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2024-25 Application for Friday, February 16, 2024
Affordable Housing Funds

Marin County Housing & Federal Grants Division

This application is for affordable housing developers in Marin County, California who would like to apply
for multiple state, local, and federal funding sources simultaneously. Please refer to the Notice of Funding_
Availability (NOFA) released on January 22, 2024 for detailed information about qualifications and
application requirements. Applicants may use this prep tool for the long-form questions in order to save
their responses and copy/paste into this application.

The deadline to apply is 5:00 p.m. Friday, February 16. Applicants will receive a copy of their submitted
application to the email address entered.

The following grant sources and approximate amounts are available through this application:

1. Marin County Affordable Housing Fund (HTF) and State Permanent Local Housing Allocation
(PLHA) - $1.2 million

2. Federal HOME - $850 thousand

3. Federal CDBG Housing - $650 thousand

Applicant Information

Organization Name
EAH Housing

Website URL
https://www.eahhousing.org/

DUNS #
078765088

Mailing Address

22 Pelican Way
San Rafael, California, 94901

Project Contact Name
Bianca Neumann

Title
Director of New Business

Email Address
bianca.nuemann@eahhousing.org

Phone Number
(415) 295-8886

Executive Director Name
Welton Jordan


https://www.marincounty.org/-/media/files/departments/cd/federal-grants/2024_25/application-cycle/2024_25-housing-nofa-final.pdf?la=en
https://www.marincounty.org/-/media/files/departments/cd/federal-grants/2024_25/application-cycle/nofa-application-prep-tool-202425.docx?la=en
https://www.eahhousing.org/

Executive Director Email Address
welton.jordan@eahhousing.org

Is there a co-applicant organization?

No

Briefly describe your organization, including mission, programs, staff experience, and number
of clients served. Describe the co-applicant organization, if applicable.

EAH Housing (EAH) is a 501(c)(3) not-for-profit organization founded in 1968 as a response to social
justice issues. The mission of EAH is to expand the range of opportunities for all by developing, managing,
and promoting quality affordable housing and diverse communities.

Today, EAH has become one of the largest and most respected nonprofit housing development and
management organizations in the Western United States. With over 700 highly skilled and dedicated
employees, EAH develops affordable housing, manages 230 properties in California and Hawai'i, and plays
a leadership role in local, regional, and national housing advocacy efforts. EAH now serves over 25,000
seniors, families, veterans, students, people with special needs, and the formerly unhoused. Combining
award-winning design, innovative on-site services, and a commitment to people, EAH reflects the
distinctive personality of each community. EAH continues to believe, after over 50 years of service, that
attractive, affordable housing is the cornerstone of sustainable, healthy, and livable communities.

The EAH team has over 50 years of experience supporting all phases of real estate development,
management, and resident services. Below are key staff members who will directly supervise the 1
Hamilton project.

Welton Jordan (Chief Real Estate Development Officer) has over fifteen years of experience in multifamily
housing development, real estate finance, and economics. He oversees the EAH pipeline, which includes
business development, property acquisition, rehabilitation, and new construction activities in California
and Hawai'i. Welton has the authority to represent and make legally binding commitments for EAH.

Bianca Neumann (Director of Business Development) has been with EAH since 2021 and has been
responsible for entitling over 600 affordable apartments. She has 20 years of experience in affordable
housing, including asset and property management, lending, and government. Bianca is the primary
liaison/contact for this proposed development.

Stacey Smith (Director of Real Estate Management) has more than twenty years of knowledge and
experience in managing market rates and affordable housing communities. She oversees EAH-managed
properties throughout the North Bay, specializing in property budget preparation and administration,
relocation processes, and maintenance best practices. Stacey will manage the property management of
this development and will monitor staff training and compliance.

Anna Gwyn (Vice President of Resident Services) has more than twenty years of knowledge and
experience in managing and expanding social service programs for diverse communities. She oversees a
team of Resident Services staff that provides support and activities to residents at over 75 properties
throughout California and Hawaii. She specializes in program development and bringing programming to
scale, articulating the impacts of resident services using effective data collection strategies, and working
with and supporting diverse populations in creating thriving communities. Anna Gwyn will plan resident
services programs and partnerships for this development.

Have there been any recent or upcoming leadership transitions?
There are no recent or upcoming leadership transitions.

Have there been any recent expansions or cutbacks in activities and/or budget? If so, please
explain.

There has not been any recent expansions or cutback in budget.

If applicable, what is the organization’s standing with licensing or other accreditation



authorities?
EAH Housing does not have any outstanding issues with licensing or other accreditation authorities.

How does your organization verify client income?

EAH determination of annual income of individuals and area median gross income adjusted for household
size is made in a manner consistent with HUD Section 8 and the California Tax Credit Allocation
Committee (CTCAC) and other program’s income definitions and guidelines. The income of every
prospective occupant of the unit over 18 and any unearned income from persons under 18 (such as Social
Security benefits) is verified. All regular sources of income, including income from assets, are verified.
Verifications are received by management prior to the execution of the Tenant Income Certification and
actual move-in.

Verifications contain complete and detailed information and include, at a minimum, direct written
verification from all sources of regular income and income from assets. EAH performs adequate due
diligence in obtaining verifiable information. Information that is unclear is questioned and clarified with
the third party or by second-party verification statements. Third-party verifications of income are valid for
120 days prior to move-in. If, after 120 days, the tenant has not yet moved in, a new written verification is
obtained. Third-party verification is required. Any request for income verification includes the reason for
the request, a release statement signed and dated by the prospective tenant, and a section for the
employer or other third-party source to state the applicant’s hire date, current anticipated gross annual
income, or rate of pay, number of hours worked, income YTD including when the annual pay period began,
and frequency of pay. Bonuses, tips, commissions, and other additional income sources such as uniform
allowance or mileage are verified and counted as income if received.

Verification forms include spaces for a signature, job title, phone number, and date. The probability and
effective date of any increase during the next twelve (12) months are included as income. Three months of
consecutive pay stubs at initial move-in are requested during the interview for wage earners. Verification
requests are sent directly to the source of income by EAH management staff and returned by the source to
the EAH management staff.

General Project Information

Project Name
1 Hamilton

Project Address

1 Hamilton Drive
Mill Valley, California, 94941

Assessor’s Parcel Number (APN)
030-250-001

Funding Requests

Which funding source(s) are you seeking for this project? Please refer to the NOFA for a
description of each funding source and eligible project types. Those applying for HOME-ARP
funds are highly encouraged to apply for HTF/PLHA funds as well.

HTF/PLHA

HTF/PLHA Amount Requested (max $1.2
million)
$1,200,000

Project Details



Scope of Work: Describe the proposed project, including details such as property
characteristics, proposed use of funds, and number of housing units involved. Explain how the
project will benefit the community.

The proposed development area is approximately 1.75 acres at the northern portion of 1 Hamilton Drive in
Mill Valley, which the City of Mill Valley owns. The site is primarily undeveloped but does have an existing
parking lot of 36 parking stalls and a public restroom. The current parking lot and restroom will be
demolished to develop a permanently affordable, deed-restricted rental community that supports a
diversity of income-eligible tenants earning up to 60% AMI. One Hamilton will be a three and four-story,
elevator-served, residential apartment building containing 45 units (1-, 2-, and 3-bedrooms) built over a
podium with parking. The ground floor will have residential serving amenities such as a lobby,
management offices, and bike storage. There will be 64 parking spaces on the ground floor tucked behind
the office space. The second floor will have a large outdoor patio/courtyard, a community room, and
laundry facilities. The residential units will be on floors 2-4, and several will have views of the surrounding
parks and Mt. Tamalpais.

The existing restrooms will be relocated about 50’ to the south, adjacent to the current Public Safety
Building. The existing Public Safety Building (PSB) parking lot will be reconfigured to include up to 50
public parking spaces, public restrooms, and electric vehicle charging. Secured parking for police and fire
vehicles will be provided in the rear of the PSB parking lot.

New landscaping will include trees, shrubs, and ground cover. There will be new lighting along the building
frontage and a minimum of two light poles at the entry to light the sidewalk and entryway from the parking
lot to the front door of the building. The other improvements include relocating 38 parking spaces,
restroom facilities, and EV charging stations.

Describe the property’s history leading up to this request. Include when the organization
acquired/will acquire the property, any previous requests for County funding, attempts to secure
other financing, etc.

