Threshold Eligibility 
Requirements and Ranking Criteria) 

ENP NOFA 
In February 2023, MOHCD issued a $20M Existing Nonprofit Owned 
Rental Housing Capital Repairs Notice of Funding Opportunity (“ENP 
NOFA”). The ENP NOFA intends to help address the unmet emergency 
repairs and capital improvements of affordable housing developments that 
previously received capital funding from MOHCD or the former San 
Francisco Redevelopment Agency (“SFRA”). Each sponsor was limited to 
two applications, ranging in scope of $1-4M, with a third application for 
smaller properties with fewer than 25 units and up to $500K. Applications 
were scored and ranked based on the following categories: 

• Alignment with City goals
• Repair urgency
• Need for funding
• Scope cost and budget

1 The 2001 HOPWA Loan is the Second Amendment to the original 1998 HOPWA Loan for Positive Match. 
2 The 2017 HOPWA Loan is the Fourth Amendment to the 2000 Amended and Restated HOPWA Loan, 
which amended and restated the original 1996 HOPWA Loan for Hazel Betsey. 
3 The 1995 HOME Loan is the Second Amendment to the original 1994 HOME Loan for 195 Woolsey. 
4 The 2002 HOME Loan is an Amendment to the original 2002 HOME Loan for Positive Match. 
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• Property operations
• Bonus points for emerging developers, integrated pest

management and electrification.

MOHCD received 15 applications, all of which met the threshold eligibility 
requirements. Of the 15 applications received, 14 met the minimum 
scoring criteria of 70 out of 120 points and proceeded through the 
selection process. The Bernal Bundle scored 86.65 Points. BHHC was 
awarded $2.57M for capital improvements and repairs through the 2023 
ENP NOFA for the three sites.  

PASS Loan Program 
The Preservation and Seismic Safety Program (PASS) provides low-cost 
and long-term financing to fund seismic retrofits, as well as the acquisition, 
rehabilitation, and preservation of affordable multi-family housing.  The 
Program was created to complement the City’s anti-displacement and 
preservation strategy, including the Small Sites Program. PASS was 
initially funded by repurposing $261 million in underutilized bond authority 
funds from the 1992 Seismic Safety Loan Program.  $72 million was 
funded in the first issuance of the PASS program in February 2019. The 
second issuance of $103 million took place in December 2020. PASS is 
an over-the-counter program. The Project is considered an eligible 
property under Section 2.1 of the PASS Program Regulations, and the 
Sponsor is considered an eligible borrower under Section 2.2 of the PASS 
Program Regulations. 

BHHC is requesting up to $3.711M through the PASS Program, which 

along with ENP NOFA funds, will fund mandatory soft-story seismic work, 

roofing, window replacements, electrical upgrades, fire escape repairs, and 

window replacements, among other scope items.     

1.3. Borrower/Grantee Profile. (See Attachment B for Borrower Org Chart; 
See Attachment C for Developer Resume and Attachment D for Asset 
Management Analysis)   

1.3.1. Borrower. Hazel Eddy Woolsey LLC (the “LLC”) will be the ultimate 
borrower for the PASS and ENP loans. The sole managing member 
of Hazel Eddy Woolsey LLC is Bernal Heights Housing Corporation, a 
California nonprofit public benefit corporation.  

Loans previously made to the three properties will be assigned and 
assumed by the LLC by loan closing, and BHHC will transfer the 
properties to the LLC by closing.  

1.3.2. Joint Venture Partnership.  N/A 
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1.3.3. Demographics of Board of Directors, Staff and People Served.   
 

  Gender Identity Race 

Bernal Heights 
Neighborhood Center 
Board 

 M: 1 
F: 4 

Black or African American: 1 
Caucasian/White: 4 
Pacific Islander: 1 

Bernal Heights 
Housing Corporation 
Board 

 M:3 
F: 2 

Black or African American: 2 
Caucasian/White: 3 

Bernal Heights 
Neighborhood Center 
- All Staff 

 M: 6 
F: 15 

excluding 
consultants 

Black or African American: 3 
Caucasian/White: 1 
Hispanic or Latino: 2 
Pacific Islander: 0 
Asian: 8 
Other: 3 

Development Staff  M: 1 

F: 5 
Black or African American: 2 
White: 1 
Asian: 2 
Hispanic or Latino: 1 

 
1.3.4. Racial Equity Vision.  

Achieving racial equity in BHHC’s programs is central to the 
organization’s mission and on the agenda for program development. 
In 2021, BHHC underwent a strategic planning process where they 
established a value system and direction for the organization to 
advance racial equity.  
 
In Summer 2024, BHNC Board and staff are set to engage an outside 
specialist for training to deepen their understanding of the impact of 
racial equity or absence of it. This training will include, but is not 
limited to, sessions on implicit biases; the disparate ways racial 
inequities manifest among different demographic groups, 
neighborhoods, and issues; and strategies for increasing racial equity 
throughout BHNC housing and community services. 

In 2022 BHHC became a San Francisco recognized emerging 
developer and successfully gained eligibility to pursue the newly 
formed California BIPOC tax credit pool.  

As the repairs noted get underway, BHHC will engage BIPOC-led 
professional services to the fullest extent possible, including selecting 
BIPOC subcontractors where possible. 

 
1.3.5. Relevant Experience.  
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The Sponsor has completed 18 developments with a total of 586 
units, including four commercial units. The Project Team has 
provided in-house project management across BHHC’s portfolio of 18 
small- and medium sized properties, including major repairs and 
emergency short/long term repairs for supportive housing 
communities, addressing water leaks, floods, fires, mold remediation, 
HVAC, electrical, unit repairs, and plumbing issues.  

  
In 2017, the Sponsor as a 50% partner, managed the relocation of 
their Alemany property during its RAD conversion. Relocation was 
conducted in 5 phases for 158 households over 18 months. And, from 
2018-2021, the Sponsor resyndicated two properties in its portfolio, 
Bernal Gateway Apartments (55 units) and Market Heights 
Apartments (46 units). The Bernal Gateway project scope included 
HVAC upgrades, electrical upgrades, plumbing upgrades, 
cabinet replacement, flooring, painting, solar heating. All 55 
households were relocated in a 10-phase plan. The Market Heights 
project scope included landscaping, cabinets/countertops in units, 
flooring, painting, HVAC upgrades, electrical upgrades, and plumbing 
upgrades. All 46 households were relocated in a 13-phase plan. Staff 
had to be available for tenant inquiries and manage their needs in 
conjunction with the construction.  

 
Recently, the Sponsor oversaw rehabilitation of its Monterey property. 
The property experienced a fire that impacted the entire building. All 
four households had to be relocated while the building was 
rehabilitated. Emergency relocation was required in collaboration with 
the service agency during rehab. Staff had to pivot and respond 
quickly to mobilize different resources; provide temporary housing to 
tenants; coordinate with vendors for the repair work; coordinate with 
neighborhood associations, Department of Building Inspections, and 
the insurance company; and work closely with property management 
to communicate with tenants.  
 

 
1.3.6. Project Management Capacity.   

The following team members on the Project are:  
● Miriam Noboa, Project Manager - 18 hours per week (0.45 

FTE) 
● Adeline Siew, Controller - 1.6 hours per week (0.04 FTE) 
● Patrick Murphy, Accountant Supervisor - 3.2 hours per 

month (0.08 FTE) 
● Ayanna Weathersby, Relocation & Asset Manager - 2 hours 

per week (0.08 FTE) 
● Connie Xie, Housing Development Coordinator - 8 hours 

per week (0.2 FTE) 
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● Gina Dacus, Executive Director - 4.8 hours per week (0.12 
FTE)  

 
Miriam Noboa is the primary point of contact and liaison for the 
Project. She brings to the team expertise in project management, 
construction, finance, real estate, and social work. She currently 
oversees the repairs and maintenance for BHHC portfolio and has 
managed major repairs for existing sites. 
 
Adeline Siew provides financial oversight to the Asset Management 

Department and will assist with any finance related questions, while 

Patrick Murphy recently joined BHNC as the Accounting Supervisor. 

He will provide finance support and oversee this Project along with 

Adeline Siew. Ayanna Weathersby will coordinate the resident 

engagement and services and is the point person for relocation and 

any service provider-related information. Ayanna oversees the pre-

and post-relocation of tenants during construction, rehab, site, and 

funding reporting requirements. Connie Xie will provide additional 

backend support with the procurement process and loan evaluation 

packet. Gina Dacus will provide backend support and escalation.  

 
 

1.3.7. Past Performance.  
BHHC does not have outstanding performance issues.  

 
1.3.7.1. City audits/performance plans. 

BHHC does not have audit issues and is in good standing with 
the MOHCD Community Development team.  
 

1.3.7.2. Marketing/lease-up/operations.  

BHHC’s performance in the Marketing and Lottery Program has 
been satisfactory. 

 

2. SITE (See Attachment E for Site map with amenities) 

Site Description 

Zoning: Positive Match- 1652 Eddy St – RM-2 District: Moderate 
Density; Height & Bulk 65-A 

Hazel Betsey- 3554 17th Street – RM-1 – Residential-
Mixed, Low Density; Height & Bulk 40-X 

195 Woolsey St – RH-2 Residential-House, Two Family; 
Height & Bulk 40-X 

Maximum units allowed by current 
zoning (N/A if rehab): 

N/A 
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Number of units added or removed 
(rehab only, if applicable): 

0 

Seismic (if applicable): Seismic Zone 4; PML N/A 

Soil type: 

 

For Hazel Betsey and Woolsey St, per Phase I reports, the 
subject property is mapped as Urban Land. The Urban 
Land designation indicates that more than 85% of the 
original soils have been disturbed or covered by paved 
surfaces, buildings, or other structures; due to variability of 
the soil material, on-site investigation would be required to 
determine the specific soil composition at the subject 
property No slope information was included.  

Positive Match is also mapped as Urban Land (Sirdrak 
complex, 2-50% slopes).  

Environmental Review: NEPA review is required for Hazel Betsey to use the 
remaining $101,120 in remaining funds from the 2017 
HOPWA Capital Funds that were loaned to the Project in 
2017 but have not yet been expended. NEPA review was 
completed in 2017, but since more than 5 years have 
passed, MOHCD Environmental Compliance staff 
recommended a new NEPA review. The Project was 
determined to be categorically excluded subject to Section 
58.5 on November 20, 2023. 

Adjacent uses (North): Positive Match – Park, residential  

Hazel Betsey – Residential, retail/art, gas station, school 

195 Woolsey St – Residential, library, schools 

Adjacent uses (South): Positive Match – Apartment complex 

Hazel Betsey – Residential homes (Duplex), restaurants 

195 Woolsey St – single family homes 

Adjacent uses (East): Positive Match – School, cafes, residential, retail, 
restaurants 

Hazel Betsey – Residential, restaurants, retail 

195 Woolsey St – Residential, retail/services, including 
bank, hair salons, auto services, restaurants, transportation 
systems 

Adjacent uses (West): Positive Match – School, garage, apartment complexes 

Hazel Betsey – Residential, Mission Dolores Park, café, 
schools 

195 Woolsey St – Residential, churches 

Neighborhood Amenities within 0.5 
miles: 

Positive Match 
Libraries 

- Western Addition Library - 1,269 ft 
Playgrounds 

- Raymond Kimbell playground - 5.42 acres - 300 ft 
- Golden Gate & Steiner Mini Park - 0.08 acres - 

700ft 
- Hamilton Playground 3.22 acres - 1,100 ft 
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Schools 
- Gateway High School - 1500 ft  
- Rosa Parks Elementary – 1500 ft 
- Ida B. Well - 2500 ft 
- Cobb Dr. William Elementary - 2500 ft 

Hazel Betsey 
Libraries 

- Eureka Valley Branch - 2000 ft 
- Mission Branch - 4500 ft 

Parks 
- Dolores Parkway 3.62 acres - 400 ft 
- Dearborn community garden 0.15 acres - 700 ft 
- Mission Dolores Park 14.2 acres - 800 ft  

Schools 
- Mission High School - 1500 ft 
- Sanchez Elementary School - 1500 ft 
- Everett Middle School - 1500 ft 
- Marshall Elementary School - 2000 ft 

195 Woolsey St 
Libraries 

- Portola Branch Library (Future site) - 1100 ft 
- Anna E Waden Library - 4500 ft 

Parks 
- Street Park: Gottingen St - 0.27 acres - 700 ft 
- Mansell Parkway - 3.52 acres - 1300 ft 

Schools 
- Martin Luther King Jr Middle School - 1500 ft 
- ER Taylor Elementary - 1500 ft 
- Burton High School – 1500 ft 
- El Dorado Elementary - 2500 ft 

Public Transportation within 0.5 miles: Positive Match – Muni Lines 22, 24, 31, 38, 38R, 5, 5R 

Hazel Betsey – Muni Lines 14, 14R, 22, 33, 49, 55, J, 714 

195 Woolsey St – Muni Lines 29, 54, 8, 8AX, 8BX, 9, 90, 
9R 

Article 34: The Project is in the process of applying for Article 34 
authority for one currently unrestricted unit at 195 Woolsey 
St.  

Article 38: N/A - total square feet of all buildings in Bernal Bundle is 
less than 25k, while all conditions have been met 

Accessibility: Positive Match has an elevator and accessible pathway 
travel (No additional accessibility features planned in scope 
and none are required by the extent of the scope of work).  
 
Hazel Betsey has an elevator and 1 unit has an ADA 
accessible bathroom (No additional accessibility features 
planned in scope and none are required by the extent of 
the scope of work). 
 
195 Woolsey St does not have accessibility features. (No 
additional accessibility features planned in scope and none 
are required by the extent of the scope of work) 

Green Building: N/A (not new construction and will not have major 
alterations of 25,000 gross sf or more) 
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Recycled Water: Exempt  

Storm Water Management: Exempt 

 

2.1. Description. 

Positive Match/1652 Eddy Street 
1652 Eddy Street, in the Fillmore District, is a permanent supportive housing 
site for formerly homeless families led by parents living with HIV/AIDS and 
who also have a concurrent substance abuse and/or mental health diagnosis. 
The average resident income is 15% of AMI. This site consists of seven units 
(1 one-bedroom, 5 two-bedrooms and 1 three-bedrooms) funded by 
HUD/HOPWA and subsidized with Project Based Vouchers by the San 
Francisco Housing Authority (“SFHA”). This site is supported by Catholic 
Charities that provides coordinated case management through their Rita de 
Cascia program to women and children impacted by chronic homelessness 
and illness. Currently, the program is approximately 60% occupied. 
 
Hazel Betsey/3554-17th Street 
Hazel Betsey, in Mission Dolores neighborhood, is a long-term supportive 
housing property funded by HUD-HOPWA and San Francisco Department of 
Homelessness and Supportive Housing (“HSH”).  The average resident 
income is 20% of AMI. The site provides permanent supportive housing for 
formerly homeless families and individuals living with HIV/AIDS who have a 
concurrent substance abuse and/or mental health diagnosis. The building 
consists of 6 studio units and 3 one-bedroom units. This housing site is 
supported by on-site services administered through Catholic Charities. 
Tenants receive housing stability, Short-Term Rent, Mortgage, and Utility 
(STRMU) Assistance, and coordinated case management through Catholic 
Charities’ Rita de Cascia program for women and children impacted by 
chronic homelessness and illness. Currently, the program is approximately 
45% occupied.  
 
195 Woolsey Street & 615-617 Girard St 
195 Woolsey, in the Portola Neighborhood, consists of 10 studio apartments 
for low-income and disabled adults. Tenants in need of services and food 
support utilize BHNC food security services at BHNC’s Excelsior and Cortland 
Avenue neighborhood centers. There are no supportive services at this site, 
and current tenant AMIs range from 30%-55%, excepting one unit with an over-
income tenant.   

 

2.2.  Zoning.  
The three sites are in neighborhoods zoned for low to moderate density. 
None of the buildings in the Project will have a change in use, bulk, 
height, or density.  
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2.3. Probable Maximum Loss.  

N/A MOHCD does not require a PML study for its PASS loans or soft debt. 
The soft story corrections are based on engineered drawings approved by 
DBI to meet the soft story life-safety standards set by the City.  

 
2.4. Local/Federal Environmental Review.  

In 2017, HOPWA capital funds loaned to Hazel Betsey to fund the elevator 
modernization and seismic work subjected the Project to environmental 
review under NEPA. MOHCD found the Hazel Betsey project to be 
Categorically Excluded per 24 CFR 58.35(a) and exempt per Section 
58.34(a)(12), as of July 29, 2016. Because the Bernal Bundle will utilize 
the remaining funds from the 2017 HOPWA capital funds loan, MOHCD 
staff performed another analysis to determine the level of review required 
under NEPA. On November 20, 2023, MOHCD Staff determined that the 
Project qualified again for a Categorical Exclusion. An Authorization to 
Use Grant Funds (AUGF) is not required for this Project because the 
Project was determined to be exempt.  

 
2.5. Environmental Issues. 

Phase I/II Site Assessment Status and Results. 

Partner Engineering and Science, Inc. completed a Phase I 
Environmental Report on October 11, 2023, for all three sites.  

 

Positive Match  

Consultants did not identify any Recognized Environmental Conditions 
(“RECs”), Controlled Recognized Environmental Conditions (“CRECs”), or 
Historically Recognized Environmental Conditions (“HRECs”) during the 
course of assessment. However, there following Business Environmental 
Risks (“BERs”) were identified during the assessment: 

- The potential exists for asbestos-containing materials (“ACMs”) on-
site. Readily visible suspect ACMs were observed in good 
condition. 

- Due to the age of the building, potential lead-based paint (“LBP”) 
on-site. Readily visible painted surfaces were observed in good 
condition. A few areas of the painted surfaces, specifically in the 
area of the water heater on the sub-grade floor, were noted during 
the assessment to be broken, chipped, and/or have signs of water 
damage. 

Partner Engineering and Science, Inc. recommends that an Operations 
and Maintenance (O&M) Program be implemented to safely manage the 
suspect ACMs and LBP located at the subject property.  
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Hazel Betsey 

There is no evidence of RECs, CRECs, or HRECs. However, the same 
BERs were identified as the Eddy Street assessment above.  