1 Hamilton Drive is owned by the City of Mill Valley and is a 11.67 acre parcel that includes a public service
building on the southern portion and a public park on the western portion. The site also consists of a
public parking lot and public bathroom on the northern portion between Hamilton Drive and Roque Moraes
Drive.

On September 20, 2021, Mill Valley City Council declared the northern portion of the site “exempt surplus
property”. The proposed development area of about 1.75 acres will be subdivided from the larger 11.67
acres and will be developed as a 100 percent affordable housing development. On February 7, 2022, Mill
Valley City Council authorized staff to enter an Exclusive Negotiating Agreement (ENA) with EAH, which
allows both parties to negotiate a Disposition and Development Agreement (DDA). The DDA will further
define the lease of the property.

The City Council certified the FEIR and approved the project design at its February 5, 2024 meeting. The
Council also approved the first reading of the rezoning of the site with the final and second reading
scheduled for February 22, 2024.

Upon the execution of the Ground Lease and the DDA, which were approved at the February 5, 2024, City
Council meeting EAH will have site control with acquisition of the property occurring upon the closing of
the construction loan.

Describe any nearby amenities, such as parks, public transportation, grocery stores, health care
facilities, schools, childcare, libraries, parks/open space, etc. that residents of the project
are/would be able to use.

1 Hamilton is in an amenity rich location as there are various amenities within a %2 mile radius from the
project. Amenities such as, but not limited to: Bus Line 17 & 17X, Hauke Park, Rite Aid Pharmacy, Safeway,
Whole Foods Mill Valley Middle School and Mill Valley Public Library. There is a list of these amenities
with their specific address below.

Transit Bus Stops. Services range between 20 to 40 minutes during the hours of 7-9 a.m. and 4-6 p.m.,
Monday through Friday.



Transit Bus Line 17 & 17X (Approximately 0.31 miles from 1 Hamilton Drive)
Bus stop at E. Blithedale Avenue & Lomita Drive

Bus stop at E. Blithedale Avenue at Kippling Drive

Bus stop at E. Blithedale and Camino Alto

Bus stop at Camino Alto and Miller Ave

Hauke Park (Approximately 0.03 miles from 1 Hamilton) 1 Hamilton Drive, Mill Valley, CA 94941 P: (415)
383-1370

Mill Valley Public Library (Approximately 0.2 miles from 1 Hamilton) 375 Throckmorton Ave, Mill Valley, CA
94941

Rite Aid Pharmacy (Approximately 0.35 miles from 1 Hamilton) 701 E. Blithedale Avenue, Mill Valley, CA
94941 P: (415) 388-2546

Mill Valley Middle School (Approximately 0.32 miles from 1 Hamilton) 425 Sycamore Avenue, Mill Valley,
CA 94941 P: (415) 389-7711

Whole Foods Market (Approximately 0.33 miles from 1 Hamilton) 731 E Blithedale Avenue, Mill Valley, CA
94941 P: (415) 381-3900

Safeway (Approximately 0.49 miles from 1 Hamilton Drive) 1 Camino Alto, Mill Valley, CA 94941 P: (415)
388-6216

Select the known environmental issues of the proposed project site, and/or adjacent properties
if relevant.

Phase I/l site assessment results

Notes or clarifying information on environmental issues:

1 Hamilton's FEIR was certified at the February 5, 2024, meeting of the City Council meeting. The NEPA is
currently being done and is planned to be completed in June. All environmental issues identified can be
mitigated to less than significant.

Have you begun any state or federal environmental review procedures for the proposed project?

Yes

Who is the staff member that will supervise and manage the proposed project?Describe their
past experience with project management.

Bianca Neumann is responsible for growing the new construction pipeline for EAH Housing throughout
Northern California. As the Director of Development, she researches and identifies new opportunities,
working with city housing staff, advocates, and others to facilitate the development of new affordable
housing communities.

Bianca brings more than 20 years of related experience to this position, including multi-family
development, finance, public policy, and asset management expertise. Before her role at EAH, she was a
Senior Business Development Manager at MidPen Housing. Bianca was vital in securing eight new
affordable housing communities throughout the Bay Area, including projects in San Mateo, Alameda, and
San Francisco's first affordable educator housing development. Within her two years at EAH, Bianca has
led the entitlement of over 600 affordable housing units. Bianca will be the lead staff member who will
supervise and manage the 1 Hamilton Project. Bianca will be supported by Chief Real Estate Development
Officer Welton Jordan, Project Manager Bronson Viscarra, and a yet-to-be-assigned assistant project



manager.
Will the project involve hiring an external property management company?

No

If awarded funding, you will need to draft and submit an Affirmative Marketing Plan for this project. The plan
would describe how you will market the project to different groups of people based on protected
characteristics such as race, color, national origin, religion, sex (including sexual orientation and gender
identity), familial status, and disability. Please refer to the Affirmative Marketing tab of the Federal Grants
website for more information.

Describe any prior experience with affirmative marketing or similar initiatives.

EAH has over fifty years of experience with affirmative marketing through completion and revisions of
Affirmative Fair Housing Marketing Plans, Resident Selection Plans, and language assistance for persons
with limited English proficiency. EAH maintains an Affirmative Fair Housing Marketing Plan for over thirty-
five communities in accordance with HUD standards and follows the plan carefully during marketing and
outreach efforts to reach persons that are unlikely to apply for housing.

EAH marketing strategy includes a wide reach and accessibility by maintaining a mobile-friendly website
from which applicants have access to all the information needed to apply for housing, such as unit
availability, eligibility requirements, and the application process. Marketing materials include a welcoming
statement to encourage people with disabilities to apply for units, as well as a description of available
units, accessible features, eligibility criteria, and the application process.

EAH forms partnerships with community contacts throughout the market area (identified on the AFHMP)
to reach potential applicants who have limited internet access, limited English proficiency, or who has
otherwise requested assistance in applying for housing. Applications are available through a variety of
methods, including in-person, mail, web-based forms, and email.

EAH clearly explains how applicants may submit their application and how applicants will be prioritized
and selected for tenancy. An explanation regarding the procedure for requesting reasonable
accommodation in the application process is included in the Resident Selection Plan, flyer and on the
application form. On-site staff receive fair housing, reasonable accommodation, and affirmative fair
housing training during onboarding and annually.

All projects funded by HUD programs must Affirmatively Further Fair Housing. This is defined as combating
housing discrimination and taking meaningful actions to overcome patterns of segregation and foster
inclusive communities free from barriers that restrict access to housing opportunities based on protected
characteristics: race, color, national origin, religion, sex (including sexual orientation and gender identity),
familial status, and disability.

How will this project Affirmatively Further Fair Housing?

EAH Housing is committed to non-discrimination, equal opportunity in housing and affirmatively furthering
fair housing. This project’'s marketing strategy is designed to attract renters of all majority and minority
groups regardless of race, color, religion, gender, sexual orientation, gender identity or expression, national
origin, age, genetic information, disability, or familial status.

A review of the demographic information provided on the US Census Bureau's website will determine
which group or groups are underrepresented in the defined housing marketing. Once the targeted
population is identified, EAH Housing will conduct outreach to local advocacy organizations, area
churches, local and regional housing agencies, civic groups, and social service agencies. Marketing will be
included in non-English publications based on the prevalence of language groups in the regional area.

EAH Housing will annually measure the marketing plan’s effectively by tracking demographics of
applicants and residents as well as the number of referrals received from the groups identified for
outreach in the area. EAH Housing will provide management staff fair housing and marketing training
annually.


https://www.marincounty.org/depts/cd/divisions/federal-grants

Describe any past community engagement activities for this project, and future plans for
community engagement.

EAH believes that community support and input are paramount in creating a new development that
weaves seamlessly into the fabric of the existing neighborhood. We approach community outreach like a
joint venture process, ensuring input, participation, and return on investment to its participants. From the
start, EAH has worked with the City of Mill Valley to engage the community and receive input. In 2021, EAH
and City staff held three City Council meetings discussing the selection of the RFQ, declaring site as
surplus exempt land, and the ENA with EAH.

In 2022, EAH and the City hosted three community meetings and a joint Planning Commission and City
Council meeting to discuss the feasibility and preliminary site design concepts. Below is a detailed list of
these events. Additionally, EAH met with local organizations, surrounding HOAs, such as Enchanted
Knolles, and local sports groups that use Hauke Park, such as Marin Soccer.

-March 10, 2022 - Online Community Meeting: Introduction to Team, Overview of Affordable Housing and
Input on Preliminary Site work

-May 3, 2022 - In-Person Open House: Input to Preliminary Design

-September 19, 2022 - City Council Meeting: City Staff recommendations based on preliminary site
planning and community outreach

-October 13, 2022 - In- Person Open House: Report back on refinements and additional community input
on design

-November 30, 2022 - Joint City Council/Planning Commission Meeting

In 2023 EAH and the City continued engaging the community. The following community outreach activities
occurred:

-January 12,2023 - Planning Commission Environmental Scoping Meeting

-April 19,2023 - the City published a news item advertising the start of the design review process that was
distributed via Mill Valley Connect. The item was also e-mailed to all people who had previously signed up
for notifications about the project. The news item included links to the project webpage where the updated
plans and reports are posted. The following is a review of the One Hamilton community engagement in
2023.

-April 23,2023 - 1 Hamilton Marin Earth Date Booth: EAH had a booth at this event to give more
information on EAH Housing as an organization and affordable housing.

-May 23, 2023 — Planning Commission Study Session: Discussion of EAH housing proposal

-July 11, 2023 - Planning Commission Study Session: Further discussion from items in previous meeting.
-July 27 —Planning Commission Study Session: Further discussion on project design

-November 28, 2023 -Planning Commission Study Session: Public hearing to receive comments on
proposed project, draft EIR, and planning application.

In 2024, EAH and City staff have had one City Council meeting on February 5, 2024 and have scheduled

another for February 22,2024. We have no scheduled dates at this time, but EAH intends to have progress
report meetings with project neighbors.

Demographics and Unit Information

In the table below, enter the existing or anticipated number of units based on income level and bedroom
count. Refer to the Current Marin County Income Limits to determine income level.

Anticipated Unit Count by Bedrooms and Income Level

Extremely

Low Very Low Low Moderate Market Rate TOTAL UNITS
Studio 0
1 bed 4 8 5 17
2 bed 4 8 3 15

3 bed 3 6 3 12


https://www.marincounty.org/-/media/files/departments/cd/federal-grants/reporting-forms/Current-Marin-County-Income-Limits-CDBG-HOME.pdf

Extremely TOTAL
Low Very Low Low Moderate Market Rate UNITS
4 bed 0
Other 0
TOTAL
UNITS 11 22 11 0 0 44

Notes or clarifying information on the unit count:
1 Hamilton is a 45-unit project. The table above does not include a manager's unit.

In the table below, enter the demographics of the people who live (or will live) in the proposed housing
project. If unknown, use the demographics of households within similar existing Marin complexes as the
proposed project, within the organization’s purview. Specify the number of Hispanic/Latino residents in its
stand-alone column. The “Total” column must include the number of Hispanic/Latino residents as part of
the sum.

Are the following numbers specific to the proposed project, or to a similar existing Marin
complex?

Similar existing Marin complex
Demographic Information

Persons Identifying as

Total Number of Persons Hispanic/Latino

White 744
Black/African American 138
Asian 238
American Indian/Alaskan Native 193
Native Hawaiian/Other Pacific 3
Islander

American Indian/Alaskan Native &
White

Asian & White
Black/African American & White

American Indian/Alaskan Native &
Black.African American

Other Multi-Racial 347 703
Other/Not Disclosed 237 227
TOTAL (Unduplicated) 1900 930

Fill in a number for each of the fields below. For new construction, or if you are unsure, please put 0.

Families
1801



Female-headed households
535

Households that include person(s) with a disability
162

Notes or clarifying information on demographics:

The categories American Indian/Alaska Native and White, Asian and White, Black/African American and
White, and American Indian/Alaskan Native and Black/African American were left since we do not track
these categories. EAH Housing only tracks the following demographics: White, Black or African American,
American Indian or Alaska Native, Asian, Asian India, Chinese, Filipino, Japanese, Korean, Vietnamese,
Other Asian, Native Hawaiian or Other Pacific Islander, Native Hawaiian, Guamanian or Chamorro, Samoan,
Other Pacific Islander, other, and decline to report.

Project Planning

Select the current phase of the proposed project.

Predevelopment

Select the activities involved in the proposed project.

New Construction (ineligible for CDBG)

Describe the project timeline and specify a real or estimated completion date for each milestone below.
Add/explain any additional milestones as needed.

For acquisition projects:

For new construction and/or rehabilitation projects:

Define scope of work/finish design
Tuesday, November 28, 2023

Complete planning and environmental review
Monday, February 5, 2024

Release bid package
Monday, December 1, 2025

Select contractor
Saturday, March 1, 2025

Finalize contract
Thursday, May 1, 2025

Obtain building permits
Wednesday, October 1, 2025

Start construction
Wednesday, October 1, 2025

Complete construction
Tuesday, June 1, 2027
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Notes on the project timeline above, including whether dates are estimated:
These dates are estimated based on current funding application schedules.

Describe any flexibility regarding your project’s start/completion date.

EAH is committed to achieving the schedule barring any changes in the funding process or the currently
published schedule for funding applications.

Will you be seeking Project Based Section 8 Vouchers for this project?

Yes

Please be aware that if Project Based Section 8 Vouchers (PBV) are committed to the project, the
environmental review process and subsidy layering must be completed before the acquisition is complete or
construction commences. Actions taken prior to PBV being committed are not subject to this requirement.

Describe the type of site control that your organization has for the proposed property. If this
request includes funds for acquisition, summarize the acquisition terms, price, contingencies,
and conditions.

Site control is established by a Land Disposition Development Agreement (DDA) approved by Mill Valley’s
City Council on February 5, 2024. Site control will be in accordance with the DDA and the Ground Lease
commencing at the construction loan closing. The Ground Lease will be between the City of Mill Valley
and EAH with a term of 99 years at $1 per year. The Lease also provides for EAH to construct on the
Property a 100% affordable 45-unit multi-family residential rental project, together with related
improvements in accordance with the plans and specifications, entitlements and permits and approvals
issued or approved by the City, including all governmental conditions of approval.

Please describe in detail the entitlements and permits that will be required, and those already
obtained. For example, Design Review, Master Plan, Zone Change, General Plan Change,
Coastal Permit, etc.

On February 5, 2024 the City Council reviewed and approved the Design Review application for 1
Hamilton, including the following: 1) the resolution to certify the Final Environmental Impact Report (FEIR),
2) the first reading, the second reading is scheduled for February 22, of the ordinance to amend the City’s
Zoning Map to update the zoning of the housing Site from “0-A” (Open Area) to “RM-B” (Multi-family
Residential-Bayfront); 3) a resolution to approve the terms of the draft Lease Disposition, Development
and Loan Agreement (DDA), Ground Lease and City Loan Documents (collectively, the “Disposition
Documents”) with EAH to construct, operate and manage 1 Hamilton. A Tree Removal Permit was also
approved to remove approximately 45 trees with replacement landscape.

Describe any contact with the planning staff at the relevant government jurisdiction, and any
specific feedback they provided.

This project is a partnership between the City of Mill Valley and EAH Housing. It has been a collaborative
effort with the City of Mill Valley being supportive of EAH throughout the process. This has included
planning meetings with two Planning Commissioners and two City Council members as well as weekly
meetings with City Housing and Planning staff.

Identify all applicable accessibility laws and specific accessibility requirements that must be
met in the design of the proposed project.

The proposed project at 1 Hamilton Drive will conform to the Accessibility requirements in the 2022
edition of the California Building Code (CBC), including but not limited to Chapters 11A and 11B. In
addition to the CBC, the proposed project will conform to 2010 ADA Standards for Accessible Design.
Accessible design will include accessible routes into and through the project, accessible parking spaces,
accessible common use restrooms, and elevator access to every floor, therefore making all units
adaptable or accessible. The accessible dwelling units are designed with grab bar blocking, accessible
route dimensions, operable parts within accessible reach limits, communication features, storage space,
accessible switches for appliances out of reach ranges, ADA compliant appliances and fixtures, minimum
clearances at plumbing fixtures and appliances, and removed or removable kitchen and bathroom base
cabinets. The accessible dwelling units will be dispersed across the project and project dwelling unit

10
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types.

Financing Plan

What is the status of all proposed project funding sources as of the date of this application?