Partner Engineering and Science, Inc. recommendations are the same as 
above.  

 

195 Woolsey 

There is no evidence of RECs, CRECs, or HRECs. However, Partner 
identified the following BERs: 

- The potential for ACMs on-site. Readily visible suspect ACMs were 
observed in good condition. 

- Due to the age of the building, there is potential for LBP on-site. 
Readily visible painted surfaces were observed in good condition. 

Partner Engineering and Science, Inc. recommends that an Operations 
and Maintenance (O&M) Program be implemented to safely manage the 
suspect ACMs and LBP.   

 

2.6. Adjacent uses and neighborhood amenities.  

The immediate neighborhood of the three sites consists of a mixture of 
residential and commercial uses, including mixed-use buildings, office 
buildings, multi- and single-family residential buildings, and businesses, 
including cafes, restaurants, and other small businesses.  

 

2.7. Green Building.  

N/A 

 

3. COMMUNITY SUPPORT 

3.1. Prior Outreach. 

All sites within the Project have good relationships with the surrounding 
neighbors, and no specific community outreach with the surrounding 
neighbors has been done for this rehab. In February 2024, Caritas 
Property Management Company and BHHC’s Relocation Manager 
started to hold meetings with residents to inform them of the scope, 
schedule, and any disruptions or anticipated relocation. Initial meetings 
have gone well, and BHHC will continue to engage residents and Catholic 
Charities as the rehab progresses. 
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3.2. Future Outreach.  

The Project Team will continue to engage residents and employ a variety 
of strategies to communicate with residents. The Team will provide 
residents with, and post in communal spaces, general informational 
notices. Notices will inform tenants that they will not be permanently 
displaced in connection with the rehabilitation of the property and that 
temporary relocation will only be required for a minority of the residents. 
While most of the tenants are English speaking, a few monolingual 
Spanish speaking households exist across the three sites. In compliance 
with the city’s Language Access Ordinance, the Project Team will use 
translators as needed in meetings and for written communication, 
ensuring that language does not pose barriers to understanding the 
rehabilitation and relocation processes.  

 

Relocation Outreach: 
The Sponsor anticipates the need to relocate: 1) a maximum of four total 
current residential households from Hazel Betsey and 195 Woolsey (no 
resident relocation is expected at Positive Match) for no more than two to 
three weeks and 2) the two commercial spaces for up to six months during 
the rehabilitation. The relocation budget allows for the possibility of up to 
ten additional residents requiring relocation during the rehabilitation 
period.  
 
BHHC has conducted one-on-one meetings with households that may be 
required to temporarily relocate to discuss placement options. Relocation 
managers will typically schedule follow-up meetings in the resident’s home 
or by virtual zoom meetings to continuously assess accommodation needs 
and address any questions or concerns. 60-day relocation notices will be 
sent out to residents, with a follow-up notice being sent at 30 days. Any 
updates will be posted on the community bulletin board with appropriate 
translations. Monthly community meetings will be scheduled to update 
residents, service providers, property management and Project Team. 
Through this process, service providers will provide support for the 
relocation moves in tandem with the relocation manager and property 
manager.  
 
The commercial spaces are occupied by the Catholic Charities, the 
service provider for both Positive Match and Hazel Betsey. The seismic 
upgrades in Woolsey and Hazel Betsey will affect the Catholic Charities 
ground floor operations. The Sponsor will host in-person and zoom 
meetings to keep Catholic Charities updated on the construction schedule.  
 
During the rehabilitation, Catholic Charities will continue to provide 
services to residents. At a minimum, Catholic Charities will provide virtual 
services to residents during rehabilitation, but Catholic Charities and the 
Sponsor are continuing to discuss possible relocation options, including 
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temporarily relocating services and Catholic Charities staff offices to 
another BHHC building for up to six months, while offering Catholic 
Charities discounted rent during construction.  

 

3.3. 1998 Proposition I Citizens’ Right-To-Know. N/A 

 

4. DEVELOPMENT PLAN 

4.1. Site Control. 

Bernal Heights Housing Corporation, an affiliate of Bernal Heights 
Neighborhood Center, acquired the properties in: 

• 1994 (Woolsey); 
• 1996 (Hazel Betsey); and 
• 1998 (Eddy St). 

4.1.1. Proposed Property Ownership Structure  

BHHC is the fee simple owner for all three properties. Fee simple 
interest will be transferred to the newly formed LLC, Hazel Eddy 
Woolsey LLC, before closing. Bernal Heights Housing Corporation is 
the sole member and manager of Hazel Eddy Woolsey LLC. 

 

4.2. Proposed Design. N/A 

 

4.3. Proposed Rehab Scope.  

The scopes of work have been shaped to achieve a total construction cost 
all-in of approximately $5.08M with a focus on immediate critical and life-
safety capital needs. The costs have been derived from the Capital Needs 
Assessment (“CNA”) of April 2023, provided by Integrated Property 
Analysis; the analyses of two third-party Construction Managers who are 
highly experienced and established with San Francisco multifamily rehabs; 
and based on the bids and estimates of two general contractors and other 
trades contractors. Regardless of these reliable estimates, all trades are 
being bid out, and most of the work is expected to be done with design-
build subs, eliminating the need for additional consultants.  

 

The primary drivers of the scope and construction budget are Mandatory 
seismic upgrades; fire escape repairs; fire alarm upgrades; window 
replacements; roofing; and electrical upgrades. The chart below illustrates 
the scope in order of priority.  
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All three buildings are wood-framed consisting of 2-4 stories and have soft 
story conditions with Notices of Violations from DBI pertaining only to the 
delay with the soft story work.  The structural drawings for the mandatory 
seismic upgrade were submitted to DBI and approved in 2016, but the 
permits were not pulled, and the work was not done due to funding 
constraints. MOHCD has communicated with DBI to assure them that the 
work is soon commencing – with evidence of the funding award for the 
approved scope that includes the soft story retrofit – with a favorable 
response form the senior inspector.  The Project team has budgeted for a 
fine/extension fee of $12K. This will not affect the Sponsor’s ability to 
move forward with this work or any other rehab work at these properties. 
Sam Mathau of Mathau-Roche Design Group was the original architect 
and Kevin O’Connor, Inc. the structural engineer – each is staying on the 
Project for further design and construction administration.  

 

In 2018, a consultant to the Sponsor estimated the aggregate seismic 
retrofit costs at roughly $500K total. The CNA estimate was $750K. In 
January the Project Team received two general contractors’ independent 
estimates (based on the permit drawings, on-site inspections, and 
experience with similar projects) for the structural work that were 
remarkably similar and came in at $500K direct hard cost for all three 
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Properties. The Sponsor is currently soliciting general contractors for a 
lump sum bid for the seismic retrofit component, with the expectation that 
the selected GC will assist with scope refinements and solicit for the 
subcontractors for the rest of the Project. In the course of the structural 
work, unit and program space flooring will be demolished and replaced for 
a total of up to $85K.  

 

The Fire Department cited the fire escapes at Hazel Betsey and Woolsey 
as non-code compliant, and both need significant upgrades. The budgeted 
cost of up to $231K is an estimate from the 2023 CNA and one general 
contractor. The scope of work is not yet verified by the Fire Department. 
Hazel Betsey and Eddy also have fire alarm systems that no longer meet 
code and are failing. This work is urgent for life safety and is included in 
the rehab scope for up to $157K.  

 

Another cost driver is the roofs at Woolsey and Hazel Betsey. Though not 
actively leaking, these roofs have well outlived the remaining useful life 
and show considerable wear.  The Sponsor has recently received a 
roofing assessment and pricing from one general contractor and a roofer 
for an average total hard cost of up to $202K for the two Properties. 
(Eddy’s roof is also old but deemed not sufficiently worn to warrant 
replacement at this time, and this work will be executed later via 
Replacement Reserves.) 

 

Windows, windowsills, and framing will be replaced at all three buildings 
for a combined cost of up to $651K including allowances for dry rot. These 
windows have worn to the point of being virtually inoperable, have evident 
rot, and are not weather or energy tight. The budget incorporates up to 
$143,000 for siding replacement/repair and painting at Hazel Betsey. 
Woolsey is also slated for major repair of the exterior stairs, with hard 
costs of up to $75K drawn from the CNA and contractor estimates.  

 

Plumbing upgrades at Woolsey and Hazel Betsey for a combined costs of 
up to $116K include new fixtures, supply lines, and waste. The scope of 
work for all buildings includes pest and hazardous materials abatement for 
a total estimate of up to $80K.  

 

The electrical systems at Woolsey and Hazel Betsey often cannot meet 
demand and routinely fail, so electrical wiring, panel, and service 
upgrades (for a total estimate of up to $265K) are a critical need. The 
budget includes lighting replacement for efficiency and replacement of 
bath fans for a total estimate of up to $109K.  
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The Project assumes major upgrades of the heating system by replacing 

gas-fired equipment with individual unit electric heat pumps (which heat 

and cool the space) for a total estimated cost of up to $365K (based on 

the CNA). This is not a critical need, but electric heating would be more 

efficient and healthier than the existing gas-fired systems.  This is a scope 

item that needs the most additional research. Woolsey and Hazel Betsey 

are both slated for electrical upgrades, but it is still unknown if the 

upgrades will sufficiently support electric heat. Eddy has a 400-amp 

system assumed to be sufficient to support electric heat. Furthermore, unit 

heating upgrades may force additional relocation costs. The Project team 

is obtaining engineering support and more refined estimates now. In the 

event the electrical systems are not sufficient to support electric heat this 

component will be abandoned for this Project unless there are other 

savings generated. In the event of savings from this component or others, 

funds will be redistributed to a major deck repair at Woolsey (estimated at 

up to $94K) and roof replacement at Eddy (up to $140K).  

  

4.4. Construction Supervisor/Construction Representative’s Evaluation.  

The work proposed encompasses substantial work at three buildings with 
costs primarily driven by seismic upgrades, roof replacements, electrical 
upgrades, window replacement, and fire escape repairs. Folded in this 
work is lead and asbestos abatement and pest management based in the 
Integrated Pest Management plans. The Project is addressing all the 
critical and most expensive immediate needs for these three buildings for 
a total construction cost of approximately $5.08M. (The ENP NOFA scope 
and budget included an up to $250K allowance for Hazel Betsey elevator 
repair or replacement, but the Sponsor has since determined, with the 
assessment of a reputable San Francisco elevator company, that the 
elevator can be successfully repaired at a much lesser cost, and the 
Sponsor is currently utilizing replacement reserves for this repair.)  

 

Although rehabs vary widely, and it is difficult to draw comparisons 
between projects, at $196K/unit and $275/SF the Bernal Bundle 
compares favorably to the Throughline Scattered Sites (three-building) 
project at $261K/unit and $461/SF and the South Park scattered sites 
(three buildings) at $233K/unit and $781/SF which are similar in scope 
and scale.  

 

To date, the Project Team has conducted extensive budget and scoping 
exercises and has obtained reliable bids for the electrical upgrades, roofs, 
and structural work, the latter based on the structural engineer’s drawings 
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already approved by DBI. The other systems work has been priced 
through the CNA; through the work of SCCS Group, an experienced 
construction manager hired by Bernal early in the process (who was also 
the construction manager for the recently completed SFHA Mission 
Housing Scattered Sites project); and by general contractor estimates.   
The costs appear reasonable to the Sponsor’s Construction Manager and 
the MOHCD CR. There will be no additional drawings for the Project 
beyond the structural engineering. The general contractor RFP has been 
submitted to CMD for a hard bid for trades based on the scopes and for 
the structural work based on the drawings. The architect will pull the 
permit for the seismic upgrade, and the subcontractors will pull their own 
permits over the counter. 

 

Unforeseen conditions are the greatest threat to the Project costs. The 

Project Team expects to find dry rot particularly with the demolition for the 

seismic upgrade and the window replacements. An up to $100K dry rot 

allowance has been added to the budget for Hazel Betsey, which is 

considered sufficient at this time, but will only be substantiated with the 

start of construction. The window replacement and windowsill 

replacement costs are padded for additional coverage. 

 

Because the seismic upgrades will primarily affect the ground floor 
spaces, the Project Team does not expect this work to entail resident 
relocation beyond a few current households (though some future 
households may be required to temporarily relocate). The up to $140K 
relocation budget accounts for relocation of Catholic Charities ground 
floor office spaces at Positive Match and Hazel Betsey (rent reductions 
and moving expenses) and relocation of any residents who may be 
temporarily affected by the rehabilitation scope. See Section 4.10 for 
details on relocation. 

 

The Project budget, based largely on estimates from trades professionals, 
is as reliable as it can be at a pre-bid and pre-demo stage. As a condition 
of this loan, in an effort to contain costs, the project team will coordinate 
with 380 Management and MOHCD’s Construction Representative to 
select a highly experienced general contractor, oversee design-build sub 
selection and bids, coordinate specifications across trades, maintain a 6-
month construction schedule to keep general conditions costs down, and 
quickly turnaround value engineering and scope re-prioritization as 
needed. See Section 9.3 for more on loan conditions.  
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There are several safeguards for the Project budget. It builds in 15% 
owner’s contingency and 10% contractor contingency (with any unused 
balances going into replacement and/or operating reserves), as well as 
3% escalation and $57K in bid contingency.   

 

The Project Team is researching climate change program incentives and 
rebates to offset the costs for electrical upgrades as well as rebates for 
windows and weatherproofing through the Low-Income Weatherization 
Program (“LIWP”).  The Project Team has selected their Owner’s 
Rep/Construction Manager who has been highly effective in getting 
trades estimates and preparing the budgets, and it is now critical to get a 
general contractor and subcontractor pricing.    

 

4.5. Commercial Space.   
● Space Description.  

Positive Match - Catholic Charities provides housing stabilization 
services for tenants located onsite at 1652 Eddy Street and clients that 
live offsite, serving 110 clients combined, seven of which are residents 
at the site. The first floor is approximately 1,645 square feet. This 
includes four offices, one bathroom, and a front desk, together 
comprising approximately 1,145 square feet, and a community room at 
500 square feet. The community room is used for case meetings, 
activities for the clients, and community meetings.  

 

The basement is approximately 935 square feet. It includes one office 
space that seats three case managers, a kitchen, two bathrooms and a 
community space for kids to play when parents are in meetings. Thus, 
the service space combined totals approximately 2,580 square feet.  

 

Hazel Betsey - Catholic Charities provides housing stabilization 
services for tenants of Hazel Betsey located at 3554 17th Street. There 
are two offices and a bathroom (450 sf). There is also a community 
room (400 sf). In total, the service space is approximately 850 sf. 
Catholic Charities uses the community room as a meeting space and 
as a space to provide computers and a copy machine for tenant use.  

 

● Commercial Leasing Plan.  
Positive Match - This space is leased to Catholic Charities to provide 
services for on- and off-site clients. The typical lease term is 3 years. 
BHHC will renew a 3-year lease with Catholic Charities in 2024. 
Catholic Charities has leased its space at Positive Match since 1996. 
The lease is not triple net. The Sponsor is responsible for utilities, 
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property insurance, and real estate taxes, which are included in the 
operating proforma. The rent per square foot is $.40/sf per month or 
$4.65/sf per year.   
 
Hazel Betsey – This space is currently leased to Catholic Charities to 
provide services for on-site clients. The typical lease term is three 
years. BHHC will renew a 3-year lease with Catholic Charities in 2024. 
Catholic Charities has leased its space at Hazel Betsey since 2008. 
The lease is not triple net. The Sponsor is responsible for utilities, 
property insurance, and real estate taxes, which are included in the 
operating proforma. The rent per square foot is $.80/sf per month or 
$9.41/sf per year.  
 
Catholic Charities is a long-term lessee of the commercial spaces at 
Positive Match and Hazel Betsey, and Catholic Charities is committed 
to staying in those spaces to optimally serve their on-site and off-site 
clients. To reflect the long-term commitment of Catholic Charities 
to the site, the Project is requesting an exception to the 20% 
commercial vacancy assumption and is requesting to use a 10% 
commercial vacancy rate. MOHCD staff supports this request. 
Because of the exception request, Bernal will attempt to negotiate a 
longer lease term with Catholic Charities at Positive Match and Hazel 
Betsey as a condition of this loan.  See Section 9.3, Loan Conditions.  

 
● Operating Pro Forma.  

Both commercial spaces are leased by Catholic Charities, a nonprofit 
entity, and are welfare tax exempt. Operating expenses are included in 
the Project’s operating budget, and the Sponsor does not take a 
management fee for the spaces. 

 
● Tenant Improvement Build Out. N/A 

 

4.6. Service Space.  

Positive Match – Catholic Charities provides housing stabilization services 

for tenants located onsite at 1652 Eddy Street and clients that live offsite. 

See Section 4.5 above. 

 

Hazel Betsey – Catholic Charities provides housing stabilization services 
for tenants of Hazel Betsey located at 3554 17th Street. The case manager 
is responsible for coordinating the provision of direct services for the 9 
tenants onsite. On-site services include housing supportive services, case 
management, and referrals. See Section 4.5 above. 

 

Woolsey – There is no service space at this site. 
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4.7. Interim Use. N/A 

 

4.8. Infrastructure. N/A 

 

4.9. Communications Wiring and Internet Access. BHHC is not anticipating 
that there will be the ability to add City Wi-Fi or Wi-Fi within common 
spaces of the building during this rehab. 

 

4.10. Public Art Component. N/A 

 

4.11. Marketing, Occupancy, and Lease-Up.  

All three sites are in operation, and all three sites serve low to extremely 
low-income tenants. Positive Match serves residents with an average AMI 
of 15% AMI; Hazel Betsey serves residents with an average AMI of 20%; 
and 195 Woolsey serves residents with current tenant AMIs ranging from 
30-55%. Positive Match has 15-year PBV contract through the San 
Francisco Housing Authority for all seven units. Hazel Betsey receives 
CoC funding for all nine of its units through the Department of 
Homelessness and Supportive Housing. The CoC funding is typically 
renewed annually through a competitive process. However, HSH in March 
2024, HSH voluntarily entered into a 5-year CoC contract with the 
Sponsor. 195 Woolsey markets through DAHLIA. 
 
Currently, the Project has 13 vacancies, while it’s averaged around a 5% 
vacancy rate historically. Challenges related to referrals and a stale 
waitlist have impacted the ability for the sites to quickly lease up. With a 
path for moving forward with lease up for Positive Match and Hazel Betsey 
and a new DAHLIA waitlist for 195 Woolsey, the Sponsor is confident that 
they will be able to achieve lease up by May 2024. Please see Section 
7.1 for more on vacancies. 
 

4.12. Relocation. 

Originally, the Project Team projected all residents to be temporarily 
relocated due to the seismic upgrades, but that assessment has been 
modified to align with the contractors’ on-site investigations and 
assessments of the seismic permit drawings. Much of the work for 
Woolsey will be in the basement and at Hazel Betsey in the ground floor 
office spaces, with potentially minimal effect on the residents.  
 
Due to the scope of rehabilitation work and the concern for each 
household’s health, safety, and welfare, up to four current residents from 
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195 Woolsey and Hazel Betsey may be required to vacate their units 
temporarily. These tenants are projected to be temporarily relocated for up 
to two to three weeks. Resident relocation is not expected at Positive 
Match. However, unforeseen conditions could require longer relocations of 
those units or the relocation of additional units. Allowances for relocation 
have been built into the Project budget to mitigate potential unforeseen 
relocation needs. The relocation budget also accounts for the possibility of 
up to ten additional new residents requiring relocation for the same period. 
The Sponsor does not anticipate any permanent relocation in connection 
with the Project.  
 
An approved relocation plan will be a condition of loan close. The cost for 
relocation has been reduced from an initial projection of $450K to $140K 
for the two service spaces, as well as a maximum of four current 
households due to the modification of the elevator scope of work at Hazel 
Betsey. BHHC relocation plans include the costs associated with 
temporarily relocating households and the commercial spaces at the sites, 
as well as potential concessions, including rent forgiveness or reduction 
for Catholic Charities and gift cards for residents during the rehabilitation. 
The relocation budget is a worst-case scenario that includes relocation for 
up to ten new tenants.  
  

Hazel Betsey        

Resident Relocation (6 residents) Rates # days Total 

Hotel $250  21 $31,500  

Travel $40  21 $5,040  

    Total $36,540  

  Hrs. Hourly rate Total 

Moving Expenses 15 $150  $2,250  

Moving Coordinator for Medically 
Fragile Individuals 

4 $95  $380  

    Total $2,630  

Commercial Relocation       

Office Move and Storage     $5,496  

Discounted rent (6 mos.)     $3,000  

  Hrs. Hourly rate   

Relocation Manager Prep 10 $150.00  $1,500  

    Total $9,996  

Total Hazel Betsey     $49,166  

Woolsey (615 Girard)        

Resident Relocation (8 residents) Rates # days Total 

Hotel $250  30 $60,000  

Travel $40  30 $9,600  
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    Total $69,600  

  Hrs. Hourly rate Total 

Moving Expenses 20 $150.00  $3,000  

    Total $3,000  

Total Woolsey     $72,600  

Positive Match       

Commercial Relocation       

Office Move and Storage $5,574    $5,576  

  
Hrs. 

Hourly 
rate 

Total 

Moving Expenses 10 $150.00  $1,500  

Discounted rent (6 mos.)     $6,000  

    Total $7,500  

Total Positive Match     $13,076  

Tenant Concessions 
Allowance     

$5,780  

Total Relocation Budget     $140,622  

 

For tenants required to temporarily relocate, the Sponsor will provide a 
Notice of Temporary Relocation Assistance at least 60 days prior to the 
start of rehabilitation.  A reminder will be sent 30 days prior to the start of 
rehabilitation. The Notice will advise tenants, provide dates, times, 
expectations, packing instructions, and identify assistance to be provided. 
If temporary relocation is required, a tenant qualifies for three different 
housing options: hotel with kitchenette, temporary placement in a unit 
currently owned by BHNC, or living with friends and family in exchange for 
a stipend that reimburses the tenant for living expenses ranging from $33 - 
$48 dollars daily. The Sponsor will also cover costs associated with 

moving and storing items. Relocation services will include, when 
applicable, packing materials, moving assistance, storage, and 
transportation. 
 
Once the tenant is scheduled to return to their permanent unit, they will 
receive a 7-day notice with move back instructions that outline the support 
they will receive. Each move will be supervised by a move Coordinator. 
The relocation process, including interviews, intake forms, and the signing 
of the relocation agreement is the responsibility of the Relocation 
Manager.  
 
Because of the extent of the soft story work, the commercial spaces 
occupied by Catholic Charities will be most impacted. The Sponsor is 
anticipating the need to relocate Catholic Charities for up to 6 months. 
During that time, Catholic Charities has agreed to at least provide services 
virtually and, if possible, relocate temporarily to another site in BHHC’s 
portfolio. While BHHC will work with Catholic Charities to minimize the 
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impact of relocation, the relocation budget includes the assumption that 
Catholic Charities will pay reduced rent for 6 months at Positive Match and 
Hazel Betsey. 

 

5. DEVELOPMENT TEAM  

Development Team 

Consultant Type Name SBE/LBE Outstanding 
Procurement 

Issues 

    

Architect Mathau/Roche Design 
Group 

LBE/MBE No 

General Contractor  TBD Y/N Underway 

Structural Engineer Kevin O’Connor LBE No 

Owner’s Rep/Construction 
Manager 

380 Management Inc. LBE/MBE
/WBE 

No 

Waterproofing TBD Y/N TBD 

Legal  Goldfarb Y/N No 

Property Manager  Caritas Management 
Corporation 

Y/N N 

Services Provider Catholic Charities Y/N N  

 

5.1. Procurement Plan.   

The team worked with MOHCD and the City’s Contracts Monitoring 
Division (CMD) to approve the procurement plans. This project has a 
project-wide subcontracting goal of 25% Local Business Enterprise 
(LBE)/Small Business Enterprise (SBE). All consultants currently on the 
project are LBE/SBEs. In 2015, BHHC worked with Mathau-Roche 
Design Group to design the soft story retrofit scope of work, with Kevin 
O’Connor as structural engineer, through a MOHCD grant, and this 
design team will continue with the project through construction 
administration. Mathau-Roche is a BIPOC-owned LBE/MBE firm certified 
with the City. The structural engineer is a local small business owner. The 
Owner’s Rep/Construction Manager was selected in December through 
the CMD procurement process; 380 Management Inc. is an 
LBE/WBE/MBE led by Christie Harbinski, formerly a MOHCD 
Construction Rep with extensive experience with rehabs of this 
complexity, scale, and potential unknowns. The Request for Proposals for 
the general contractor has been published with responses due March 29. 
The general contractor will be responsible for soliciting their 
subcontractors. As a loan condition, the development team will work with 
CMD and MOHCD to ensure all procurement policies are followed and 
the deadline for procurement of the general contractor is met. See 
Section 9.3 for more on loan conditions.  

 

5.2. Opportunities for BIPOC-Led Organizations. 
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The Sponsor is working to increase contracting with BIPOC-led 

organizations using the following strategies: 

- Create a BIPOC-led or owned professional firms list for distributing
contracting opportunities.

- Include meaningful scoring in the RFQ and RFP procurement
process for processional services (i.e. Owner’s Rep, General
Contractor, etc) for organizations that utilize racial and gender
equity-centered initiatives in an effort to support advancement
within the organization, hiring and subcontracting.

The Sponsor is in the process of constructing a professional firms list, but 
they have recently started including scoring metrics in their procurement 
process for professional services. While they are at the beginning of the 
implementation of these strategies, the Sponsor believes they will see 
improvement in their BIPOC-led contracting and is committed to tracking 
contracting progress across the Bernal Bundle. 

6. FINANCING PLAN (See Attachment F for Cost Comparison of City
Investment in Other Housing Developments; See Attachment G and H for
Sources and Uses)

6.1. Prior MOHCD/OCII Funding. 

Site Existing 
Debt 

Original Principal 
Amount 

Original 
Loan 
Terms 

Terms 
of 2024 
recast 

Accrued 
Interest 
(through 
7/11/24) 

Positive 
Match 

20015 
HOPWA 

$1,070,119 50 yrs @ 
3% 
interest, 
res-rec 

$701,175.38 

Hazel Betsey 20176 
HOPWA 

$1,243,315 55 yrs @ 
3% 
interest, 
res-rec 

$760,146.21 

Hazel Betsey 1996 
HOWPA 

$221,575 75 yrs @ 
0% 
interest, 
forgivable 

$0 

Consolidated 
and Recast 

HOPWA $2,535,009 55 yrs @ 
3%, res-
rec 

55 yrs 
@ 3% 
res-rec 

5 The 2001 HOPWA Loan is the Second Amendment to the original 1998 HOPWA Loan for Positive Match. 
6 The 2017 HOPWA Loan is the Fourth Amendment to the 2000 Amended and Restated HOPWA Loan, 
which amended and restated the original 1996 HOPWA Loan for Hazel Betsey. 
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Positive 
Match 

20027 
HOME 

$921,725 Part A: 75 
yrs @ 0% 
interest, 
res-rec 
Part B: 75 
yrs (Yrs 7-
15 @ 6.7% 
interest; 
Yrs 15-75 
@ 3%), 
res-rec 

$163,949.06

195 Woolsey 19958 
HOME 

$428,453 75 yrs @ 
0% 
interest, 
forgivable 

$0 

Consolidated 
and Recast 

HOME $1,350,178 55 yrs 
@ 3% 
res-rec 

Positive 
Match 
Recast 

2002 
Hotel 
Tax 

$228,869 75 years 
(Yrs 7-15 
@ 6.7% 
interest; 
Yrs 15-75 
@ 3% 
interest), 
res-rec 

55 yrs 
@ 3% 
res-rec 

$213,901.95

On April 28, 1998, acquisition and initial rehabilitation funds were provided for 
Positive Match with a SF Redevelopment Agency (SFRA) 1998 HOPWA loan 
totaling $1,070,119. On January 8, 2002, Positive Match received additional 
rehabilitation funds with a two-part MOHCD 2002 HOME loan, totaling 
$1,150,594. Part A of the HOME loan totaled $710,594, and Part B of the 
HOME loan totaled $440,000. On August 19, 2002, Part B of the HOME loan 
was reduced to $211,131. The total principal balance on the HOME loan 
(labeled 2002 HOME) is $921,725. On August 19, 2002, Positive Match 
additionally received MOHCD Hotel Tax Loan funds in the amount of 
$228,869 for its rehabilitation. 

On March 14, 1996, acquisition and initial rehabilitation funds were provided 
for Hazel Betsey with a SFRA 1996 HOPWA loan totaling $924,800. The loan 
was amended and restated on December 20, 2000, to add $66,515 in 
additional funds, bringing the total amount to $991,315. The amended and 
restated loan was amended twice more, once on December 20, 2000, and 
again on July 17, 2001, to modify the rehabilitation milestone dates. The loan 
had a third amendment on February 24, 2017, to increase the principal loan 

7 The 2002 HOME Loan is an Amendment to the original 2002 HOME Loan for Positive Match. 
8 The 1995 HOME Loan is the Second Amendment to the original 1994 HOME Loan for 195 Woolsey. 
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amount to $1,143,315 to reflect additional HOPWA funds added to the site 
from MOHCD to complete elevator modernization work. The loan had a fourth 
amendment on June 26, 2017, to add $100,000 to the principal balance, for a 
total of $1,243,315, to reflect additional HOPWA funds added to the site for 
future seismic work. On October 31, 1996, Hazel Betsey executed an 
additional HOPWA loan in the amount of $221,575 to support the acquisition 
and rehabilitation of the site. 

On March 28, 1994, acquisition and rehabilitation funds were provided for 195 
Woolsey Street with a HOME loan in the amount of $409,648. On December 
27, 1994, the loan was amended to add an additional $18,805 in HOME 
funds, for a total of $428,453. A second amendment was executed on July 
28, 1995, amending restrictions on the property. 

With this transaction, the 1996, 2001, and 2017 HOPWA loans will be 
consolidated and recase into one Amended and Restated Loan agreement, 
with the proposed financing, as a 3% simple interest, residual receipts loan, 
with a 55-year term. With this transaction, the 2002 and 1995 HOME loans 
will be consolidated and recase into one Amended and Restated Loan 
agreement, with the proposed financing, as a 3% simple interest, residual 
receipts loan, with a 55-year term. The 2002 Hotel Tax Loan will be recast, 
with the proposed financing, as a 3% simple interest, residual receipts loan, 
with a 55-year term 

6.2. Disbursement Status. 

Building Source 
Funding 
Amount 

Amount 
Disbursed 

Positive Match 2001 HOPWA5 $1,070,119.00 $1,070,116.73 

2002 HOME7 $921,725.00 $921,725.00 

2002 Hotel Tax $228,869.00 $228,869.00 

Hazel Betsey 2017 HOPWA6 $1,243,315.00 $1,119,873.83 

1996 HOPWA $221,575.00 $221,575.00 

195 Woolsey 1995 HOME8 $428,453.00 $428,453.00 

6.3. Fulfillment of Loan Conditions. 

Positive Match: BHHC has fulfilled loan conditions for Positive Match. 

Hazel Betsey: 
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• Sponsor has not fulfilled the following loan conditions related to 
2017 HOPWA6 loan funds: 

o Sponsor to capitalize replacement reserves in the amount of 
$101,120, specifically earmarked for the seismic retrofit 
work required under the City’s Mandatory Seismic Safety 
Retrofit Program. BHHC did not capitalize replacement 
reserves with the funds allocated to do so under the 2017 
HOPWA loan. Instead, the funds remained encumbered and 
undisbursed by MOHCD. BHHC will use the encumbered 
funds as a source to the rehabilitation for Hazel Betsey. 
NEPA clearance to use these funds for the rehabilitation 
was approved in November 2023. 

195 Woolsey: BHHC has fulfilled loan conditions for 195 Woolsey Street.  

  

6.4. Proposed Permanent Financing.  

6.4.1. Permanent Sources Evaluation Narrative.  
The Sponsor proposes to use the following sources to permanently 
finance the project: 

● MOHCD Rehabilitation Loan ($2,570,178): 55-year term at 3% 
interest, repaid from residual receipts. 
 

● MOHCD PASS Loan ($3,711,000): 40-year term from the first 
month following the Completion Date, but no more than 2 
years after Closing, at 3.87% for market-rate portion of loan 
and 0.96% for below market-rate and deferred portions of loan, 
with periodic (monthly) repayment of the market-rate and 
below market-rate portions of the loan and a balloon payment 
for the deferred portion of the loan. 

 
The PASS loan will be structured as interest-only until the 
Project completes rehabilitation (the “Completion Date”). At 
that milestone, but no more than 2 years after the Closing 
Date, the PASS loan will convert to a 40-year fully amortizing 
loan with monthly annual debt payments. This is a slightly 
different structure than what is contemplated in the PASS 
regulations, which have separate construction interest only 
and permanent amortizing loan structures outlined instead of 
the construction to permanent loan structure planned for this 
transaction. Thus, the Project is also seeking an exception 
to PASS regulations from the MOHCD Director, in 
consultation with the Loan Committee. MOHCD staff 
support this exception. 
 

● Recast Loans: 
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o HOPWA Loan ($2,535,009): 55-year term at 3% interest 
paid out of residual receipts;  

o Hotel Tax Loan ($228,869): 55-year term at 3% interest 
paid out of residual receipts; and 

o HOME Loan ($1,350,178): 55-year term at 3% interest 
paid out of residual receipts 

 
6.4.2. HOME Funds Narrative. N/A. There are no new HOME funds in this 

project. 

 

6.4.3. Commercial Space Sources and Uses Narrative. Commercial 
spaces will not receive upgrades beyond the building’s soft story 
retrofit, life safety work, and critical needs. 

 
6.4.4. Permanent Uses Evaluation: 

Development Budget 

Underwriting Standard Meets 
Standard? 

(Y/N) 

Notes 

Hard Cost per unit is within 
standards 

 

 
Y 

 
$196K/unit (not incl. commercial units) 

Construction Hard Cost 
Contingency is at least 5% (new 

construction) or 15% (rehab) 

 
Y 
 

 
Hard Cost Contingency is 15% 

Architecture and Engineering Fees 
are within standards 

 
Y 
 

Architecture/engineering services 
required will be sufficiently covered by 

$20K budgeted, in addition to 
contribution from CD TA contract of 

approximately $70K 

Construction Management Fees are 
within standards 

 
Y 
 

Construction Management Fees and 
Project Management Fees are 

allowable under ENP NOFA Guidelines.  

Developer Fee is within standards, 
see also disbursement chart below 

 

 
Y 
 

Project management fee: $604,313  
At risk fee: $302,156 
Total fee: $604,313 

Consultant and legal fees are 
reasonable 

 
Y 
 

$20K for Borrower legal and $15K for 
MOHCD legal 

Entitlement fees are accurately 
estimated 

 
N/A 

 

There are no entitlement fees. 

Construction Loan interest is 
appropriately sized 

 
N/A 

 

No construction loan; rehab completed 
through ENP NOFA and PASS funds 

Soft Cost Contingency is 10% per 
standards 

 
Y 
 

Soft Cost Contingency is 10% 

Capitalized Operating Reserves are 
a minimum of 3 months 

 
Y 

Existing Operating Reserve funds are 
equal to 60% of the required 3-month 
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deposit. BHHC will deposit $66K at 
closing through escrow to fully fund the 

operating reserve. 

Capitalized Replacement Reserves 
are a minimum of $1,000 per unit 

(Rehab only) 
Y Existing Capitalized Replacement 

Reserve funds are $9,884 per unit 

6.4.5. Developer Fee Evaluation: 

The ENP NOFA limits the applicant’s project management and 
construction management expenses to no more than 15% of 
construction or repair hard costs. The total hard cost is $5.084M, 
and 15% of the hard cost is $762,612. The budget includes 
construction management fees in the amount of $150,000, and a 
project management fee of $604,313. At $754,313, the total 
construction and project management costs comply with the fee 
allowed through the ENP NOFA. Half of the fee is payable at loan 
closing, and the other half will be payable at project close-out and 
will be considered at-risk.  