The 1 Hamilton project financing plan includes a Tranche A Bank Loan, 4% tax credits, HCD state funding
source(s), City of Mill Valley funding, and Marin County funding as funding sources. Below is a detailed list
of each funding source's state as of this application date.

Committed Funds:

-Mill Valley Housing Trust Fund dollars of $150K was committed on February 7, 2022. The funding have
been used to support pre-development and will roll over to permanent debt. The loan is a 0% interest, 55-
year, forgivable loan. Additionally, the City of Mill Valley will waive 100% of impact fees and donate the land
to develop 1 Hamilton.

-Marin County Housing Trust Fund and Permeant Local Housing Allocation of $1MM was committed as of
October 17, 2022. The funding will support project construction and will roll over to permanent debt. This
application requests an additional $1.2MM from the Marin County Housing Trust Fund and Permanent
Local Housing Allocation to further limit our HCD request, improving the project's competitiveness and
reduce construction loan interest.

Proposed Funding Sources: (Uncommitted)
-Bank Loan is sized at $6.87MM inclusive of a Tranche B loan which assumes 14 Project-Based Section 8
Vouchers (PBVs). The debt commitment will be obtained after the award of tax credits. The debt is

assumed at a rate of 7.00%, amortized over 35 years at a 15-year term, with a debt service coverage ratio
of 1.15.

-Tax Credits: The project assumes tax credit equity in the form of 4% tax credits. At the time of this
application, EAH Housing has yet to pursue this funding source as we are still in pre-development. The
project team will seek this funding upon HCD's funding award.

-Affordable Housing Program (AHP): At the time of this application, the Federal Home Loan Bank of San
Francisco has released their AHP application due in early March 2024. However, after internal analysis of
the scoring criteria EAH has decided not to pursue AHP this year. We anticipate applying next year.

-HCD State Sources: 1 Hamilton is planned as a Family type development serving households
averaging 45% of AMI. The project team determined that possible State sources are the Multifamily
Housing Program (MHP), Infill Infostructure Grant (IIG), No Place Like Home (NPLH), and the Mix Income
Program (MIP). At the time of this application, HCD has not yet released their Super NOFA for 2024. Once
HCD has released its Super NOFA, the project team will assess which funding programs the project scores
well for and will apply accordingly.

What is the timing and likelihood for obtaining commitments of anticipated funding sources?

Bank Loan: The bank loan will be committed after the 4% Tax Credit Award, April 2025. A soft commitment
from a lender will be obtained in advance of the Tax Credit Application, January 2025. The debt is
assumed at a rate of 7%, amortized over 35 years at a 15-year term, with a debt service coverage ratio of
1.15. These assumptions are reasonable given today’s interest rates. These are terms that EAH could
access today from any of our 14 active lending partners. The project team is highly confident that we will
obtain debt at these terms or better.

4% Tax Credits: The 4% tax credit application will be submitted in February 2025 with an anticipated award
date of April 2025. The tax credit application will be submitted after the HCD Super NOFA awards. The
project team is highly confident that the project will be awarded. The 1 Hamilton project meets the state
priorities, is in a DDA and has a competitive CDLAC tiebreaker. EAH is highly experienced, having 15 4% tax
credit awards in the last 11 years.

HCD State Sources: The HCD application will be submitted in June 2024 with an anticipated award date of
December 2024. HCD State sources are competitive. However, 1 Hamilton is in a Highest Resource area
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on the TCAC Opportunity Map, on local surplus land, and designated a Difficult Development Area (DDA)
on HUD's QCT and DDA map, making it a competitive project for HCD state sources. Additionally, EAH has
experience applying and securing HCD State Sources. In the last four years, EAH has also won over
$42MM in HCD MHP. In 2022, EAH received 2 IIG of $§11.6MM and $7MM in NPLH. In the first HCD
SuperNOFA round, EAH received $28MM for three developments.

Affordable Housing Program (AHP): The AHP application will be submitted in March 2025 with an
anticipated award date of June 2025. Provided by the Federal Home Loan Bank of San Francisco is a
competitive funding source. However, EAH has a long history of successfully obtaining AHP awards as we
have 19 AHP awards totaling $9.4MM.

County Funding: has committed $1MM in Marin County Housing Trust Fund and Permeant Local Housing
Allocation to support the project’s costs.

City Funding: Mill Valley has committed Housing Trust Fund dollars of $150K. That funding will support
predevelopment efforts and roll over to permanent debt should the project move forward. The loan is a 0%
interest, 55-year, forgivable loan. The City of Mill Valley will also waive 50% of impact fees and donate the
land to develop 1 Hamilton.

In the event that any funding sources are not obtained or are committed at lower levels than
requested, what alternatives will be pursued?

EAH has not assumed the maximum funding amount for any of the project's proposed funding sources,
with the exception of Debt. The project funding hinges on the award of HCD funds. If the project is not
awarded in HCD's Super NOFA round in June 2024, the project will need to wait and apply in the next HCD
round before applying for 4% tax credits. If the project is awarded less than anticipated in the HCD Super
NOFA round, EAH will increase its request for 4% Tax Credits and/or seek gap funding from the City of Mill
Valley.

For each item in your project budget, to be attached to this application, please explain how the
budgeted amount was derived, whether costs are estimated or bid, and any other relevant
information that justifies the budgeted expense (e.g., cost per square foot, percentage of other
costs, estimated number of work hours).

In the tab, “Development Uses” in our excel spreadsheet, we divided our budget into sections. Each section
has details on what is included and how each item is allocated (column E). Below is a further explanation
of how each section's amount was derived.

Land Cost/Acquisition Costs: The City of Mill Valley owns the site, and the current site is a parking lot.
EAH will replace the parking spaces. For this reason, the only line item included is the demolition and land
remediation, which was estimated based on cost estimates from Core Builders and Midstate
Construction.

Hard Costs: EAH Housing has received cost estimates from Core Builders and Midstate Construction,
which were used to create the line items in the Hard Cost section.

Architecture and Engineering: EAH has partnered with Van Meter Williams Pollack (VMWP) Architects and
Adobe Associates, Inc for 1 Hamilton. The line items in this section are pricing from our contracts with
VMWP and Adobe.

Construction Interest and Fees: EAH estimated this budget section using previous project comparisons
and knowledge of the current market state. EAH completed eight construction closings last year and three
in January 2024.

Permanent Financing: EAH estimated this budget section using previous project comparisons and
knowledge of the current market state. EAH completed two permanent closings last year.

Legal Fees: EAH used previous project comparisons to estimate this section of the budget.

Reserves: EAH used previous project comparisons and set standard from the Uniform Multifamily
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Regulations (UMR) to estimate this section of the budget.

Other Project Costs: EAH used previous project comparisons and knowledge of the current state of the
market to estimate this section of the budget. EAH has a portfolio of 33 projects in Marin County, 19 of
which are family projects.

Is your organization receiving any other Marin County funding for this project?

Yes

Please describe. Include a brief overview of the goals and accomplishments achieved through
this funding.

Marin County Housing Trust Fund and Permeant Local Housing Allocation have awarded $1MM to support
the 1 Hamilton project, but the funding agreement has not been executed. The intention was to support
predevelopment; however, funds cannot be accessed until the construction loan closes due to the
ownership structure. HCD requires funds to be secured by the property. Accessing these funds at
construction close will decrease the needed construction funding and reduce the construction loan
interests. These funds also go towards local leverage for HCD funding, making the 1 Hamilton project that
much more competitive for State funding. Ultimately, the funds will support the first 100% affordable
housing development in Mill Valley in 30 years. Allowing households that would not have had access to
Mill Valley, its schools, parks, and resources without the County's support.

Does your organization have unspent funds that were previously awarded by the County (for any
project)?

No

HTF/PLHA applicants only: Describe your organization's experience with administering state
grant funds. What experience do you have with State prevailing wage and procurement
requirements?

EAH Housing has a long history of success in developing and managing affordable housing. EAH has
developed or acquired 109 properties and 8,400 affordable homes since 1986. In the last five years, EAH
has developed 730 new rental homes and rehabilitated 1,147 rental homes using traditional Affordable
Housing funding. Our success in being able to finance and build affordable housing is partly due to our
experience in securing and administering affordable housing funding. In the past four years, EAH has been
awarded over $42MM in HCD MHP funding and over $61MM in AHSC funding. In the first HCD
SuperNOFA, EAH received $20.8MM for three developments. EAH received notice of 17 Affordable
Housing funding awards supporting 11 developments in 2022. Our track record in securing state funding
and successfully developing affordable housing demonstrates our experience administering state grant
funds.