Total Developer Fee: $604,313 

Project Management Fee Paid to Date: $0 

Amount of Remaining Project Management 
Fee: 

$604,313 

Amount of Fee at Risk (the “At Risk Fee”): $302,156 

Milestones for Disbursement of that portion of 
Developer Fee remaining and payable for 
Project Management  

Amount Paid 
at Milestone 

Percentage 
Project Management Fee 

  Loan Closing $302,157 50% 

Milestones for Disbursement of that portion of 
Developer Fee defined as At Risk Fee 

Percentage At Risk Fee 

Project close-out $302,156 50% 

7. PROJECT OPERATIONS (See Attachment I and J for Operating Budget and
Proforma)

7.1. Annual Operating Budget.

The Project has a combined operating budget for the three sites. 195 
Woolsey is the only building that does not have some form of subsidy, 
while Positive Match has PBVs on all seven units and Hazel Betsey has 
Continuum of Care (CoC) on all nine units. SFHA provides referrals for 
the units at Positive Match, and HSH provides referrals for the CoC units 
at Hazel Betsey.  
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Rents for Woolsey are set at 50-60% AMI to conform with AMI restrictions 
and are in-line with current market conditions for studios. A Rent Comp 
Study was commissioned for Hazel Betsey to substantiate the current 
rents. The Hazel Betsey Rent Comp study, performed by Certified 
General Appraisal Services on February 2, 2024, concluded that market 
rents for Hazel Betsey are in line with Fair Market Rent (FMR), as 
established by HUD. FMR is slightly higher than the current rents at Hazel 
Betsey, and rents for Hazel Betsey have been set at HUD FMR to reflect 
these conclusions. Current rents are assumed for all occupied units at 
195 Woolsey, and current contract rents are assumed for all units at 
Positive Match.  

 

The PBV contract at Positive Match is a 15-year contract, which was 
renewed in 2022. CoC at Hazel Betsey is awarded annually through a 
competitive process. Though it is an annual award, the Sponsor and 
MOHCD staff feel confident that the contract will continue. The CoC 
contract has been renewed annually since 2008, and the Project ranked 
in Tier 1 (most competitive) during the 2023 CoC NOFO. In March 2024, 
HSH voluntarily entered into a 5-year CoC contract with the Sponsor, 
affirming the Sponsor’s performance and the department’s commitment to 
the site. 

 

Vacancies 

The vacancy rate is set at 5%, which is in line with historic trends. 
However, since Winter 2023, all three buildings have experienced higher 
than normal vacancy rates.  

 

Building Total Units 
Vacant 
Units 

Ready for 
Lease Up 

Agency 
Responsible 
for Lease 
Up 

Est. Date 
of Full 
Occupancy 

Positive 
Match 7 3 0 HSH May-24 

Hazel 
Betsey 9 5 2 SFHA May-24 

195 
Woolsey 
Street 10 5 5 

Sponsor 
(DAHLIA) May-24 

 

At Hazel Betsey, five units are currently vacant and two recently became 
ready to lease. Three units are still being renovated in anticipation of 
lease up. During the COVID-19 pandemic, isolation and other pandemic-
related challenges led to tenants not complying with their leases and 
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services. Hoarding and drug-use severely impacted vulnerable tenants, 
which led to necessary just-cause evictions and a death in one unit. 
Eviction delays due to legal advocacy and severe unit damage to vacant 
units resulted in lease up delays and vacancies coming online all at once. 
HSH is currently working on leasing the 2 ready-to-lease units at Hazel 
Betsey and expects those units to be leased up by the end of March 
2024/early April 2024. The lease up for the other three units is expected 
by May 2024. The Sponsor’s past experiences with HSH lease-up have 
been positive, and they anticipate no issues leasing up the vacant units at 
Hazel Betsey.  

 

There are three vacant units at Positive Match, and all three units are 
undergoing work to get them ready for lease up. While the Sponsor has 
recently experienced slower than anticipated referrals from SFHA, they 
have identified a work around for slow referrals by engaging MOHCD to 
work with SFHA to identify and secure appropriate referrals for the site. 
Vacant units at Positive Match are anticipated to be ready for leasing by 
the middle to end of March 2024, with lease up by the end of April 
2024/early May 2024.  

 

There are five vacancies at Woolsey, the majority of which occurred 

within the past few months. To address a stale waitlist, the Sponsor 

worked with MOHCD to create a new waiting list. As of February 20, 

2024, the Sponsor has posted vacant units on DAHLIA, and Caritas has 

committed to leasing up the vacant units by May 2024.  

 

Operating expenses are in line with the properties’ historic actuals, recent 
AMRs, and comparable properties. Comparables were selected with 10-
12 units to reflect the individual building size across the Bernal Bundle. 
Higher unit count buildings were not included because higher unit count 
buildings often achieve economies of scale that may not be achievable in 
smaller unit count buildings. 
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7.2.  Annual Operating Expenses Evaluation. 

Operating Proforma 

Underwriting Standard Meets 
Standard? 

(Y/N) 

Notes 

Debt Service Coverage Ratio is 
minimum 1.1:1 in Year 1 and stays 
above 1:1 through Year 17 
 

 
Y 

 
DSCR is 1.8 at Year 1, 1.218 in Year 3 
(when PASS will require interest and 
principal payments), and 1.18 at Year 

19.   

Vacancy rate is based on project’s 
historical actuals 

 
Y 

 
Vacancy rate is 5%.  
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Annual Income Growth is increased 
at 2.5% per year or 1% for LOSP 
tenant rents 

 
Y 
 

 
Income escalation factor is 2.5% 

  
Annual Operating Expense 
escalation is based on project’s 
historical actuals 

 
Y 
 

Expenses escalation factor is 3.5% 

Base year operating expenses per 
unit are reasonable per 
comparables 

 
Y 
 

Total Operating Expenses are $17,256 
per unit without reserve deposits and 

PASS monitoring fees 
 

This is in-line with the operating 
expenses of other comparables. The 

average comparable PUPA for 
operating expenses is $18,400. Since 

this is a scattered sites project of 
buildings with 10 or less units, 

comparables included buildings with 
10-12 units. 

 

Property Management Fee is at 
allowable HUD Maximum 

 
Y 
 

Total Property Management Fee is 
budgeted at $25,272 per year or $81 

PUPM, which is the HUD maximum fee.   
 

Property Management staffing level 
is reasonable per comparables 

 
Y 
 

 
Proposed staffing: 

1 property manager is shared across 
BHNC’s 8 small site portfolio. The 

budget accounts for approximately 2/3 
of their salary and benefits.   

 
 

Asset Management and Partnership 
Management Fees meet standards 

 
Y 
 

Annual AM Fee is $11,681/yr 
 

Replacement Reserve Deposits 
meet project needs based on I 

 
N 
 

Replacement Reserves are $1,180 per 
unit per year. This is lower than the per 

unit per year replacement deposit 
amount recommended in the Project 

CNAs. 

Limited Partnership Asset 
Management Fee meets standards 

 
N/A 

 

Not a tax credit project 

 

7.3. Capital Needs Assessment & Replacement Reserve Analysis.  

Site Positive Match Hazel Betsey 195 Woolsey 

Date ICNA April 6, 2023 April 6, 2023 April 6, 2023 

Assessment The property is well 

constructed, and the 

The units are in fair 

condition and the 

The units are in 

average condition 
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maintenance level 

appears to be 

average. The CNA 

observed that there 

are areas of 

deterioration and 

deferred 

maintenance, and 

some of the building 

systems are in poor 

condition and require 

replacement. With 

proper maintenance 

and completion of the 

required repairs, the 

building is estimated 

to have another 40+/- 

years of economic life 

remaining.  

common areas are in 

good condition. 

However, there are 

code compliance and 

life safety issues that 

are present at the 

property, including 

inclusion in the 

MSSP, non-code 

conforming fire 

escapes, non-code 

compliant fire alarm 

system, mold in 

bathrooms, and an 

inoperable elevator. 

With proper 

maintenance and 

completion of the 

required repairs, the 

building is estimated 

to have another 40+/- 

years of economic life 

remaining. The 

Sponsor has located 

an elevator 

technician to repair 

the elevator 

economically in 

advance of the rehab. 

and the common 

areas are in good 

condition. However, 

there are code 

compliance and life 

safety issues that are 

present at the 

property, including 

inclusion in the 

Mandatory Soft Story 

Retrofit Program, 

non-code conforming 

fire escapes, 

electrical issues, 

missing or inoperable 

smoke detectors, and 

missing or inoperable 

carbon monoxide 

detectors in 2 units. 

With proper 

maintenance and 

completion of the 

required repairs, the 

building is estimated 

to have another 40+/- 

years of economic life 

remaining. 

Estimated Critical 

Repairs $267,800 $742,050 $295,375 

Estimated Non-

Critical Repairs $28,600 $174,300 $47,850 

RR Deposit Estimate 

(PUPA) 

$5,451 PUPA 

($6,833 PUPA 

inflated) 

$3,357 PUPA 

($4,218 PUPA 

inflated) 

$2,754 PUPA 

($3,463 PUPA 

inflated) 

CNA 20-Year RR 

Total 

$763,172 ($956,647 

inflated) 

$604,190 ($759,329 

inflated) 

$550,850 ($692,566 

inflated) 

 

Across the Project, the CNAs identified $2.4M in replacement reserve needs, 

excluding immediate needs, over the next 20 years. The proposed rehabilitation 

will address immediate needs as well as other replacement reserve items that 

were contemplated in the years beyond immediate needs. After the proposed 
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rehabilitation, there will be an estimated $1.6M in replacement reserve needs 

over the next 20 years.  

  
Positive 
Match 

Hazel 
Betsey 

195 
Woolsey Total 

CNA 20-Year RR 
Total $956,647 $759,329 $692,566 $2,408,542 

Post-rehab RR Total $970,187 $382,551 $283,187 $1,635,925 

 

The Project currently has $275K in replacement reserves across all three 

Projects. The replacement reserve deposit of $30,686 ($1,180 PUPA) was based 

on the Project’s existing replacement reserve deposit requirements. While $31K 

is less than what would be required to fully fund the required reserve amount of 

$1.6M over the next 20 years, increasing the requirement would decrease the 

amount of assumable PASS debt and would impact the Sponsor’s ability to 

address the critical immediate needs of the Project, including seismic work. With 

the current $257K in replacement reserves and $31K in annual replacement 

reserve deposits, the Project’s replacement reserves are expected to go negative 

in Year 9. 

 

To address inadequate replacement reserves ($257K in existing funds and $31K 

in annual replacement reserve deposit requirements), BHHC will contribute 

$100K to replacement reserves from their own equity through closing to help 

grow the replacement reserves, and MOHCD staff recommend approval for the 

Project to assume the Small Sites Program (SSP) residual receipts policy.  

 

Small buildings often experience replacement reserve challenges related to high 

building rehabilitation needs and low-unit count. To address this challenge, SSP 

requires 2/3 of residual receipts to be deposited into a project’s replacement 

reserve for years that the project’s balance is less than 1.5 times the original 

capitalized replacement reserve amount. Because the Project is comprised of 

three small buildings, it experiences many of the same challenges as SSP 

properties. To support the reserves over the life of the Project, the Project is 

requesting to use the same residual receipts policy as the Small Sites 

Program, where for any year when the replacement reserve balance is less 

than 1.5 times the original capitalized replacement reserve required, 1/3 of 

residual receipts may be retained by Project Sponsor and 2/3 must be 

deposited into the Project’s Replacement Reserve.  
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With these adjustments, the average annual replacement reserve deposit is 

projected to be around $55K. $55K is equal to the $31K of required annual 

replacement reserve deposit requirement and $24K, which is the average yearly 

amount estimated to be deposited into replacement reserves from residual 

receipts. With these modifications, replacement reserves are projected to be fully 

funded through Year 20. MOHCD staff supports this request.  
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7.4 Income Restrictions for All Sources.  

UNIT SIZE   MAXIMUM INCOME LEVEL 

 

LOTTERY    MOHCD  TCAC 

Studio 
(Woolsey)  

2 
  

50% MOHCD AMI  30% TCAC AMI  

Studio 
(Woolsey)  

8* 
  

60% MOHCD AMI -  40% TCAC AMI  

Sub-Total 10    

NON-LOTTERY      MOHCD  TCAC 

Studio 
(HB)  

6 
  

50% MOHCD AM 30% TCAC AMI  

Sub-Total 6 
 

  

– BR 
(HB -–3, Eddy - 1) 

4 
  

50% MOHCD AMI 30% TCAC AMI  

Sub-Total 4 
 

  

2 BR 
(Eddy)  

5 
 

50% MOHCD AMI  30% TCAC AMI  

Sub-Total 5 
 

  

  3 BR 
(Eddy) 

1 
 

50% MOHCD AMI  30% TCAC AMI  

Sub-Total 1 
 

  

     

TOTAL 26    

PROJECT 
AVERAGE 

 
 

53.08% 33.08% 

AVERAGE FOR 
LOTTERY UNITS ONLY 

 
 

22.31% 14.62% 

 

*NOTE: One of the studio units at Woolsey is currently unrestricted because the 
tenant is over income. However, restricting the unit to no more than 60% AMI at 
turnover will be a condition of this loan. See Section 9.3 for more on loan 
conditions.  

- Woolsey is the only site that uses DAHLIA and the lottery system. Hazel 
Betsey receives referrals from HSH and Positive Match receives referrals 
from SFHA.  

 

7.5  MOHCD Restrictions.  

There are no changes proposed to the following existing restrictions: 
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Unit 
Size 

No. of 
Units 

Maximum Income 
Level 

studio 8 50% of Median Income 

studio 8* 60% of Median Income 

1-BR 4 50% of Median Income 

2-BR 5 50% of Median Income 

3-BR 1 50% of Median Income 

* See Note above. 

 

8. SUPPORT SERVICES 

8.1. Services Plan. 

Resident services are provided by Catholic Charities for Eddy Street and 
Hazel Betsey properties. Woolsey does not have a service plan since its 
residents do not require supportive services. All resident services are paid 
out of a separate budget and not incorporated in the Project’s operating 
budget.  
 
At Eddy Street, Catholic Charities Rita Da Cascia - Positive MATCH 
Program provides housing stabilization services for all tenants living onsite 
and additional clients that live offsite. This program collaborates with other 
HIV service providers to provide clients with mental health, substance 
abuse, and housing support. Participation with the Program’s collaborative 
partners, including Family Service Network and the Women’s Center of 
Excellence, is critical to the success of the Program. The Program, 
together with these collaborations, provides an integrative service model, 
including wrap-around psychosocial services and intensive medical case 
management. On-site psychotherapy and support groups are also 
provided to clients through this collaboration. 
 
For this service program, Catholic Charities provides case managers, 
funded through a separate funding stream, who do intake and 
assessment, case planning, individual and group counseling, and 
resource referral, case coordination and advocacy. The program also has 
one 0.8 FTE Program Coordinator, shared across onsite and offsite 
clients, who focuses on planning educational and enriching activities and 
events. 
 
Catholic Charities also provides services at Hazel Betsey through the 
HOPWA Short-Term Rent, Mortgage, and Utility (STRMU) assistance 
program. This program provides intensive wrap-around case management 
services, including food distribution, support groups, art therapy, financial 
planning, budgeting, and credit readiness workshops. The Program also 
offers health and wellness support including, healthy 
lifestyle/prevention/safety, whole-family health screenings, nutrition, 
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fitness, mental health maintenance, substance disorders and abuse 
classes. Case management escorts participants to medical appointments 
to ensure compliance, provide advocacy/support, coordinate housing 
services, assist in obtaining benefits, provide referrals and/or 
mainstreaming to appropriate services. STRMU provides a part-time FTE 
Program Coordinator, a part-time FTE Program Coordinator, and part-time 
FTE Case Manager for supportive services. 

 
8.2. Services Budget.  

Positive Match 

Separate from the operating budget, supportive services will be funded 
through a Catholic Charities contract. Catholic Charities also serves 
clients that do not live onsite and maintains a separate budget for those 
clients. Services expenses funded through the separate Catholic 
Charities contract are estimated at $8.8K per unit for adults and families, 
totaling an annual of $1,029,550.00 per year.  

 

 Hazel Betsey 

Separate from the operating budget, BHHC has a HOPWA Permanent 
Supportive Housing contract with HUD. BHHC sub-contracts to Catholic 
Charities to provide onsite services to nine tenants. The total grant amount 
is $477,343 for 3 years, $115,114.33 per year. Through the STRMU 
program, there is a 0.13 FTE Program Coordinator. For the supportive 
service, there is a 0.72 FTE Case Manager and a 0.33 FTE Program 
Coordinator. The Program Coordinators and Case Managers are shared 
across multiple properties, which is why only a fraction of the FTE is 
allocated to Hazel Betsey. 

 

 195 Woolsey   

There are no services at this site. 

 

9. STAFF RECOMMENDATIONS 

9.1. Proposed Loan/Grant Terms  

Financial Description of Proposed ENP NOFA Loan 

Loan Amount: $2,570,158 

Loan Term: 55 years 

Loan Maturity Date: 2079 

Loan Repayment Type: Residual Receipts  

Loan Interest Rate: 3% 
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Date Loan Committee approves prior 
expenses can be paid: 

July 31, 2023 (date of ENP NOFA award) 

 

Financial Description of Proposed PASS Loans 

Loan Amount: PASS- MR Loan: $2,259,999 

PASS- BMR Loan: $1,246,896 

PASS- Deferred Loan: $204,105 

Loan Term: 40 Years, after interest-only period 

Loan Maturity Date: 40 Years, after interest-only period 

Loan Repayment Type: PASS MR and BMR Loan: Periodic (monthly) 

PASS Deferred: Balloon  

Loan Interest Rate: PASS MR Loan: 3.87289% 

PASS BMR and Deferred Loan: 0.95763% 

Date Loan Committee approves prior 
expenses can be paid: 

July 31, 2023 (date of ENP NOFA award) 

 

9.2. Recommended Closing Conditions. 

1. Sponsor will achieve 90% occupancy across the three sites before 
loan closing. 

2. Relocation plan and final proposed budget will be provided and 
approved by MOHCD staff before loan closing. 

3. Any existing non-MOHCD loans will be paid off through escrow 
through operating income (non-loan proceeds) before loan closing.  