Over the past six years, EAH Housing has worked on 52 projects; 34 have required prevailing wage (65%),
and we have met all requirements. EAH is experienced with meeting the state prevailing wage and
procurement requirements, as much of the state funding used in our project has a prevailing wage
requirement.

Attachments

Please closely review the Notice of Funding Availability (NOFA) for instructions on which
documents you must attach. The County requires specific attachments for each funding type
(HTF/PLHA, HOME-ARP, CDBG Housing). Please label your attachments in this manner: “2023-
24 [Document Name] for [Organization Name]- [Project Name].”

& 2024-25 Applicant Org Docu... .pdf % 2024-25 Excel Spreadsheet f... .xlIsx
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https://marincounty.jotform.com/uploads/jpform/240087511995967/5839279220966920462/2024-25%20Applicant%20Org%20Documents%20for%20EAH%20Housing%20-%201%20Hamilton.pdf
https://marincounty.jotform.com/uploads/jpform/240087511995967/5839279220966920462/2024-25%20Excel%20Spreadsheet%20for%20EAH%20Housing%20-%201%20Hamilton.xlsx

M 2024-25 FEMA Flood Map for....pdf M 2024-25 Site Control Docume....pdf

Certification

Please review your responses above for accuracy.

Name of Person Completing this Application
Bianca Neumann

Title of Person Completing this Application
Director of Business Development

By checking this box,

| hereby certify that the information in this application is true and accurate to the best of my
knowledge.
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https://marincounty.jotform.com/uploads/jpform/240087511995967/5839279220966920462/2024-25%20FEMA%20Flood%20Map%20for%20EAH%20Housing-1%20Hamilton.pdf
https://marincounty.jotform.com/uploads/jpform/240087511995967/5839279220966920462/2024-25%20Site%20Control%20Documentation%20for%20EAH%20Housing%20-%201%20Hamilton.pdf

1 Hamilton
SOURCES

Construction Period Sources Rate Term Amount
Construction Loan 7.00% 30 months $ 41,779,374
Taxable Tail (4% only)- Construction Loan
Tax Credit Investor Proceeds 15.00% during construction $ 4,349,440
AHP
City Funding $ 150,000
County Funding $ 1,000,000
State Sources (MHP,NPLH,MIP)
Total Sources $ 47,278,814
Total Development Costs $ 47,278,814
SURPLUS / (GAP)
Tiebreaker Debt
Permanent Sources Eligible Type Rate Period Total
Amortizing Perm Loan, Tranche A No Amrt. 7.00% 35yrs. $ 2,842,772
Amortizing Perm Loan, Tranche B No Amrt. 7.00% 35yrs. $ 4,031,647
Tax Credit Investor Proceeds No n/a n/a n/a $ 28,996,267
GP Equity No $ 5,081,897
Deferred Developer Fee No $ -
AHP No
City Funding Yes
County Funding Yes
State Sources (MHP,NPLH,MIP) Yes
Waiver- Offset Yes
Total Sources| $ 54,054,566
Total Development Costs | $ 54,054,566
SURPLUS / (DEFICIT) | $ =
PDU] $ 1,201,213

Lender Rate Term Amount

7.00% 30 months  $ 25,761,428
7.25% 30 months  $ 16,017,946
15.00% during construction = $ 4,349,440
$ 800,000
$ 150,000
$ 2,200,000

$ -
$ 47,278,814
$ 47,278,814

$ -

Amortization
Lender Rate Period Amount

7.00% 35 yrs. $ 2,842,772
7.00% 35 yrs. $ 4,031,647
n/a n/a n/a $ 28,996,267
$ 5,081,897

$ -
$ 800,000
$ 150,000
$ 2,200,000
$ 9,129,297
$ 822,686
Total Sources| $ 54,054,566
Total Development Costs | $ 54,054,566

SURPLUS / (DEFICIT) | $ =
PDU| $ 1,201,213




Uses of Funds

Total Cost

Allocate

Notes

Residential

Eligible Basis

Construction

Period
Direct Land Cost $ = Manual City owns the land $ -3 - % -
Existing Improvements Value $ - Land Area $ - $ - % -
Demolition and Land Remediation $ 50,000 Unit # $ 50,000 n/a $ 50,000
Holding Costs $ = Unit # $ -3 - 8 =
Predevelopment Loan Interest (Insert Name | $ = Unit # $ - $ - $ -
Predevelopment Loan Interest (MPHC) $ o Unit # $ - $ - $ -
TOTAL LAND COST/ ACQUISITION COST | $ 50,000 $ 50,000 $ - $ 50,000
Hard Costs Total Cost Allocate Notes Residential  Eligible Basis C°"Ps::i‘:)‘;t'°"
Off-Site Improvements $ 1,800,000 Calc $ 1,800,000 $ - $ 1,800,000
Site Work $ 500,000 Calc $ 500,000 $ 500,000 $ 500,000
Residential Structures $ 28,909,425 Calc $ 28909425 $ 28,909,425 $ 28,909,425
Construction Cost Escalation $ 1,562,971 Calc $ 1,562,971 $ 1,562,971 $ 1,562,971
TOTAL SITE WORK AND STRUCTURES 3 32,772,396 $ 32772396 $ 30,972,396 $ 32,772,396
General Requirements $ 984,672 Calc $ 984,672 $ 984,672 $ 984,672
Contractor Overhead and Profit $ 2,074,064 Calc $ 2,074,064 $ 2,074,064 $ 2,074,064
General Liability Insurance and Bond $ 345,677 Calc $ 345,677 $ 345,677 $ 345,677
Contractor's Contingency $ 760,659 Calc $ 760,659 $ 760,659 $ 760,659
Owner Hard Cost Contingency $ 1,849,373 Calc $ 1,849,373 $ 1,849,373 $ 1,849,373
TOTAL NEW CONSTRUCTION COSTS $ 38,786,841 $ 38,786,841 $ 36,986,841 $ 38,786,841
Architecture and Engineering Total Cost Allocate Notes Residential  Eligible Basis C°"Ps::i‘:)‘;t'°"
Architecture Design $ 1,800,000 Unit # $ 1,800,000 $ 1,800,000 $ 1,800,000
Architecture Construction Admin $ 200,000 Unit # $ 200,000 $ 200,000 $ 200,000
TOTAL ARCHITECTURE $ 2,000,000 $ 2,000,000 $ 2,000,000 $ 2,000,000
Civil, Survey, SWPPP $ 77,894 Unit # $ 77,894 $ 77,894 $ 77,894
Joint Trench $ 75,000 Unit # $ 75,000 $ 75,000 $ 75,000
Waterproofing $ 50,000 Unit # $ 50,000 $ 50,000 $ 50,000
Energy Consultant/HERS Rater $ 40,000 Unit # $ 40,000 $ 40,000 $ 40,000
Construction Management $ 75,000 Unit # $ 75,000 $ 75,000 $ 75,000
TOTAL ENGINEERING 3 317,894 $ 317,894 $ 317,894 $ 317,894
TOTAL ARCHITECTURE AND ENGINEERIN( $ 2,317,894 $ 2,317,894 $ 2,317,894 $ 2,317,894
Construction Interest & Fees Total Cost Allocate  C2lculation Details Residential  Eligible Basis  Construction
& Notes Period
Construction Loan Interest $ 2,344,290 Calc 40% Utilization Rate $ 2,344,290 $ 1,442,640 $ 2,344,290
Taxable Tail- Construction Loan Interest (4% | $ 1,509,691 Calc 40% Utilization Rate $ 1,509,691 $ 116,130 $ 1,509,691
Origination Fees / Application Fees $ 193,211 Calc 0.75% Origination Fee $ 193,211 $ 193,211 $ 193,211
Costs of Issuance (bond projects only) $ 83,081 Calc 4% TC Only $ 83,081 $ - $ 83,081
Taxes (During Construction) $ - Unit# City owns the land $ -3 -3 -
Insurance (Builders' Risk, General Liability) | $ 213,328 Calc 0.55% % of Hard cost $ 213,328 $ 213,328 $ 213,328
AHF Origination Fee $ - Manual $ - $ - $ -
TOTAL CONSTRUCTION FINANCING| $ 4,343,600 $ 4,343,600 $ 1,965,308 $ 4,343,600
Permanent Financing Total Cost Allocate Calculation Details Residential Eligible Basis Constr_uction
& Notes Period
Origination Fees / Application Fees $ 68,744 Calc 1.0% Origination Fee $ 68,744 $ - $ -
Title & Recording $ 25,000 Unit # $ 25,000 $ - $ -
Lender Expenses $ 25,000 Unit # $ 25,000 $ - $ -
Soft Lender Fees $ 10,000 Unit # $ 10,000 $ -3 -
TOTAL PERMANENT FINANCING $ 128,744 $ 128,744 $ - $ -
Legal Fees Allocate Notes Residential Eligible Basis Constr_uction
Period
Const. Lender Legal Paid by Applicant $ 45,000 Unit # $ 45,000 $ 45,000 $ 45,000
Legal Fees -- Const. Loan Closing $ 10,000 Unit # $ 10,000 $ 10,000 $ 10,000
Legal Fees -- Perm Loan Closing $ 15,000 Unit # $ 15,000 $ -3 -
Legal Fees - Syndication $ 7,500 Unit # $ 7,500 $ - $ 7,500
Legal Fees - Bond deals $ = Manual 4% TC Only $ -3 -3 =
TOTAL LEGAL $ 77,500 $ 77,500 $ 55,000 $ 62,500
Reserves Total Cost Allocate Notes Residential  Eligible Basis C°"Ps::i‘:)‘;t'°"
Operating Reserve (3-6 mos debt and op) $ 570,111 Calc 6 Months Capitalized | $ 570,111 $ - $ -
Other Reserves: Specify $ - Manual $ - $ - $ -
Other Reserves: Specify $ - Manual $ - $ - $ -
TOTAL RESERVE COSTS $ 570,111 $ 570,111 $ - $ -




Other Project Costs

Total Cost

Calculation Details

Allocate

Residential

Eligible Basis

Construction

& Notes Period
Appraisal Cost $ - Unit # $ -3 -3 =
TCAC App/Allocation/Monitoring Fees $ 46,211 Calc $ 46,211 $ - $ 46,211
Impact Fees $ 495,000 Calc $ 495,000 $ 495,000 $ 495,000
Waived Impact Fees $ - Manual Include in Sources- LINK CE[] $ (495,000) $ - 8 (495,000)
Permit Processing Fees $ 996,598 Calc Overwrite based on Fee strud $ 996,598 $ 996,598 $ 996,598
Marketing $ 7,500 Unit # $ 7,500 $ - $ 7,500
Furnishing $ 8,000 Unit # $ 8,000 $ 8,000 $ 8,000
Market Study $ 5,000 Unit # $ 5,000 $ - $ 5,000
Prevailing Wage Monitor $ 7,500 Unit # $ 7,500 $ 7,500 $ 7,500
Audit $ 7,500 Unit # $ 7,500 $ 7,500 $ 7,500
Printing $ 1,000 Unit # $ 1,000 $ 1,000 $ 1,000
Accounting Fees - Operating $ 4,000 Unit # $ 4,000 $ 4,000 $ 4,000
Other: Advanced Leasing Staff $ = Unit # $ - $ - $ -
Soft Cost Contingency $ 234,669 Calc 3% % of Soft Cost $ 234,669 $ 234,669 $ 234,669
TOTAL OTHER COSTS $ 1,812,979 $ 1,317,979 $ 1,754,267 $ 1,317,979
SUBTOTAL PROJECT COSTS 3 47,592,670 $ 47,592,670 $ 43,079,311 $ 46,878,814
Developer Costs Total Cost Allocate Caleulation Details Residential Eligible Basis Constr.uction
& Notes Period

Developer Overhead/Profit $ 6,461,897 Calc Overwrite based on PJ. need $ 6,461,897 $ 6,461,897 $ 400,000
TOTAL DEVELOPER COSTS $ 6,461,897 $ 6,461,897 §$ 6,461,897 $ 400,000
TOTAL PROJECT COSTS $ 54,054,566 $ 54,054,566 $ 49,541,208 $ 47,278,814
Total Sources 54,054,566 Total Sources $ 54,054,566
Gap: Surplus/(Deficit) o Gap: Surplus/(Deficit) $ -
Total Cost Per Unit w/land value) $ 1,201,213 Total Cost Per Unit w/land value) $ 1,201,213
Total Cost Per Unit w/o land value) $ 1,201,213 Total Cost Per Unit w/o land value) | $ 1,201,213

Eligible Basis 92% Eligible Basis 92%




Development Schedule

Re: 1 Hamilton Road, Mill Valley

Exclusive Negotiation Agreement Feb. 2022
Community Outreach
Community Outreach Plan Feb. 2022
Outreach to Community Feb. 2022 to
Groups: Small Targeted Sept. 2023
Community Meeting 1: March 2022
Community Meeting 2: April 2022
Community Meeting 3: Report June 2022
Community Meeting 4: Pre- Sept. 2022
Design, Rezoning, and Entitlements
Initial Site Plan and Fit Studies Dec. 2021 to
Feb. 2023
Schematic Design Feb. 2023 to
July 2023
Pre-Entitlement Package Sept. 2023
Entitlement Submittal Dec. 2023
General Plan Amendment, Feb 2024
Design Development March 2024
Construction Documents December
2025
*Environmental
Environmental Phase 1 Feb. 2022
Geotechnical Reports March 2022
Environmental Phase 2 (if April 2022
CEQA Approval Feb. 2024
NEPA Approval June 2024
Finance
City Predevelopment Loan Feb. 2022
Financing Concept March 2022
Financing Plan March 2024
Financing Applications June 2024 to
Nov. 2025
Land Dispossession Agreement Feb. 2024
Gound Lease Executed Nov. 2025
Construction and Leasing
Construction Permints Oct. 2025
Construction Start Dec. 2025

Lease up March. 2027 to
Aug. 2027
Construction Completion June 2027
Property Stabilized Jan. 2028




EAH INC. - BUDGET
JULY 2023 - JUNE 2024
YEAR 1
ADMINISTRATIVE ACTIVITY

updated as of: 6/22/2023 7/123-6/24

FUNDRAISING 500,000
MISC GRANTS 500,000
GRANTS / RESTRICTED 335,000
REAL ESTATE DEVELOPMENT 11,180,177
REAL ESTATE MANAGEMENT 19,218,391
ASSET MANAGEMENT 6,837,894
TOTAL INCOME 38,571,462
TOTAL PERSONNEL COSTS 31.207.911
TOTAL BUSINESS SERVICES 1,222,061
TOTAL OFFICE EXPENSE 3,259,390
TOTAL OTHER EXPENSE 2.089.325
TOTAL MISCELLANEOUS EXPENSES 404,384
TOTAL INVESTMENT 345 175
TOTAL EXPENSES 38,528,246
ANNUAL EXCESS/(DEFICIT) 43,215

FAEAH\Budgets, Audits&Taxes\23-24\EAH Budget Final Approved 2023-2024.xIsxEAH Bugget

(*) have supporting worksheets containing detail information

Final Approved 2023-2024.xIsx




Expanding the range of opportunities for all by i T Y

. . . . = g " m
developing, managing and promoting quality

affordable housing and diverse communities. EA H H o U S I N G

A roof is just the beginning

Included in this attachment are the following documents:

1. FEMA Flood Map

CALIFORNIA 22 Pelican Way, San Rafael, CA 94901 | (415) 258-1800 | CA Lic. 853495

HAWAII 1001 Bishop Street, #2880, Honolulu, HI 96813 | (808) 523-8826 | HI Lic. RB-16985
www.EAHHousing.org
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FEMA Digital Flood Map
Products

e FIRM Panel Image: Flood Insurance Rate Maps (FIRM) are digital images of flood hazard
maps. The images are digital pictures of entire flood map panels that can be viewed and printed
from a computer. Most communities and counties have many map panels to cover the entire
jurisdiction and an index map that shows the location of each map panel.

e FIRM Worldfile: A TFW or PGW file may accompany your flood hazard map. They are used to
help view the flood maps in GIS applications.

FIRM Panel Images are TIF or PNG image files and have file names with a Community or County ID
followed by a 4-digital panel number and letter suffix representing a version (e.g. 12345C0123F.tif). The
FIRM worldfiles will have the same filenames but with a .tfw or .pgw extension.