4. Sponsor must provide operating and development budgets that meet 
MOHCD Underwriting Guidelines and MOHCD Commercial Space 
Underwriting Guidelines before Sponsor executes loan documents.  

5. BHHC will deposit $100K in replacement reserves and $66K in 
operating reserves through escrow at closing. 

 

9.3. Recommended Loan Conditions  

1. Sponsor must provide MOHCD with detailed monthly updates via 
the MOH Monthly Project Update, including on: 

1. Lease up progress; 

2. Procurement progress; and 

3. Rehabilitation progress  

2. If Lead and Asbestos are not abated as part of the rehabilitation 
scope, an O&M Plan addressing the handling of unabated lead 
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and asbestos must be submitted no later than 90 days after 
construction completion. 

3. Sponsor will continue to identify additional capital sources for 
rehabilitation work, including utilizing the Low-Income 
Weatherization Program where applicable and applying for 
Affordable Housing Program funds in 2025. 

4. The one unrestricted unit at 195 Wooley will be required to be 
restricted to no less than 60% AMI at turnover.  

5. Sponsor will implement rent increases at 195 Woolsey to bring 
tenants closer to a 30% rent burden. 

6. To contain costs, the Project Team will coordinate with 360 
Management and MOHCD’s Construction Representative to select 
a highly experienced general contractor, oversee design-build sub 
selection and bids, coordinate specifications across trades, 
maintain a 6-month construction schedule to keep general 
conditions costs down, and quickly turnaround value engineering 
and scope re-prioritization as needed. 

7. BHHC will work with MOHCD project staff to revise budget based 
on general contractor hard bid for the seismic work and 
subcontractor bids for other project components. 

8. The Sponsor will work with CMD and MOHCD to ensure all 
procurement policies are followed and procurement deadlines are 
met. 

 
9. Sponsor will work with Catholic Charities to maximize the length of 

commercial leases at Hazel Betsey and Positive Match.  
 

 

10. LOAN COMMITTEE MODIFICATIONS 
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LOAN COMMITTEE RECOMMENDATION 

Approval indicates approval with modifications, when so determined by the Committee. 

[    ] APPROVE.   [    ]     DISAPPROVE. [    ] TAKE NO ACTION. 

 
________________________________________ Date: ___________________ 
Daniel Adams, Director 
Mayor’s Office of Housing and Community Development 
 
[    ] APPROVE.   [    ]     DISAPPROVE. [    ] TAKE NO ACTION. 
 

________________________________________ Date: ___________________ 
Salvador Menjivar, Director of Housing 
Department of Homelessness and Supportive Housing 

 
[    ] APPROVE.   [    ]     DISAPPROVE. [    ] TAKE NO ACTION. 
 

________________________________________ Date: ___________________ 
Thor Kaslovsky, Executive Director 
Office of Community Investment and Infrastructure 
 
[    ] APPROVE.   [    ]     DISAPPROVE. [    ] TAKE NO ACTION. 
 

________________________________________ Date: ___________________ 
Anna Van Degna, Director 
Controller’s Office of Public Finance 

 
 
Attachments:   A. Project Milestones/Schedule 

B. Borrower Org Chart 
  C. Developer Resumes 
  D. Asset Management Analysis of Sponsor 
  E. N/A 

F. Site Map with amenities  
  G. Elevations and Floor Plans, if available 

  H. Comparison of City Investment in Other Housing Developments 
  I. Predevelopment Budget 
  J. Development Budget 
  K. 1st Year Operating Budget 
  L. 20-year Operating Pro Forma 
 
 

  

Docusign Envelope ID: 4358C316-77F8-4A7D-A0E1-F1F92C277DF4



����������������	 	
���
���
�
���
����
��	����
��������

�����������������  �!�"#$�!����
�����	��%&'��	��()�*(+"�(,�-.��/����(0�*1+�	����(��/%���2���������3)4 56�")�789�:�).(;;< ���

=>?@>AB�CD=�EFF=DGEHA�DG>=�=>IEJ�CKLELMKLNO�HDEL�=>MEABKLNO�ELPKLB>=>AB�CD=NKG>L>AAQ�CD=�RSTU�>PPV�AB=>>BO�WTTX�RYBI�AB=>>BO�ELP�RZT[DDHA>V�AB=>>B\]̂ _̀ ab�c_d�efghi�jc_dk]̂ _̀ alamnopkoqnrstu�vwxwyzyv�{|v}�~fso|�]̀ _�_b��_duaa_�efghi�j�_duaa_k]̀ _�_lamnopkoqnr�3���
����
���,�8�����������
����8������
��8�������0���7�������%
������0
��%���!���	
�������  �!��� �3�����2�
�0�����������%�8�������������
�0��������� �6
��)�
�!��!��
Docusign Envelope ID: 4358C316-77F8-4A7D-A0E1-F1F92C277DF4



���������������	
 
��
���	���������������
���������
���

�����������
��� �!!�"�#$% "������
�		
�	&'(��
��)*�+),#�)-�./��0����)1
+2,�
����)�
0&	��3	�							4*5!67�#*�89:�;�*/)<<= ���
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Attachment A: Project Milestones and Schedule 
 

No. Performance Milestone Estimated or 
Actual Date 

Notes 

A.  Prop I Noticing (if applicable) 
N/A  

1 Acquisition/Predev Financing Commitment 
Dec - June 2024  

2. 
Site Acquisition 

N/A  

3. 
Development Team Selection 

  

  a. 
    Architect 

October 2023  

  b. 
    General Contractor 

Dec - Apr 2024  

  c. 
    Owner’s Representative 

November 2023  

  d. 
    Property Manager 

Completed Already in Place 

  e. 
    Service Provider 

Completed Already in Place 

4. 
Design 

  

  a. 
    Submittal of Schematic Design & Cost Estimate 

January 2024  

  b.     Submittal of Design Development & Cost 
Estimate 

March 2024  

  c. 
   Submittal of 50% CD Set & Cost Estimate 

May 2024  

  d.     Submittal of Pre-Bid Set & Cost Estimate (75%-
80% CDs) 

July 2024  

5. 
Commercial Space 

N/A  

a. 
    Commercial Space Plan Submission 

N/A  

b. 

    LOI/s Executed  

Renews every 3 

year 

 

6. 
Environ Review/Land-Use Entitlements 

  

  a. 
    SB 35 Application Submission  

N/A  

  b. 
    CEQA Environ Review Submission 

N/A  

  c. 
    NEPA Environ Review Submission  

N/A  

  d. 
    CUP/PUD/Variances Submission 

N/A  

7. 
PUC/PG&E  

  

  a. 
    Temp Power Application Submission 

N/A  

  b. 
    Perm Power Application Submission  

N/A  

8. 
Permits 

  

  a.     Building / Site Permit Application Submitted 
October 2024  

  b. 
    Addendum #1 Submitted 
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  c. 
    Addendum #2 Submitted 

       

9. 
Request for Bids Issued 

February 2025  

10. 
Service Plan Submission 

  

  a. 
    Preliminary 

       

  b. 
    Final 

       

11. 
Additional City Financing 

N/A  

  a. 
    Preliminary Gap Financing Application  

N/A  

  b. 
    Gap Financing Application  

N/A  

12. 
Other Financing 

N/A  

  a. 
    HCD Application  

N/A  

  b. 
    Construction Financing RFP  

N/A  

  c. 
    AHP Application 

N/A  

  d. 
    CDLAC Application 

N/A  

  e. 
    TCAC Application 

N/A  

  f. 
    Other Financing Application  

N/A  

 g. 
    LOSP Funding Request 

N/A  

13. 
Closing 

  

  a. 
    Loan Closing 

July 2024  

  b.     Conversion of Construction Loan to Permanent 
Financing  

N/A  

14. 
Construction 

March 2025  

  a. 
    Notice to Proceed 

March 2025  

  b.     Temporary Certificate of Occupancy/Cert of 
Substantial Completion 

TBD  

15. 
Marketing/Rent-up 

N/A  

  a. 
    Marketing Plan Submission 

N/A  

  b. 
    Commence Marketing  

N/A  

  c. 
    95% Occupancy 

N/A  

16. 
Cost Certification/8609 

TBD  

17. 
Close Out MOH/OCII Loan(s) 

TBD  
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Attachment C: Development Staff Resumes 

Gina Dacus, Executive Director 
Gina leads both BHNC and BHHC organizations. She leads all the housing 
development, including strategy, direction and guidance around partnerships, service 
management, community engagement and relationship building with decision making 
bodies. As a BIPOC leader, she is passionate about addressing racial equity.  

Adeline Siew, Controller 
Adeline provides financial oversight to the Asset Management Department. As the CPA 
to BHHC in 2022 and with more than 12 years of accounting experience, Adeline’s 
oversight is instrumental to aligning assets management data with the Finance 
Department. She also leads staff overseeing finance tasks and oversight that pertains to 
Asset Management functions. 

Patrick Murphy, Accounting Supervisor  
Patrick brings 8 years of accounting and audit experience in CPA firms to the team and 
works in tandem with the controller to ensure accuracy and continued compliance within 
the Finance Department. He provides direct oversight and review of reporting for the 
Asset Management activities and Programs for the Neighborhood Center. He is a key 
member in checking and improving processes and controls as the organization 
continues to grow capacity. 

Miriam Noboa, Housing Project Manager  
Miriam supervises current projects and oversees major repairs for properties in BHHC’s 
portfolio. She brings to the team expertise in several areas: construction, finances, real 
estate and social work. She contributed to the Alemany RAD project and was the project 
manager for the recent resyndication of Bernal Gateway and Market Heights properties. 
She interfaces with small sites properties and oversees the repair budgets for the 
portfolio.  

Ayanna Weathersby, Asset/Relocation Manager  
Ayanna oversees the daily operations of BHHC properties, including monitoring the 
activities of service providers and property management companies. She also oversees 
the pre- and post- relocation of tenants during construction rehabilitation and site and 
funding reporting requirements.  

Connie Xie, Housing Development Project Manager 
Connie was involved with BHHC initiatives through the Bernal Gateway Apartments 
resyndication. She works closely with the asset management consultant to develop 
strategies for implementation of our housing vision. She provides daily operational 
support for new development and acquisition projects.  
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Attachment D: Asset Management Evaluation of Project Sponsor  

Bernal Neighborhood Center (BHNC)’s Asset Management Department will provide 

asset management staff to monitor and support the Bernal Bundle properties. BHHC’s 

asset management staff/consultants and accounting staff will continue to perform 

compliance and accounting duties for the Bernal Bundle project during operations.  

BHHC’s portfolio represents a breadth of complex funding arrangements that is 

significant for its modest size. Properties in the portfolio reflect a variety of HUD and low-

income housing tax credit programs including - HOPWA, LOSP, Section 8, PRAC, etc.  

BHNC’s Asset Management department currently oversees 197 units of 584 residential 

units that BHHC owns. In BHHC’s portfolio, they have: two buildings with tax credit units, 

two HOPWA sites, two with PRAC, a senior building, a building for adults with 

disabilities, and small sites. The properties range in size from two to 135 units and are 

located throughout Bernal Heights, the Excelsior, Sunnyside, the Mission, the Portola, 

SOMA, Western Addition, and Outer Richmond. The residents who live in these 

properties are low-income seniors or families, adults with physical and/or developmental 

disabilities, individuals living with HIV/AIDS, and formerly homeless families and 

individuals. Overwhelmingly, they are also people of color, limited English-speakers, and 

immigrants. 

Staff, Role Vacant/Filled FTE/PTE 

Gina Dacus, Executive Director Filled FTE, 27% allocation to AM 

Ayanna Weathersby, Asset Manager Filled FTE, 90% allocation to AM 

Kayne Doumani, AM Consultant Filled PTE, on project basis 

Juana Mejia, AM consultant Filled PTE, on project basis for 2 properties 

Adeline Siew, Accounting Manager Filled FTE, 33% allocation to AM 

John Beem, Finance Consultant Filled FTE, 50% allocation to AM 

Miriam Noboa, Project Manager Filled FTE, 100% allocation to AM 

Connie Xie, Housing Coordinator Filled FTE, 20% allocation to AM 

Description of Scope and Range of Duties of Developer’s Asset Management Team 

Asset Management Consultants for BHNC/BHHC assist with complex projects, 

overseeing portfolio sustainability, and a reconceptualization of the staffing pattern. 

Finance and Asset Management functions were combined during the pandemic due to 

hiring challenges, as asset management personnel are difficult to obtain. Key 

development staff - our Controller, Housing Project Manager, and Housing Development 
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Coordinator, and an Asset/Relocation Manager are in training to grow their staff 

capacity. All the asset management staffing mentioned above provide a range of duties, 

including reviewing financials, reporting and communicating to all financial partners, 

aiding in the approval of all budgets for the properties and operating reserves, and 

submitting grants and loan applications to secure or continue operating funding for the 

property. 

BHNC/BHHC adheres to financial policies and procedures covering all areas of finance - 

treasury, investment, property/plant/equipment, receivables, revenue management, 

expenditure management, related party transactions, and record retention. 

Asset Management oversees all aspects of operation and in daily communication with 
Property Management. There is constant coordination between Asset Management and 
the other departments listed above. Asset and Property Management work together to 
coordinate and resolve emergencies at properties and help resolve tenant related 
issues. Further, they collaborate with the accounting team on financial oversight of the 
properties and assist with annual audits & budgets. Asset Management works closely 
with the Compliance department on compliance issues that directly affect ownership and 
the partnership.  

BHNC/BHHC anticipates that the portfolio will grow from 197 units under asset 
management to approximately 401 units in the next 5 years. 
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Attachment E: Threshold Eligibility Requirements and Ranking Criteria 

A. THRESHOLD ELIGIBILITY REQUIREMENTS
1. The affordable housing property seeking funds must have the following
characteristics.
a) It must be located in the City and County of San Francisco.
b) It must be owned and operated by a 501(c)(3) nonprofit public benefit corporation
or a limited partnership or limited liability company whose managing general partner
is a 501(c)(3) nonprofit public benefit corporation that is in compliance with the
California Attorney General’s Charitable Trust Registry.
c) It must have been previously funded by MOHCD, the Office of Community
Investment and Infrastructure (OCII), or the San Francisco Redevelopment Agency
(RDA), and not in default under MOHCD’s agreements, including but not limited to
loan agreements and/or regulatory agreements.
d) It must not have undergone a major recapitalization (greater than $75,000 per
unit) in the previous 15 years.

2. The work to be performed must:
a) Address conditions that threaten the health and/or safety of a building’s
occupants, such as mold, water intrusion, lead and pest remediation, damaged or
inadequate fire/life-safety systems or ADA-compliance.
b) Replace building components or systems that contribute to a building’s inefficient
use of energy or whose condition requires unreasonable and excessive maintenance
and repair expenditures.

3. The need for urgent, immediate or short-term improvements must be documented.
a) It must be identified in a CNA as an immediate or short-term need for capital
investment. Short-term improvements are defined as improvements that must be
completed within 12 to 24 months.
b) In addition to a CNA, respondents may provide evidence of need in the form of
notices of violation, failed inspection reports, and/or third party technical reports on
major systems, such as roofing, elevators or HVAC.

B. ALIGNMENT WITH CITY RACIAL EQUITY GOALS
The City is required to affirmatively further fair housing as established by the State of
California and the US Department of Housing and Urban Development.
Pursuant to San Francisco Administrative Code Chapter 47, MOHCD has adopted
explicit policies in its Certificate of Preference (COP), and Displaced Tenant
programs, which provide historically displaced and vulnerable populations who
reside within the community preference in obtaining access to quality affordable
housing. In an effort to redress past and present inequities, the selection process for
this NOFA will favor applicants who have direct experience working with COP
holders, or populations who share characteristics with the COP population.
Proposals should address the following racial and social equity goals:
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• Maximize the number of priority placements (COP holders, etc.)
• Maximize (meet or exceed) the City’s requirements for promotion of SBE/LBE
organizations with contracts and local hiring with construction labor
• Create opportunities for growth of Emerging Developers (smaller organizations) in
development role or member of development team.
• Provide initial draft marketing plans within 6 months of anticipated completion of
scope of work/re-rental of vacant units, if applicable, outlining the affirmative steps
applicants will take to market each housing property to the City’s preference program
participants including Certificate of Preference (COP) Holders and Displaced
Tenants, as well as how the marketing is consistent with the Mayor’s Racial Equity
statement and promotion of positive outcomes for African American San
Franciscans. (Note: not applicable for units that take referrals from Coordinated
Entry or the San Francisco Housing Authority.)
• Submit responses to requests for demographic data regarding the Boards of
Directors of the applicant organization and of the staff of the Respondents that are
selected. This data will not be evaluated or scored.

Note: upon entry into loan agreement with MOHCD, applicants must agree to use 
DAHLIA and current marketing requirements. Please see Section E below.  

C. ALIGNMENT WITH MOHCD DEPARTMENT GOALS
1. Applicants should align their proposals with MOHCD’s Theories of Change in the
2020-2024 Consolidated Plan at this link. MOHCD is addressing the City’s priority
needs through five interconnected, multidisciplinary objectives that cross program
areas and leverage strategies both internally and across multiple city departments.
These five objectives are:

• Objective 1: Families and individuals are stably housed
• Objective 2: Families and individuals are resilient and economically self-sufficient
• Objective 3: Communities have healthy physical, social, and business infrastructure
• Objective 4: Communities at risk of displacement are stabilized
• Objective 5: The City works to eliminate the causes of racial disparities

MOHCD has also identified five target populations based on the findings from the 
Consolidated Plan community engagement process. These are:  
• Households experiencing a legacy of exclusion
• Households destabilized by system trauma
• Households with barriers to access to opportunities
• Extremely and very low-income households
• Households at risk of displacement.

D. ELIGIBLE USES OF FUNDS
Funds awarded through this NOFA may be used to pay the following residential
construction costs.
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• Construction contract payments for capital repair/rehabilitation work. Note that CNA
estimates of construction costs are not sufficient documentation of funding need.
Bids from relevant contractors or estimates from third party technical experts are
recommended at time of NOFA response and required prior to Loan Committee
approval. Estimates must assume use of applicable prevailing wage standards.
• Architectural and engineering expenses.
• Temporary tenant relocation expenses if necessary.
• Construction period insurance, permit fees and other costs associated with the
rehabilitation work.
• Other necessary soft costs associated with the rehabilitation work.
• Legal and transactional costs associated with closing MOHCD funding.
• Applicant’s project management and construction management expenses limited to
no more than 15% of construction or repair hard costs.
• Capitalized replacement reserves if necessary to ensure the adequacy of such
reserves to meet anticipated capital improvement needs.
• Completion of an updated CNA that anticipates future capital improvement needs
for at least 15 years, and associated reserve analysis.
• Commercial construction costs only eligible to the extent that repairs are required
to maintain habitability of the entire building. Commercial tenant improvements are
not eligible for funding under this NOFA.

E. SUMMARY OF FUNDING TERMS
Funds are anticipated to be provided as loans. Loans will be interest bearing where
financially feasible and may be deferred or require repayment depending on the
circumstances.
Current MOHCD standard loan terms include the following terms that will be
incorporated into funding agreements that result from this NOFA.

• Income Limits

MOHCD seeks to work with applicants to insure and deepen long-term affordability 
at each housing property. Upon completion of the rehabilitation work pursuant to this 
NOFA, all units shall be reoccupied at turnover by or held vacant for households 
earning no more than 60% Area Median Income (AMI) for San Francisco, adjusted 
for family size but not high cost area (often referred to as “unadjusted”), as published 
by MOHCD, and maximum rents may not exceed 30% of 60% AMI for San 
Francisco, as established by MOHCD and available on the MOHCD website. 
MOHCD will consider an exception to this requirement for units that are currently 
restricted at 80% AMI. Units occupied by households whose incomes exceed 80% of 
AMI at the time funds are awarded under this NOFA may continue to be occupied by 
those households. However, upon vacancy of these units, they must be occupied by 
households earning no more than 60% AMI as published by MOHCD.  
• Affordability Term

Furthermore, upon completion of any rehabilitation pursuant to this NOFA, 
affordability  
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restrictions associated with prior City financing notwithstanding, the minimum term of 
affordability required for all units in the building will be for the life of the project, but 
no less than 75 years from the date of recordation of the new deed of trust.  
Updated affordability requirements will be codified in a revised City Declaration of 
Restrictions that will be recorded on title.  

• Capital Needs Assessment

Sites must prepare an updated Capital Needs Assessment (CNA) every five (5) 
years for MOHCD approval, in accordance with the CNA policy as it is amended 
from time to time. 

• Replacement Reserve Account

Sites must make annual deposits into a Replacement Reserve Account, in 
accordance with the 20-year replacement reserve analysis contained within the most 
recently approved CNA. 

• Marketing

Before advertising the availability of units for lease in a housing property or the 
opening of the waiting list, NOFA fund recipients will complete a marketing plan for 
MOHCD approval. Once the marketing plan is approved, MOHCD will post 
information about the available units or opening of the wait list on DAHLIA—the 
City's online application portal for affordable housing. Housing preferences may 
apply.  

• Annual Monitoring

Sites will be monitored from time to time to assure compliance with loan terms. 
NOFA fund recipients will file an Annual Monitoring Report that includes but is not 
limited to: tenant occupancy information, audited financial statements, tenant 
demographics, eviction information.  

• Other MOHCD Policies

Sites that may not be subject, under existing loan agreements, to current MOHCD 
policies, such as the Operating Fees Policy, Residual Receipts Policy, and Hold 
Harmless Policy, will be subject to current policies.  

F. AWARD LIMITATIONS
Requests for funding are limited to $4 million per application, with a minimum
request of $1 million (see exception below) and not to exceed $100,000 per unit.
Applicants are limited to two applications each, with an exception for a third
application for minimum of $250,000 and maximum of $500,000 for small properties
(less than 25 units).

To the extent practical, MOHCD encourages applicants to bundle several 
rehabilitation projects together under one application to minimize administrative 
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burdens. Bundled applications must be owned by the same nonprofit or general 
partner entity and are expected to share one operating reserve and one replacement 
reserve upon entry into the new loan agreement. 
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IV. SELECTION PROCESS, MINIMUM CAPACITY AND EXPERIENCE 
REQUIREMENTS, MINIMUM APPLICATION REQUIREMENTS, SELECTION 
CRITERIA AND SCORING, AND SUBMITTAL REQUIREMENTS OVERVIEW
A. SELECTION PROCESS

MOHCD staff will review all submittals for completeness and satisfaction of minimum 
experience and capacity requirements (see Section D, Submittal Requirements 
Section below). If a submittal does not meet minimum experience and capacity 
requirements, the respondent may submit an appeal to MOHCD staff on technical 
grounds only.  

A Selection Panel appointed by the Director of MOHCD will include persons with 
expertise in such areas as development, affordable housing finance, affordable 
housing construction management, community development, commercial space 
development, property and asset management, housing access/marketing, and/or 
housing and services for homeless households.  

The Selection Panel will determine the final ranking of all responses and present this 
ranking to the Director. The Selection Panel’s scoring of each proposal will be done 
by consensus and will be final.  

The Director will then select Proposals(s) for this funding pool and advise the Mayor 
of these selections. MOHCD and the selected applicants will enter into loan 
agreements with milestones established in accordance with the terms of this NOFA. 
If MOHCD staff cannot enter into a loan agreement with a selected applicant that is 
in the best interest of the City, the MOHCD Director may terminate negotiations in 
his sole discretion. If the MOHCD Director terminates negotiations with a selected 
applicant, the MOHCD Director reserves the right, in his sole discretion, to (1) 
negotiate with the next highest ranked Respondent, or (2) reject any and all other 
proposals, in whole or in part, prior to award, and (3) may re-advertise the NOFA for 
the full or partial funding amount under such terms the MOHCD Director deems to 
be in the City’s best interest. MOHCD reserves the right to appoint additional parties 
to the selected applicant should it be determined that the team lacks representation 
necessary to achieve the NOFA’s goals.  

B. MINIMUM PROPOSAL REQUIREMENTS.
1. Proposals must demonstrate financial feasibility and include a Financing Plan,
including a detailed Sources and Uses Budget, that utilizes the most current version
of the Mayor’s Office of Housing and Community Development’s Underwriting
Guidelines, available on the MOHCD website (see https://sfmohcd.org/housing-
development-forms-documents).

2. Proposals must demonstrate—through provision of specific examples of inputs
used for estimating, including prevailing wages—that the project’s total budget, as
well as its specific line items, is comparable to recent and similar projects, to industry
standards, and is compliant with funding source regulations, MOHCD policy, and
most recent underwriting guidelines. Cost per unit, per square foot (land area and
building space), per
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bed or bedroom will be examined relative to total cost, City subsidy, and construction 
cost.  

3. Proposals must provide a construction cost estimate that reflects current
construction costs, including prevailing wages, and show escalation assumptions as
a separate line item.

4. Proposals must include an operating budget that includes all expenses necessary
to properly operate and maintain the building.

5. Proposals that include any tenant displacement/relocation (including any
relocation of commercial uses) must include a full relocation plan and budget.

6. Proposals must include a community engagement plan that demonstrates the
capacity to generate necessary resident and neighborhood support for the proposed
scope of work. Include any evidence of support expressed to date for the project, as
well as plans for community engagement with residents and neighbors going
forward.

7. As applicable, Proposals must include a description of how any commercial
vacancies will be addressed.

8. Proposals must include demographic data regarding the Boards of Directors of
member organizations of the applicants' teams and staff.

C. SELECTION CRITERIA AND SCORING

All applications that meet the above Threshold Eligibility Requirements (see Section
III.A) and Minimum Proposal Requirements will be scored and ranked according to the

following selection criteria.

Category Points 

A. ALIGNMENT WITH CITY GOALS  10 

i. ► Demonstrates experience working with or placing COP 

holders or populations who share characteristics with 

COP populations.  

► Demonstrates how Applicant has previously promoted 

and plans to promote under the proposed scope of work, 

SBE/LBE organizations with contracts and local hiring. 

►

5 
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ii. ► Describes how development aligns with MOHCD’s 2020-

2024 Consolidated Plan by addressing one (1) or more 

of the identified objectives.  

► Describes how the site serves one (1) or more of the 

identified five (5) target populations. 

5 

B. URGENCY 25 

i. ► Demonstrates need for urgent repairs through CNA, 

Notice of Violation (NOVs), Field Inspection report, 

and/or Third Party technical report. (Max points for scope 

that includes NOVs). Documentation of work orders for 

repairs and/or requests for ADA accommodations are 

encouraged. 

15 

ii. ► Extent to which applicant has capacity to enter into a 

loan agreement with MOHCD by end of 2023. 

► Extent to which applicant can complete full scope of work 

within 3 years (by Spring 2026). 

10 

C. NEED 35 

i. ► Extent to which average occupant income is less than 

40% AMI. (Sliding scale of points, more points for lowest 

AMI)  

10 

ii. ► Extent to which Replacement Reserves (available as of 

12/31/2022) are less than $5k/unit and insufficient to 

meet immediate and short-term capital improvement 

needs as recommended in a CNA.  (Sliding scale, most 

points for least reserves) 

5 

iii. ► Number of years since major recapitalization. (Sliding 

scale, most points for most time elapsed.) 

5 

iv. Property applied for funding under the 2016 ENP NOFA 

and was not funded, nor has secured other funding or 

addressed the need identified in the 2016 NOFA 

response. 

5 

v. ► Demonstrates need to meet City code/requirements for 

seismic safety, fire safety, and ADA compliance, for 

5 
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example. 

vi. ► Property is not competitive for any of these funding 

sources: 

o LIHTC 9% (competitive pools) 

o LIHTC 4%/Tax Exempt Bonds 

o MOHCD Cash Out Waiver 

For tax credits, provide self-score and/or narrative 
regarding analysis of competitiveness. 

5 

D.  COST AND BUDGET 25 

 ► Appropriateness of Scope relative to documented needs 

(most points for connection made between proposed 

scope and materials submitted to receive Urgency points 

under B. above, which includes a CNA) 

5 

 ► Scope meets funding minimum of $1M and maximum of 

$4M, or $100k/unit, whichever is lower. Projects with 25 

or fewer units meet funding minimum of $250K and 

maximum of $500k.  

5 

 ► Number of years of project financial 

feasibility/independence gained from the proposed 

improvement, including capitalization of replacement 

reserve (.5 points for each year beyond 5 years, up to 5 

points max) Demonstrates that property will not need 

additional MOHCD capital for at least five (5) years. 

5 

 ► Extent to which proposal accounts for necessary 

communication with residents and neighbors related to 

the scope of work, and any temporary relocation 

required, including appropriate budget and 

communications plan. 

►

5 
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 ► Extent to which proposal includes admin costs that will 

cover staff/consultant(s) fees to insure project 

completion.  

5 

E.  OPERATIONS 20 

 ► Extent to which applicant has history of compliance with 

terms of previous financing agreements (subtract .5 point 

for every site that is out of compliance for income, rent or 

rent increase compliance issues, or for which an AMR 

has not been submitted on time in the past 12 months.) 

10 

 ► Extent to which rents are currently maximized for tenants 

who are not rent-burdened (most points for maximized 

rents.) 

5 

 ► Extent to which proposed scope demonstrates cultural 

competency and includes project partners that will deploy 

city resources that are responsive to populations 

disproportionately impacted by systemic racism. 

5 

F. BONUS POINTS 5 

► Emerging Developers are included in the applicant team. 1 

► Integrated Pest Management – site study was completed 

prior to application submission and recommendations 

from the IPM report must be adopted into the final scope 

of work.  

2 
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► Electrification – Scope of work achieves full electrification and 

incorporates climate resilience measures, documents 

vulnerability to climate change, such as overheating in the 

building, exposure to unfiltered outdoor air, and vulnerable 

resident populations, resident benefits, in the form of projected 

reduction in energy bills or quality of life improvements, such 

as air conditioning or outdoor air filtration, and demonstrated 

leverage with rebate programs.  

2 

TOTAL POSSIBLE POINTS 120 

Proposals must score at least 70 points in order to proceed through the selection 

process. 
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Attachment F: Site Map with amenities 
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Attachment G: Elevations and Floor Plans 

N/A
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Attachment H: Comparison of City Investment in Other Housing 
Developments  

Docusign Envelope ID: 4358C316-77F8-4A7D-A0E1-F1F92C277DF4



Updated 2/21/2024 25 Units and Larger or Scattered Sites

Const/unit Const/BR Const/ sq.ft6 Soft/unit  Soft/BR Soft/ sq.ft6  TDC/unit  TDC/BR TDC/ sq.ft6  Subsidy / unit Leveraging 7 Acq/unit Acq/BR Acq/lot sq.ft

(12,546)$         (54,030)$          (147)$                    (50,553)$         (61,688)$         (134)$               (143,489)$             (196,108)$           (443)$                     163,512$               214.0% -$                     -$                         #REF!

-6% -26% -35% -49% -60% -65% -37% -50% -56% 193% 273% #DIV/0! #DIV/0! #REF!

Bernal Bundle 195,568$        154,084$         273$                     52,494$           41,359$           73$                  248,062$              195,442$            346$                      248,062$               0.0%
Comparable Projects Average: 208,113$      208,113$       419$                   103,047$      103,047$      208$              391,551$           391,551$          789$                    84,549$               78.4% -$                   -$                        #REF!

Costs lower  than 
comparable average 

(within 10%)

Costs higher  than 
comparable average 

(within 10%)

Building Square Footage Total Project Costs
Anticipated 

Start/Contract 
Date 

#  of Units # of BR1 Total Commercial Acq. Cost3 Constr. Cost4 Soft Cost  Local Subsidy  Total Dev. Cost 
w/acq, wo land/acq 

ALL PROJECTS Average: 99 159 60,902 744 -$               22,260,754$      9,867,290$       5,249,728$          40,535,176$        
Comparable Projects 

Completed (filtered) Average: 98 98 40,960 0 0 24,002,537$      10,708,782$    11,909,896$        45,236,319$        

Comparable Projects 
Under Construction 

(filtered)
Average: 32 32 20,178 0 0 15,166,293$      9,429,056$       1,800,000$          30,215,348$        

Comparable Projects In 
Predevelopment (filtered) Average: 71 71 38,568 1,751 2,627,261$        557,502$          3,270,452$          3,184,763$          

Total Comparable Projects Average: 67 67 33,235 584 0 13,932,030 6,898,447 5,660,116 26,212,143  Stories  Building Type  Notes on Financing  Level of Rehab 

Bernal Bundle Nov-24 26 33 18,650            3,200              5,084,758$           1,364,842$         6,449,600$             6,449,600$             4 Type III Local Small

Delta of Subject and Comp 
Project Averages -41 -34 -14,585 2,616 $0 ($8,847,272) ($5,533,605) $789,484 ($19,762,543)

Delta Percentage -61% -51% -44% 448% #DIV/0! -64% -80% 14% -75%

Comments

Project Name Address Construction 
Contract Date Compl. Date Population Type #  of Units # of BR 1 Total Commercial Acq. Cost 3 Constr. Cost 4 Soft Cost 5 Local Subsidy 6 Total Dev. Cost w/acq 

(no land) Stories Type Notes on Financing Level of rehab Pre-dev or gap costs/date; age of building; parking; 
unusual circumstances; etc 

Gran Oriente 106 South Park Dec-21 Senior 107 107 32,049 0 0 24,997,992$           12,946,956$           10,300,000$      58,994,948$         3 over basement  Major w seismic 
Park View 102 South Park Jan-22 Senior 0 4, partial basement  Modest w seismic 
Hotel Madrid 22 South Park Dec-21 Senior 0 3 over basement  Modest w seismic 

Throughline (3 sites) 
777 Bdwy, 1204 Mason, 

1525 Grant Jun-22 Dec-23 Mixed 88 88 49,870 0 0 23,007,081$           8,470,608$             13,519,791$      31,477,689$         3-4 Type III Modest Bayside: 3+ 1- pkg; Consorcia: 4+ prtl. bsmt; Tower: 
3+ prtl. bsmt (9/28/21)

Comments

Project Name Address Construction 
Contract Date Compl. Date Population Type #  of Units # of BR 1 Total Commercial Acq. Cost 3 Constr. Cost 4 Soft Cost 5 Local Subsidy 6 Total Dev. Cost w/acq 

(no land) Stories Type Notes on Financing Level of rehab Pre-dev or gap costs/date; age of building; parking; 
unusual circumstances; etc 

Yosemite 480 Eddy Street Dec-23 Jun-26 Mixed 32 32 20,178 0 0 15,166,293$           9,429,056$             1,800,000$        30,215,348$         6  Masonry/   Steel  Major w seismic 

SFCLT Scattered Sites

308 Turk; 568 Natoma; 
2840 Folsom; 4042 
Fulton

Dec-23 Jul-24 Mixed Small

PROJECT COSTS Comments

Project Name Address
Start/Constr 

Contract Date 
(anticipated)

Column1 Population Type #  of Units # of BR 1 Total Commercial Acq. Cost 3 Constr. Cost 4 Soft Cost 5 Local Subsidy 6 Total Dev. Cost w/acq 
(no land) Stories Type Notes on Financing Level of rehab Pre-dev or gap costs/date; age of building; parking; 

unusual circumstances; etc 

The Dudley Apartments 
(Mercy) 172 6th Street Jul-24 Mixed 75 75 44,995             3,069                   2,501,275$             441,000$               2,942,275$        2,942,275$           6 ENP NOFA Small

The Rose (Mercy) 125 6th Street Jul-24 SRO 76 76 39,536             2,184                   3,091,228$             908,772$               4,000,000$        4,000,000$           4 ENP NOFA Small