FIRM Panel Images can be viewed using most freely available image viewer applications. You can also
use the FIRMette-Desktop software available from the FEMA Flood Map Service Center (MSC) website
at msc.fema.gov/portal/resources/firmettes. FIRM images can also be viewed in specialized GIS software
where the worldfiles are used to make the images compatiable with other GIS data. See the MSC Products
and Tools Overview page for more information on avialable data and tools for using FEMA’s flood risk
data.

For more information on available digital products, visit FEMA’s Map Service Center website at
https://msc.fema.gov or call the FEMA Map Information eXchange (FMIX) at 877-336-2627.

Risk MAP

Increasing Resilience Together

July 2014 http://www.fema.gov/rm-main - 1-877-FEMA MAP 22
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Expanding the range of opportunities for all by

developing, managing, and promoting quality
affordable housing and diverse communities. EA HH O U S IN G

A roof is just the beginning

EAH INC.
OFFICERS:

Linn Warren, Chair
Robert M. (Bob) Brown, Vice Chair
Paul Foster, Secretary/Treasurer

Laura Hall, Assistant Secretary and President & CEO

Cathy Macy, Assistant Secretary and CFO

Welton Jordan, Assistant Secretary and Chief Real Estate Development Officer
David Egan, Assistant Secretary and Vice President Real Estate Development

DIRECTORS:

Barney Deasy (2024)

Robert M. (Bob) Brown (2024)
Pat Cashman (2026)

Paul S. Foster (2026)

Colleen Mizuno (2024)
Joseph F. Walsh (2024)

Linn Warren (2024)

Laura Wilder (2024)

CALIFORNIA 22 Pelican Way, San Rafael, CA 94901 | (415) 258-1800 | CA Lic. 853495

HAWAI'l 733 Bishop Street, #1717, Honolulu, Hl 96813 | (808) 523-8826 | HI Lic. RB-16985
EAHHousing.org
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internal Revenue Service

Department of the Treasury
P. 0. Box 2508
Date: October 6, 2006 Cincinnati, OH 45201

Person to Contact:
EAH INC

Ms. Jackson 31-07417
2169 B E FRANCISCO BLVD Customer Service Representative
SAN RAFAEL CA 94801-0000 Toll Free Telephone Number:
877-829-5500

" Federal ldentification Number:
94-1699153

Dear Sir or Madam:

This Is in response to your request of October 6, 2008, regarding your organization’s tax-
exempt status.

In June 1970 we issued a determination letter that recognized your organization as exempt

from federal income tax. Qur records indicate that your organization is currently exempt
under section 501{c)(3) of the Internal Revenue Code.

Our records indicate that your organization is also classified as a public charity under
section 509(a)(2) of the Internal Revenue Code,

Our records indicate that contributions to your organization are deductible under section
170 of the Code, and that you are qualified to receive tax deductible bequests, devises,
transfers or gifts under section 2055, 2106 or 2522 of the Internal Revenue Code.

If you have any questions, please call us at the telephone number shown in the heading of
this letter.

Sincerely,

j?hwmz/,é&a fon)

Janna K. Skufca, Director, TEH/GE
Customer Account Services
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STATE OF CALIFORNIA

FRANCHISE TAX BOARD
FTB PO BOX 942857

SACRAMENTO CA 94257-0540

Entity Status Letter
Date: 1/13/2022
ESL ID: 8421904022

Why You Received This Letter

According to our records, the following entity information is true and accurate as of the date of this letter.

Entity ID: 0568670

Entity Name: EAH INC.

1. The entity is in good standing with the Franchise Tax Board.

2. The entity is not in good standing with the Franchise Tax Board.

4. We do not have current information about the entity.

O X X

5. The entity was administratively dissolved/cancelled on through the Franchise Tax Board
Administrative Dissolution process.

Important Information

e This information does not necessarily reflect the entity's current legal or administrative status with any other
agency of the state of California or other governmental agency or body.

e If the entity's powers, rights, and privileges were suspended or forfeited at any time in the past, or if the
entity did business in California at a time when it was not qualified or not registered to do business in
California, this information does not reflect the status or voidability of contracts made by the entity in
California during the period the entity was suspended or forfeited (R&TC Sections 23304.1, 23304.5,
233054, 23305.1).

e The entity certificate of revivor may have a time limitation or may limit the functions the revived entity can
perform, or both (R&TC Section 23305b).

Connect With Us

Web: ftb.ca.gov

Phone: 800.852.5711 from 7 a.m. to 5 p.m. weekdays, except state holidays
916.845.6500 from outside the United States

TTY/TDD: 800.822.6268 for persons with hearing or speech impairments

FTB 4263A WEB (REV 12-2019)

The entity is currently exempt from tax under Revenue and Taxation Code (R&TC) Section 23701 d.
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2024-25 Application for Friday, February 16, 2024
Affordable Housing Funds

Marin County Housing & Federal Grants Division

This application is for affordable housing developers in Marin County, California who would like to apply
for multiple state, local, and federal funding sources simultaneously. Please refer to the Notice of Funding_
Availability (NOFA) released on January 22, 2024 for detailed information about qualifications and
application requirements. Applicants may use this prep tool for the long-form questions in order to save
their responses and copy/paste into this application.

The deadline to apply is 5:00 p.m. Friday, February 16. Applicants will receive a copy of their submitted
application to the email address entered.

The following grant sources and approximate amounts are available through this application:

1. Marin County Affordable Housing Fund (HTF) and State Permanent Local Housing Allocation
(PLHA) - $1.2 million

2. Federal HOME - $850 thousand

3. Federal CDBG Housing - $650 thousand

Applicant Information

Organization Name
Eden Housing Inc

Website URL
edenhousing.org

DUNS #
058211947

Mailing Address

22645 Grand Street
Hayward, California, 94541

Project Contact Name
Tim Gorman

Title
Project Developer

Email Address
tim.gorman@edenhousing.org

Phone Number
(510) 861-5324

Executive Director Name
Linda Mandolini
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Executive Director Email Address
Imandolini@edenhousing.org

Is there a co-applicant organization?

No

Briefly describe your organization, including mission, programs, staff experience, and number
of clients served. Describe the co-applicant organization, if applicable.

Eden Housing has developed and acquired nearly 12,000 residential units in 170 properties in cities
throughout the San Francisco Bay Area, the Central Valley, and Southern California. Eden Housing is not
only one of the oldest, but stands out as one of the most productive, successful and fastest growing
nonprofit affordable housing developers in California. More than one-half of Eden Housing's portfolio has
been produced in the last one-third of our organization’s lifetime. We are recognized in the industry for our
creative development approach that includes collaborating with local governments and tailoring projects
to suit each locale. Eden is also committed to mentoring and supporting smaller, less-experienced
community-based organizations in their housing development efforts. However, our work is not simply
defined by the housing we build for low-income residents. Housing development is but one aspect of a
neighborhood revitalization strategy that also includes professional property management and human
support services for residents. Each of these elements involves partnering with communities, investing in
neighborhoods and empowering people.

Eden Housing, Inc. revitalizes communities through a variety of housing development, property
management and social services activities that meet the needs of lower income people. We build
sustainable communities-through the housing we produce, the professional property management we
provide, the support services we offer to residents, the partnerships we establish, and the investments we
make in neighborhoods throughout California. Eden Housing’s mission is to create and sustain high-
quality affordable housing communities that advance equity and opportunity for all.

Have there been any recent or upcoming leadership transitions?
There have been no recent leadership transitions.

Have there been any recent expansions or cutbacks in activities and/or budget? If so, please
explain.

Eden Housing published a new Strategic Plan in 2020 that aims at the creation of 10,000 new homes in
the next ten years. The four pillars of this strategic plan are:

1. Significantly increase housing for low-income Californians

2. Support the stability and economic mobility of residents

3. Embed commitment to racial, social and economic justice in all of our work

4. Invest in key infrastructure to increase organizational agility and readiness for scale

As a part of its growth goals Eden plans to expand from a robust Northern California pipeline to a
statewide development platform with the capacity to create more homes in high need communities.

If applicable, what is the organization’s standing with licensing or other accreditation
authorities?

Eden Housing maintains a certificate of good standing with the Secretary of State and maintains its
designation as a 501(C)3.

How does your organization verify client income?