Larkin Pine Senior Housng 
(CCDC) 1303 Larkin Street Jul-24 SRO 63 63 31,174             -                       2,289,280$             322,734$               2,869,081$        2,612,014$           4 Type III ENP NOFA Small MOHCD&HCD financing; Sept 2023  est for LC; Façade, 

interiors, HVAC

Project Name Contract Date Completion 
Date

Const/Unit Const/BR Const/SF TDC/Unit TDC/BR TDC/sq.ft 7 Subsidy / unit Leveraging 7

Hunters Point East and West Jun-18  $        319,340  $             127,856  $               263 385,043$          $        154,162 317$                    3,971$                99%
Westbrook Apartments Jul-19  $        492,711  $             167,492  $               471 463,708$          $        157,632 443$                    74,913$              84%
Ping Yuen Mar-19  $        330,150  $             143,331  $               324 728,283$          $        316,175 716$                    24,733$              97%
Alemany Apartments Nov-19 479,277$         211,446$              522$               927,691$          $        409,275 1,011$                  25,525$              97%
Gran Oriente Dec-21 83%
Park View Jan-22
Hotel Madrid Dec-21
Bernal Dwellings Oct-21 292,693$         119,772$              275$               688,064$          $        281,561 647$                    -$                    100%
Hayes Valley South Dec-21 449,543$         209,533$              373$               946,810$          $        441,310 785$                    65,526$              93%
Hayes Valley North Jul-22 567,475$         225,914$              475$               1,161,586$       $        462,433 972$                    105,408$            91%
Maria Alicia Apts Aug-22 192,192$         67,436$                215$               192,192$          $          67,436 215$                    -$                    100%
Hotel Diva Sep-21 120,012$         120,012$              232$               120,012$          $        120,012 232$                    -$                    100%
SFHA Scattered Sites Feb-22  $        679,488 300,543$               $               647 1,182,859$       $        523,188 1,127$                  454,751$            62%
Throughline (3 sites) Jun-22 Sep-23  $        261,444  $             261,444  $               461 357,701$         357,701$         631$                    153,634$            57%
Ambassador / Ritz Jan-22 May-23  $        239,920  $             239,920  $               437 535,927$         535,927$         976$                    7,659$                99%
Mariposa Gardens Nov-22  $        144,737  $               60,790  $               162 144,737$         60,790$           162$                    -$                    100%
San Cristina Oct-22  $        299,137  $             299,137  $               503 924,351$         924,351$         1,554$                  44,250$              95%
Completed Projects: Average: 340,116$         185,883$              409$               620,688$        357,554$         775$                    70,442$              90%

Project Name Contract Date
Completion 

Date 
(anticipated)

Const/unit Const/BR Const / SF TDC / unit TDC/BR TDC/ sq.ft 7 Subsidy  / unit Leveraging 7

Yosemite Dec-23 Feb-24  $        473,947  $             473,947  $               752 944,230$         944,230$         1,497$                  56,250$              94%
SFCLT Scattered Sites Dec-23 Jul-24
Under Construction: Average: 473,947$         473,947$              752$               944,230$        944,230$         1,497$                 56,250$              94%

Project Name Start Date (anticipated)
Completion 

Date 
(anticipated)

Const/unit Constr/BR Const / SF TDC / unit TDC/BR TDC/sq.ft 7 Subsidy     /unit Leveraging 7

Dunleavy Pl. 36 Hoff Street Sep-23 34,069$           20,610$                58$                 34,069$            $          20,610 58$                       $                     -   100%
The Knox Nov-23 94,476$           94,476$                243$               234,515$          $        234,515 603$                     $             63,563 73%
125 Mason Sep-25 189,005$         90,055$                118$               364,787$          $        173,810 228$                     $             71,605 80%
The Dudley Apartments 
(Mercy) Jul-24 33,350$           33,350$                56$                 39,230$            $          39,230 65$                       $             39,230 0%
The Rose (Mercy) Jul-24 40,674$           40,674$                78$                 52,632$            $          52,632 101$                     $             52,632 0%
Larkin Pine Senior Housng 
(CCDC) Jul-24 36,338$           36,338$                73$                 41,461$            $          41,461 84$                       $             45,541 -10%
William Penn (CCDC) Jan-00 38,812$           38,812$                84$                 43,502$            $          43,502 95$                       $             43,502 0%
El Dorado (Conard) Jan-00 350,500$         350,500$              927$               564,556$          $        564,556 1,492$                   $             64,516 89%
Sierra Madre Nov-24
835 Turk (HSH) Mar-25 Dec-26 206,612$         206,612$              247,934$          $        247,934  $           247,934 0%
In Predevelopment Average: 113,760$           101,270$                 205$                 180,298$          157,583$           341$                       69,836$                37%

All Projects: AVERAGE 309,274$    253,700$         455$           581,739$    486,456$    871$                65,509$         

Projects in pipeline but no budget yet

Derek Silva (20 Franklin) 

  0 items highlighted in yellow represent gaps in information
  1 includes studios as 1BRs
  2 Residential sq. ft.  includes circulation, recreation, parking, office space and common areas; excludes day care centers, and commercial (non-res.)
   3 Acquisition  includes cost of buying land/building - legal, holding, taxes, etc; does not include the purchase value; excludes demotion of existing building
   4 Construction  includes unit construction, site preparation/demolition (if applicable), site improvements, environmental remediation and hard cost contingency for Predev & During Construction. Completed projects include used Contingency and are escalated per ENR CCI data
   5 Soft Cost = TDC less Acquisition and Hard Costs
   6 All non-amortized local funds
   7 Total  square footage

Subsidy

Subsidy

Building Type Rehab program/type

PROJECTS IN PREDEVELOPMENT Construction Costs Total Dev Costs by Unit / BR / SF (with acq, 
without land)

551,355$         1,841$                  

PROJECTS UNDER CONSTRUCTION

Total Dev Costs by Unit / BR / SF (with acq, 
without land)

 $        233,626  $             233,626  $               780 551,355$         

PROJECTS COMPLETED

Total Dev Costs by Unit / BR / SF (with acq, 
without land)

MOHCD REHABILITATION COST COMPARISON  - SAN FRANCISCO

Construction by Unit/Bed/SF Soft Costs By Unit/Bed/SF

Delta of Subject and Comparable Projects

Delta Percentage 

Total Development Cost (without Land) Local Subsidy Acquisition coists by Unit/Bed/SF

PROJECT COSTS

Building TypePROJECT COSTS

Building Type

PROJECTS COMPLETED

PROJECTS IN PREDEVELOPMENT

Subsidy

Comments

3 buildings; modest soft story; electric and plumbing upgrades; roofs; window replacements

Construction Costs

Construction Costs

Rehab program/type

Rehab program/type

96,262$              

Building Square Footage

             PROJECTS UNDER CONSTRUCTION 

Building Square Footage

Building Square Footage

2/21/2024
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Attachment I: Predevelopment Budget 

N/A 
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Attachment J: Development Budget 
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MOHCD Proforma - Permanent Financing Sources Uses of Funds

Application Date: 7/1/23 # Units: 26 Small Sites Project

Project Name: Hazel Eddy Woolsey Bundle # Bedrooms: 33
Project Address: multiple (See more on property info page) multiple multiple# Beds: 
Project Sponsor: Bernal Heights Neighborhood Corporation

Total Sources Comments
SOURCES 2,570,158       2,259,999       1,246,896       204,105          1,070,119       921,725          228,869          1,464,890       428,453          166,642          -                  10,561,856     

Name of Sources: MOHCD/OCII  PASS- MR  PASS- BMR 
 PASS- 
deferred 

 CCSF-
HOPWA 
(Eddy) 

 CCSF - 
HOME (Eddy) 

 CCSF - 
HOTEL TAX 
(Eddy) 

 CCSF - 
HOPWA 
(Hazel Betsy) 

 CCSF - 
HOME 
(Woolsey)  Bernal Equity 

USES Perm loans total: 2,570,158       
Perm loan amount is more than bridge loan(s) by:

ACQUISITION 2570158
Acquisition cost or value 1,070,119 921,725 228,869 1,363,770 428,453 4,012,936
Legal / Closing costs / Broker's Fee 0
Holding Costs 0
Transfer Tax 0

TOTAL ACQUISITION 0 0 0 0 1,070,119 921,725 228,869 1,363,770 428,453 0 0 0 0 4,012,936

CONSTRUCTION (HARD COSTS)

* Unit Construction/Rehab 1,216,468 264,666 1,246,896 204,105 101,120 3,033,255 Include FF&E
* Commercial Shell Construction 0
* Demolition 0

Environmental Remediation 0
* Onsight Improvements/Landscaping 0
* Offsite Improvements 0
* Infrastructure Improvements 0 HOPE SF/OCII costs for streets etc.

Parking 0
GC Bond Premium/GC Insurance/GC Taxes 51,516 76,965 128,481 3.2%
GC Overhead & Profit 183,478 274,115 457,593 11.2%
CG General Conditions 180,235 269,269 449,504 11.0%

Sub-total Construction Costs 1,631,697 885,015 1,246,896 204,105 0 0 0 101,120 0 0 0 0 0 4,068,833
Design Contingency (remove at DD) 0 5% up to $30MM HC, 4% $30-$45MM, 3% $45MM+ 0.0%
Bid Contingency (remove at bid) 22,428 33,507 55,935 5% up to $30MM HC, 4% $30-$45MM, 3% $45MM+ 1.4%
Plan Check Contingency (remove/reduce during Plan Review) 0 4% up to $30MM HC, 3% $30-$45MM, 2% $45MM+ 0.0%
Hard Cost Construction Contingency 384,648 574,662 959,310 5% new construction / 15% rehab 23.6%

Sub-total Construction Contingencies 407,076 608,169 0 0 0 0 1,015,245
TOTAL CONSTRUCTION COSTS 2,038,773 1,493,184 1,246,896 204,105 0 0 0 101,120 0 0 0 0 5,084,078

SOFT COSTS
Architecture & Design

Architect design fees 8,019 11,981 20,000
See MOHCD A&E Fee Guidelines: 
http://sfmohcd.org/documents-reports-and-forms

Design Subconsultants to the Architect (incl. Fees) 0
Architect Construction Admin 0
Reimbursables 0
Additional Services 0

Sub-total Architect Contract 8,019 11,981 0 0 0 0 20,000
Other Third Party design consultants (not included under 
Architect contract) 0

Consultants not covered under architect contract; 
name consultant type and contract amount

Total Architecture & Design 8,019 11,981 0 0 0 0 20,000
Engineering & Environmental Studies

Survey 0
Geotechnical studies 6,014 8,986 15,000
Phase I & II Reports 10,024 14,976 25,000
CEQA / Environmental Review consultants 0
NEPA / 106 Review 0
CNA/PNA (rehab only) 0
Other environmental consultants 6,014 8,986 15,000 Name consultants & contract amounts

Total Engineering & Environmental Studies 22,052 32,948 0 0 0 0 55,000
Financing Costs

Construction Financing Costs
Construction Loan Origination Fee 0
Construction Loan Interest 0
Title & Recording 0
CDLAC & CDIAC fees 0
Bond Issuer Fees 0
Other Bond Cost of Issuance 0
Other Lender Costs (specify) 0

Sub-total Const. Financing Costs 0 0 0 0 0 0 0
Permanent Financing Costs
Permanent Loan Origination Fee 12,775 46,388 59,163
Credit Enhance. & Appl. Fee 2,500 2,500
Title & Recording 12,500 12,500

Sub-total Perm. Financing Costs 12,775 61,388 0 0 0 0 74,163
Total Financing Costs 12,775 61,388 0 0 0 0 74,163

Legal Costs
Borrower Legal fees 4,010 5,990 10,000
Land Use / CEQA Attorney fees 0
Tax Credit Counsel 0
Bond Counsel 0
Construction Lender Counsel 0
Permanent Lender Counsel 14,034 20,966 35,000

* Other Legal (specify) 0
Total Legal Costs 18,044 26,956 0 0 0 0 45,000

Other Development Costs
Appraisal 9,000 9,000
Market Study 0

* Insurance 40,096 59,904 100,000
* Property Taxes 0

Accounting / Audit 0
* Organizational Costs 0

Entitlement / Permit Fees 4,711 7,038 11,749
* Marketing / Rent-up 0

* Furnishings 0
$2,000/unit; See MOHCD U/W Guidelines on: 
http://sfmohcd.org/documents-reports-and-forms

PGE / Utility Fees 0
TCAC App / Alloc / Monitor Fees 0

* Financial Consultant fees 8,019 11,981 20,000
Construction Management fees / Owner's Rep 60,144 89,856 150,000
Security during Construction 0

* Relocation 89,815 50,807 140,622
Other (specify) 5,000 5,000
Other (specify) 0
Other (specify) 0

Total Other Development Costs 202,785 233,586 0 0 0 0 436,371
Soft Cost Contingency

Contingency (Arch, Eng, Fin, Legal  & Other Dev) 25,403 37,951 0 0 0 0 63,354 Should be either 10% or 5% of total soft costs. 10.0%

TOTAL SOFT COSTS 289,078 404,810 0 0 0 0 693,888

RESERVES
* Operating Reserves 66,642 66,642 -221.130385

Replacement Reserves 100,000 100,000
* Tenant Improvements Reserves 0
* Other (specify) 0
* Other (specify) 0
* Other (specify) 0

TOTAL RESERVES 0 0 0 0 0 0 0

DEVELOPER COSTS
Developer Fee - Cash-out Paid at Milestones 242,307 362,006 604,313 762611.625
Developer Fee - Cash-out At Risk 0
Commercial Developer Fee 0
Developer Fee - GP Equity (also show as source) 0
Developer Fee - Deferred (also show as source) 0

Development Consultant Fees 0
Need MOHCD approval for this cost, N/A for most 
projects

Other (specify) 0
TOTAL DEVELOPER COSTS 242,307 362,006 0 0 0 0 604,313

TOTAL DEVELOPMENT COST 2,570,158 2,259,999 1,246,896 204,105 1,070,119 921,725 10,395,214
Development Cost/Unit by Source 98,852 86,923 47,958 7,850 41,158 35,451 399,816
Development Cost/Unit as % of TDC by Source 24.7% 21.7% 12.0% 2.0% 10.3% 8.9% 100.0%

Acquisition Cost/Unit by Source 0 0 0 0 41,158 35,451 154,344

Construction Cost (inc Const Contingency)/Unit By Source 78,414 57,430 47,958 7,850 0 0 195,541
Construction Cost (inc Const Contingency)/SF 110.42 80.87 67.53 11.05 0.00 0.00 275.37

*Possible non-eligible GO Bond/COP Amount: 1,354,398
City Subsidy/Unit 98,852            

Tax Credit Equity Pricing: N/A
Construction Bond Amount: N/A
Construction Loan Term (in months): N/A
Construction Loan Interest Rate (as %): N/A

Small Sites
Combined Loan to Value Ratio: 263%
% of Acquisition Cost by Source 0% 0% 0% 0% 27% 23% 100%

Small Sites Maximum Developer Fee 340,000          Deverlop Fee exceeds the Maximum Developer Fee

Total Soft 
Cost 

Contingency 
as % of Total 

Soft Costs

Construction 
line item costs 

as a % of 
hard costs

1 of 1
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Attachment K: 1st Year Operating Budget 
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Application Date: 7/1/2023 Project Name:
Total # Units: 26 Project Address:
First Year of Operations (provide data assuming that 
Year 1 is a full year, i.e. 12 months of operations): 2024 Project Sponsor:
Small Sites Project Correct errors noted in Col N!
INCOME Total Comments PUPA PUPM

176,423 6,786               565           
Residential - Tenant Assistance Payments (SOS Payments) 0

513,084 19,734              1,645        
20,000 769                  

0 -                   
0 -                   

-                   
0 -                   
0 -                   
0 -                   
0 -                   
0 -                   

-                   
Gross Potential Income 709,507

(8,821) (339)                 
(25,654) (987)                 

(2,000) (77)                   
EFFECTIVE GROSS INCOME 673,032 PUPA: 25,886

OPERATING EXPENSES
Management

25,272 972                  81             
11,681 449                  

Sub-total Management Expenses 36,953 PUPA: 1,421
Salaries/Benefits

0 -                   
45,597 1,754               

-                   
-                   
-                   

Sub-total Salaries/Benefits 45,597 PUPA: 1,754
Administration

6,253 241                  
800 31                    

-                   
11,350 437                  -                                      
11,700 450                  
11,052 425                  

-                   
1,296 50                    

Sub-total Administration Expenses 42,451 PUPA: 1,633
Utilities

24,164 929                  77             
22,027 847                  71             
18,156 698                  58             

-                   -            
Sub-total Utilities 64,347 PUPA: 2,475

Taxes and Licenses
4,040 155                  

-                   
600 23                    

Sub-total Taxes and Licenses 4,640 PUPA: 178
Insurance

28,465 1,095               
-                   
-                   
-                   

Sub-total Insurance 28,465 PUPA: 1,095
Maintenance & Repair

93,288 3,588               
12,805 493                  
75,602 2,908               
30,276 1,164               

9,941 382                  
-                   
-                   

4,300 165                  
Sub-total Maintenance & Repair Expenses 226,212 PUPA: 8,700

0 -                   
0 -                   

448,665 PUPA: 17,256

Reserves/Ground Lease Base Rent/Bond Fees
0 -                   

5,000 192                  
30,686 1,180               

9,223 355                  
-                   
-                   

0 -                   
Sub-total Reserves/Ground Lease Base Rent/Bond Fees 44,909 PUPA: 1,727 Min DSCR: 1.09

Mortgage Rate: 5.00%
493,574 PUPA: 18,984 Term (Years): 30

Supportable 1st Mortgage Pmt: 164,640              
NET OPERATING INCOME (INCOME minus OP EXPENSES) 179,458 PUPA: 6,902 Supportable 1st Mortgage Amt: $2,555,788

Proposed 1st Mortgage Amt: $2,259,999
DEBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans)

111,210 PASS- MR
37,535 PASS- BMR

0
0
0

TOTAL HARD DEBT SERVICE 148,746 PUPA: 5,721

CASH FLOW (NOI minus DEBT SERVICE) 30,712
AVAILABLE CASH FLOW 30,712

USES OF CASH FLOW BELOW  (This row also shows DSCR.)                       1.21
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL

Def. Develop. Fee split: 0%

TOTAL PAYMENTS PRECEDING MOHCD 0 PUPA: 0

30,712

Residual Receipts Calculation 
Yes Project has MOHCD ground lease? No
No

Max Deferred Developer Fee/Borrower % of Residual Receipts in Yr 1: 33%
67%

Soft Debt Lenders with Residual Receipts Obligations (Select lender name/program from drop down) Total Principal Amt

Distrib. of Soft 
Debt Loans

100.00% Enter Total MOHCD/OCCI Principal Loan amts

MOHCD/OCII - Ground Lease Value or Land Acq Cost 0.00%
0.00%
0.00%
0.00%

Residential - Tenant Rents Links from 'Existing Proj - Rent Info' Worksheet
Comments

Residential - Tenant Assistance Payments (Other Non-LOSP) Links from 'Existing Proj - Rent Info' Worksheet

Hazel Eddy Woolsey Bundle
multiple (See more on property info page) multiple 

Bernal Heights Neighborhood Corporation

Miscellaneous Rent Income Links from 'Utilities & Other Income' Worksheet
Supportive Services Income
Interest Income - Project Operations Links from 'Utilities & Other Income' Worksheet

Commercial Space from 'Commercial Op. Budget' Worksheet; Commercial to Residential allocation: 100%
Residential Parking Links from 'Utilities & Other Income' Worksheet

Other Commercial Income from 'Commercial Op. Budget' Worksheet; Commercial to Residential allocation: 100%
Withdrawal from Capitalized Reserve (deposit to operating account)

Vacancy Loss - Residential - Tenant Rents Vacancy loss is 5% of Tenant Rents.

Laundry and Vending Links from 'Utilities & Other Income' Worksheet
Tenant Charges Links from 'Utilities & Other Income' Worksheet
Miscellaneous Residential Income Links from 'Utilities & Other Income' Worksheet

Asset Management Fee

Office Salaries Links from 'Staffing' Worksheet
Manager's Salary Links from 'Staffing' Worksheet

Vacancy Loss - Residential - Tenant Assistance Payments Vacancy loss is 5% of Tenant Assistance Payments.
Vacancy Loss - Commercial from 'Commercial Op. Budget' Worksheet; Commercial to Residential allocation: 100%

Management Fee 1st Year to be set according to HUD schedule. 

Advertising and Marketing includes cost of tenants' credit and background checks
Office Expenses
Office Rent

Health Insurance and Other Benefits
Other Salaries/Benefits
Administrative Rent-Free Unit

Miscellaneous 19145 telephone, 3720 payroll processing fees, 1303 misc, 420 prof services

Electricity
Water

Legal Expense - Property
Audit Expense
Bookkeeping/Accounting Services
Bad Debts

Payroll Taxes
Miscellaneous Taxes, Licenses and Permits

Property and Liability Insurance

Gas
Sewer

Real Estate Taxes

Payroll Links from 'Staffing' Worksheet
Supplies repair materials
Contracts elevator

Fidelity Bond Insurance
Worker's Compensation
Director's & Officers' Liability Insurance

Vehicle and Maintenance Equipment Operation and Repairs n/a - pay mileage to staff in misc line below
Miscellaneous Operating and Maintenance Expenses

Supportive Services Links from 'Staffing' Worksheet

Garbage and Trash Removal
Security Payroll/Contract Links from 'Staffing' Worksheet
HVAC Repairs and Maintenance included above in repairs/maintenance

Replacement Reserve Deposit
Operating Reserve Deposit
Other Required Reserve 1 Deposit

Commercial Expenses from 'Commercial Op. Budget' Worksheet; Commercial to Residential allocation: 100%

TOTAL OPERATING EXPENSES 

Ground Lease Base Rent Provide additional comments here, if needed.
Bond Monitoring Fee 

Hard Debt - Second Lender (HCD Program 0.42% pymt, or other 2nd Lender) Provide additional comments here, if needed.
Hard Debt - Third Lender (Other HCD Program, or other 3rd Lender) Provide additional comments here, if needed.
Hard Debt - Fourth Lender Provide additional comments here, if needed.

Other Required Reserve 2 Deposit
Required Reserve Deposit/s, Commercial from 'Commercial Op. Budget' Worksheet; Commercial to Residential allocation: 100%

TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond 

Hard Debt - First Lender Provide additional comments here, if needed.

Non-amortizing Loan Pmnt - Lender 1 (select lender in comments field) Provide additional comments here, if needed.
Non-amortizing Loan Pmnt - Lender 2 (select lender in comments field) Provide additional comments here, if needed.
Deferred Developer Fee (Enter amt <= Max Fee from cell I130) Provide additional comments here, if needed.

Commercial Hard Debt Service from 'Commercial Op. Budget' Worksheet; Commercial to Residential allocation: 100%

"Below-the-line" Asset Mgt fee (uncommon in new projects, see policy)
Partnership Management Fee (see policy for limits)
Investor Service Fee (aka "LP Asset Mgt Fee") (see policy for limits)
Other Payments

RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS 

Does Project have a MOHCD Residual Receipt Obligation?
Will Project Defer Developer Fee? 

% of Residual Receipts available for distribution to soft debt lenders in Yr 1:

MOHCD/OCII - Soft Debt Loans All MOHCD/OCII Loans payable from res. rects
Ground Lease Value

HCD (soft debt loan) - Lender 3
Other Soft Debt Lender - Lender 4 
Other Soft Debt Lender - Lender 5 

Docusign Envelope ID: 4358C316-77F8-4A7D-A0E1-F1F92C277DF4



MOHCD RESIDUAL RECEIPTS DEBT SERVICE
20,475

0
0

10,237 Total Resid Receipts due not allocated, please revise F142

NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
0
0
0

Total Non-MOHCD Residual Receipts Debt Service 0

REMAINDER (Should be zero unless there are 
distributions below) 10,237

10,237
0

Final Balance (should be zero) 0

MOHCD Residual Receipts Amount Due 67% of residual receipts, multiplied by 100% -- MOHCD's pro rata share of all soft debt
Proposed MOHCD Residual Receipts Amount to Loan Repayment Enter/override amount of residual receipts proposed for loan repayment.

Owner Distributions/Incentive Management Fee 100% of Borrower share of 33% of residual receipts
Other Distributions/Uses

Proposed MOHCD Residual Receipts Amount to Residual Ground Lease If applicable, MOHCD residual receipts amt due LESS amt proposed for loan repymt. 
REMAINING BALANCE AFTER MOHCD RESIDUAL RECEIPTS 

HCD Residual Receipts Amount Due
Lender 4 Residual Receipts Due
Lender 5 Residual Receipts Due

Docusign Envelope ID: 4358C316-77F8-4A7D-A0E1-F1F92C277DF4



Evaluation of Request for Permanent Financing Loan Committee Date: April 5, 2024 

Bernal Bundle: 1652 Eddy St., 3554 17th St., & 195 Woolsey St. 
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Attachment L: 20-year Operating Proforma 
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MOHCD Proforma - 20 Year Cash Flow Summary

Hazel Eddy Woolsey Bundle Small Sites Project
Total # Units: 26       

Hazel Eddy Woolsey Bundle Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20

Total # Units: 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043

INCOME
% annual 
increase Total Total Total Total Total Total Total Total Total Total Total Total Total Total Total Total Total Total Total Total 

Residential - Tenant Rents 2.5% 176,423     180,834     185,355     189,988     194,738     199,607     204,597     209,712     214,954     220,328     225,836     231,482     237,269     243,201     249,281     255,513     261,901     268,449     275,160     282,039     
Residential - SOS Payments 4.0% -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Residential - Tenant Assistance Payments (Other Non-LOSP) 2.5% 513,084     525,911     539,059     552,535     566,349     580,507     595,020     609,896     625,143     640,772     656,791     673,211     690,041     707,292     724,974     743,099     761,676     780,718     800,236     820,242     
Commercial Space 2.5% 20,000       20,300       20,608       21,123       21,446       21,777       22,321       22,669       23,026       23,601       23,976       24,360       24,969       25,373       25,786       26,431       26,865       27,311       27,993       28,461       
Other Income -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             

Gross Potential Income 709,507     727,045     745,021     763,646     782,533     801,891     821,938     842,276     863,123     884,701     906,604     929,053     952,280     975,866     1,000,042  1,025,043  1,050,442  1,076,477  1,103,389  1,130,742  
Vacancy Loss - Residential - Tenant Rents n/a (8,821)        (9,042)        (9,268)        (9,499)        (9,737)        (9,980)        (10,230)      (10,486)      (10,748)      (11,016)      (11,292)      (11,574)      (11,863)      (12,160)      (12,464)      (12,776)      (13,095)      (13,422)      (13,758)      (14,102)      
Vacancy Loss - Residential - Tenant Assistance Payments n/a (25,654)      (26,296)      (26,953)      (27,627)      (28,317)      (29,025)      (29,751)      (30,495)      (31,257)      (32,039)      (32,840)      (33,661)      (34,502)      (35,365)      (36,249)      (37,155)      (38,084)      (39,036)      (40,012)      (41,012)      
Vacancy Loss - Commercial n/a (2,000)        (2,030)        (2,061)        (2,112)        (2,145)        (2,178)        (2,232)        (2,267)        (2,303)        (2,360)        (2,398)        (2,436)        (2,497)        (2,537)        (2,579)        (2,643)        (2,687)        (2,731)        (2,799)        (2,846)        

EFFECTIVE GROSS INCOME 673,032     689,678     706,739     724,408     742,334     760,708     779,725     799,029     818,816     839,286     860,075     881,383     903,417     925,804     948,750     972,469     996,577     1,021,288  1,046,820  1,072,782  

OPERATING EXPENSES
Management 3.5% 36,953       38,246       39,585       40,970       42,404       43,889       45,425       47,015       48,660       50,363       52,126       53,950       55,839       57,793       59,816       61,909       64,076       66,319       68,640       71,042       
Salaries/Benefits 3.5% 45,597       47,193       48,844       50,554       52,323       54,155       56,050       58,012       60,042       62,144       64,319       66,570       68,900       71,311       73,807       76,391       79,064       81,832       84,696       87,660       
Administration 3.5% 42,451       43,937       45,475       47,066       48,713       50,418       52,183       54,010       55,900       57,856       59,881       61,977       64,146       66,391       68,715       71,120       73,609       76,186       78,852       81,612       
Utilities 3.5% 64,347       66,599       68,930       71,343       73,840       76,424       79,099       81,867       84,733       87,698       90,768       93,945       97,233       100,636     104,158     107,804     111,577     115,482     119,524     123,707     
Taxes and Licenses 3.5% 4,640         4,802         4,970         5,144         5,325         5,511         5,704         5,903         6,110         6,324         6,545         6,774         7,011         7,257         7,511         7,774         8,046         8,327         8,619         8,920         
Insurance 3.5% 28,465       29,461       30,492       31,560       32,664       33,807       34,991       36,215       37,483       38,795       40,153       41,558       43,013       44,518       46,076       47,689       49,358       51,085       52,873       54,724       
Maintenance & Repair 3.5% 226,212     234,129     242,324     250,805     259,583     268,669     278,072     287,805     297,878     303,304     313,919     324,907     336,278     348,048     360,230     372,838     385,887     399,393     413,372     427,840     
Supportive Services 3.5% -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Commercial Expenses -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             

TOTAL OPERATING EXPENSES 448,665     464,368     480,621     497,443     514,853     532,873     551,524     570,827     590,806     606,484     627,711     649,681     672,420     695,954     720,313     745,524     771,617     798,624     826,576     855,506     
PUPA (w/o Reserves/GL Base Rent/Bond Fees) 17,256

Reserves/Ground Lease Base Rent/Bond Fees
Ground Lease Base Rent 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Bond Monitoring Fee 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000
Replacement Reserve Deposit 30,686 30,686 30,686 30,686 30,686 30,686 30,686 30,686 30,686 30,686 30,686 30,686 30,686 30,686 30,686 30,686 30,686 30,686 30,686 30,686
Operating Reserve Deposit 9,223 9,223 9,223 9,223 9,223 9,223 9,223 9,223 9,223 9,223 9,223 9,223 9,223 9,223 9,223 9,223 9,223 9,223 9,223 9,223
Other Required Reserve 1 Deposit 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Other Required Reserve 2 Deposit 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Required Reserve Deposit/s, Commercial 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Sub-total Reserves/Ground Lease Base Rent/Bond Fees 44,909 44,909 44,909 44,909 44,909 44,909 44,909 44,909 44,909 44,909 44,909 44,909 44,909 44,909 44,909 44,909 44,909 44,909 44,909 44,909

TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond Fees) 493,574     509,277     525,530     542,352     559,762     577,782     596,433     615,736     635,715     651,393     672,620     694,590     717,329     740,863     765,222     790,433     816,526     843,533     871,485     900,415     
PUPA (w/ Reserves/GL Base Rent/Bond Fees) 18,984

NET OPERATING INCOME (INCOME minus OP EXPENSES) 179,458     180,400     181,209     182,056     182,571     182,925     183,293     183,293     183,101     187,893     187,454     186,793     186,088     184,940     183,528     182,036     180,051     177,755     175,335     172,367     

DEBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans)
Hard Debt - First Lender 87,527       87,527       111,210     111,210     111,210     111,210     111,210     111,210     111,210     111,210     111,210     111,210     111,210     111,210     111,210     111,210     111,210     111,210     111,210     149,884     
Hard Debt - Second Lender (HCD Program 0.42% pymt, or other 2nd Lender) 11,941       11,941       37,535       37,535       37,535       37,535       37,535       37,535       37,535       37,535       37,535       37,535       37,535       37,535       37,535       37,535       37,535       37,535       37,535       -             
Hard Debt - Third Lender (Other HCD Program, or other 3rd Lender) -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Hard Debt - Fourth Lender -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Commercial Hard Debt Service -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             

TOTAL HARD DEBT SERVICE 99,468       99,468       148,746     148,746     148,746     148,746     148,746     148,746     148,746     148,746     148,746     148,746     148,746     148,746     148,746     148,746     148,746     148,746     148,746     149,884     

CASH FLOW (NOI minus DEBT SERVICE) 79,990       80,932       32,464       33,311       33,826       34,180       34,547       34,548       34,355       39,147       38,709       38,047       37,343       36,195       34,783       33,291       31,305       29,009       26,590       22,483       

USES OF CASH FLOW BELOW  (This row also shows DSCR.)                       DSCR: 1.804 1.814 1.218 1.224 1.227 1.23 1.232 1.232 1.231 1.263 1.26 1.256 1.251 1.243 1.234 1.224 1.21 1.195 1.179 1.15
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
Deferred Developer Fee (Enter amt <= Max Fee from row 131) -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
"Below-the-line" Asset Mgt fee (uncommon in new projects, see policy) 3.5% -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Partnership Management Fee (see policy for limits) 3.5% -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Investor Service Fee (aka "LP Asset Mgt Fee") (see policy for limits) -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Other Payments -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Non-amortizing Loan Pmnt - Lender 1 -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Non-amortizing Loan Pmnt - Lender 2 -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             

TOTAL PAYMENTS PRECEDING MOHCD -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             

RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD) 79,990       80,932       32,464       33,311       33,826       34,180       34,547       34,548       34,355       39,147       38,709       38,047       37,343       36,195       34,783       33,291       31,305       29,009       26,590       22,483       

Does Project have a MOHCD Residual Receipt Obligation? Yes
Will Project Defer Developer Fee? No
Residual Receipts split for all years. - Lender/Owner 67% / 33%

Dist. Soft
MOHCD RESIDUAL RECEIPTS DEBT SERVICE Debt Loans

MOHCD Residual Receipts Amount Due 100.00% 20,475       53,955       21,643       22,207       22,551       22,787       23,031       23,032       22,904       26,098       25,806       25,365       24,895       24,130       23,188       22,194       20,870       19,340       17,727       14,988       
Proposed MOHCD Residual Receipts Amount to Residual Ground Lease -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Proposed MOHCD Residual Receipts Amount to Replacement Reserve 20,475       53,955       21,643       22,207       22,551       22,787       23,031       23,032       22,904       26,098       25,806       25,365       24,895       24,130       23,188       22,194       20,870       19,340       17,727       -             

REMAINING BALANCE AFTER MOHCD RESIDUAL RECEIPTS DEBT SERVICE 10,237       26,977       10,821       11,104       11,275       11,393       11,516       11,516       11,452       13,049       12,903       12,682       12,448       12,065       11,594       11,097       10,435       9,670         8,863         7,494         

NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
HCD Residual Receipts Amount Due 0.00% -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Lender 4 Residual Receipts Due 0.00% -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Lender 5 Residual Receipts Due 0.00% -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Total Non-MOHCD Residual Receipts Debt Service -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             

REMAINDER (Should be zero unless there are distributions below) 10,237       26,977       10,821       11,104       11,275       11,393       11,516       11,516       11,452       13,049       12,903       12,682       12,448       12,065       11,594       11,097       10,435       9,670         8,863         7,494         
Owner Distributions/Incentive Management Fee 10,237       26,977       10,821       11,104       11,275       11,393       11,516       11,516       11,452       13,049       12,903       12,682       12,448       12,065       11,594       11,097       10,435       9,670         8,863         7,494         
Other Distributions/Uses -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Final Balance (should be zero) -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             

RR Running Balance 293,453     322,393     349,681     381,070     328,305     354,262     333,495     323,445     153,301     69,418       58,192       87,903       111,149     95,335       97,418       100,367     57,953       55,911       54,884       726,241     
OR Running Balance 174,950     189,559     204,643     220,218     236,298     252,901     270,043     287,743     306,018     324,887     344,369     364,484     385,253     406,697     353,838     374,261     395,348     417,120     439,599     462,809     

Other Required Reserve 1 Running Balance -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Other Required Reserve 2 Running Balance -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             

DEFERRED DEVELOPER FEE - RUNNING BALANCE
Developer Fee Starting Balance -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             
Deferred Developer Fee Earned in Year -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             

Developer Fee Remaining Balance -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             -             

Non-
LOSP 
Units

1 of 1
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