Staff shall obtain verifications in compliance with requirements set forth by the affordable housing
programs regulations. No decision to accept or reject an application shall be made until all verifications
necessitated by the application form have been collected and any necessary follow-up interview has been
performed.

Types of Verifications Required

All information relative to the following items must be verified as described in these procedures:

A. Eligibility for admission, such as:

1. Income
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. Assets and asset income
. Household composition
. Social security numbers
. Full time student status

abhwN

. Allowances, such as:

. Age, disability, or handicap, of household members
. Medical costs (Elderly/Handicapped Families only)
. Handicap expenses

. Full time student status

Our organization will create a Tenant Selection Plan for this property which will use the below verification
criteria.

A. Eligibility Information

B. Annual Income

C. Assets and Asset Income

D. Allowance Information

E. Social Security Numbers of all Household Members
F. Full-Time Student Status

A OWON-_T

All the above information must be documented and appropriate verification forms or letters placed in the
applicant’s file.

Only verified income information that is less than 90 days old may be used for certification or
recertification.

Forms of Verification:

Documentation employed as part of the verification process may include:

A. Checklists completed as part of the interview process and signed by the applicant;

B. Verification forms completed and signed by Third Parties or Third-party oral with a record kept in the
file;

C. Documents provided by the household such as:

1. Benefit checks

2. Income tax returns

3. W-2 forms

D. Documentation of interviews with the household;

E. Letters;

F. Notes of telephone conversations with reliable sources;

G. Photocopies of check stubs (three months consecutive check stubs as required by CTCAC and
checking/savings account statements.

If third party verifications are not available, Staff will call the income source and keep written
documentation, which will indicate the date of the conversation, source of the information, name and job
title of the individual contacted, and a written summary of the information received. Each file will be
documented to show that Staff attempted to obtain third party written documentation before relying on
some less acceptable form of information.

Verifying Annual Income

A. Annual Income shall be based on the best available information, considering the past year's income,
current income rate and effective date; and shall include estimates for each income recipient in the
household.

B. The income of irregular workers will be estimated on the basis of the best information available,
considering earning ability and work history.

C. When an applicant reports zero income, Staff will request a household budget or statement of financial
responsibility from the applicant. Investigations will include ordering a credit report on the applicant.

D. Overtime income will be computed in accordance with verification obtained on the Employment
Verification form from the employer unless the applicant is able to provide other reliable or accurate
information.
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General Project Information

Project Name
Oak Hill Eden

Project Address

Sir Francis Drake Boulevard
Unincorporated Marin County, California, 94964

Assessor’s Parcel Number (APN)
018-152-12

Funding Requests

Which funding source(s) are you seeking for this project? Please refer to the NOFA for a
description of each funding source and eligible project types. Those applying for HOME-ARP
funds are highly encouraged to apply for HTF/PLHA funds as well.

HTF/PLHA

HTF/PLHA Amount Requested (max $1.2
million)
$1200000

Project Details

Scope of Work: Describe the proposed project, including details such as property
characteristics, proposed use of funds, and number of housing units involved. Explain how the
project will benefit the community.

Overview

Oak Hill Apartments will be comprised of two affordable residential communities of equal size—115
apartments developed by Eden Housing targeted toward lower income families, and 135 apartments to be
built by Education Housing Partners (EHP) for income qualifying teachers and staff of local school
districts and county employees. This application is for funding for the Eden Housing/Lower Income
portion of the Oak Hill Apartments (Oak Hill Eden). Oak Hill Eden will offer studios, one, two and three-
bedroom for-rent apartment homes targeting families. Oak Hill Eden will share common infrastructure
with the educator housing component, including some amenity areas and a parking structure. The
preliminary design concept responds to the environment by gently terracing homes to maximize Bay and
hillside views. The community will feature sustainable design, drought-tolerant landscaping, and high-
quality finishes. Amenities will include a community room, computer lab, bike parking, as well as outdoor
areas for socializing, playing, and reflecting.

The Design

The project will be spread between two buildings. One building will have the 4-story parking garage and the
EHP units above it. The portion of this building used by Oak Hill Eden will be Type I-A construction. All of
the units and most of the amenities for Oak Hill Eden will be in a single building with five levels of units in a
single phase. This building will be slab on grade Type IlI-A construction. This E shaped buildings will
include office space for management and resident services as well as an array of amenities spaces,
including a fitness center, community room, computer lab, and community kitchen. This will include 115
residential units, which is inclusive of 2, 2-bedroom managers units. The exterior will be designed to take
advantage of the terrain and views. Outdoor amenities will playgrounds, planters, BBQ & Dining Areas, a
dog run, and a rooftop terrace.

Services and Community Space

Two of the units will be set aside for live-in management staff so the property is well managed every day
and night. The ground level of the building includes two property management offices for the full-time
property manager, as well as two offices space for resident and supportive services staff who will provide
a myriad of services — such as health and wellness, career, education, and financial literacy programming
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- to help ensure our residents succeed in their new homes.

The ground level also contains a community room that opens onto a landscaped patio, a computer room,
laundry facilities, and secure bicycle parking rooms with a space for every unit. Parking will be provided in
an on-site garage with for at least one car per unit. All floors including the parking garage are elevator
accessible.

Neighborhood

The site is in Unincorporated Marin, in the sphere of influence of the City of Larkspur. It is along Sir
Frances Drake Blvd between the housing community of Drakes Cove and the San

Quentin State Prison. The site is walking distance to shopping at the Marin Country Mart and transit
centers including the Larkspur Ferry Terminal.

Describe the property’s history leading up to this request. Include when the organization
acquired/will acquire the property, any previous requests for County funding, attempts to secure
other financing, etc.

The total site is 8.3 acres, with Oak Hill Eden comprising 4.1 acres of the site. The site is currently owned
by the State of California and managed by the Department of Corrections and Rehabilitation (CDCR). The
site used to be used as the CDCR gun range but is currently unused with the exception of a small portion
of the site, which has a sewer treatment facility.

Eden maintain site control through a lease option agreement with the State of California. Eden was
awarded the right to develop this site through a Request for Proposal process through the State.

The Project received CEQA entitlements in June of 2023 and has been awarded $1,300,000 in HOME-ARP,
$800,000 in HOME, and $476,896 in CDBG through Marin County applications. With the help of the County
we received an award of $1,900,000 through the HCD Local Government Matching Grant funding. The
project has most recently applied for $46,000,000 in funding through California HCD, which would allow
the project to apply for Tax Credits.

Describe any nearby amenities, such as parks, public transportation, grocery stores, health care
facilities, schools, childcare, libraries, parks/open space, etc. that residents of the project
are/would be able to use.

The site is less than 0.5 miles from the Larkspur Ferry Terminal, which provides direct service to San
Francisco and access to busses throughout Marin and the Bay Area. The development is less than .5 miles
from Marin Country Mart, which provides a variety of food and shopping opportunities. A park, a medical
clinic, and bike path are all within a mile of the project.

Select the known environmental issues of the proposed project site, and/or adjacent properties
if relevant.

Easements or encroachments

Notes or clarifying information on environmental issues:
There is an easement at the site for the Central Marin Sanitary District to access a hydrogen peroxide tank.

Have you begun any state or federal environmental review procedures for the proposed project?

Yes

Who is the staff member that will supervise and manage the proposed project?Describe their
past experience with project management.

Teddy Newmyer is the project manager for this project. He is an Associate Director of Real Estate
Development with Eden housing and has worked in affordable housing development for over 7 years,
including on projects that utilized HOME & CDBG funding. Teddy has worked on Oak Hill Apartments
beginning when Eden was going through the RFP process with the State of California. Teddy has
experience managing and overseeing several other affordable housing developments through all stages of
the development process including acquisition, entitlements, design, financing, construction, and leasing.
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Tim Gorman has 2 years of experience managing the development of low-income housing. He has led two
rehab projects and has supported Eden Staff on New Constuction Projects at different stages of
development from pre-dev to placed-in-service. He has applied for and executed disbursement compliance
for CDBG Funding, HOME-ARP funding, LIHTC, and local grant funding through bay area municipalities.

Will the project involve hiring an external property management company?

No

If awarded funding, you will need to draft and submit an Affirmative Marketing Plan for this project. The plan
would describe how you will market the project to different groups of people based on protected
characteristics such as race, color, national origin, religion, sex (including sexual orientation and gender
identity), familial status, and disability. Please refer to the Affirmative Marketing tab of the Federal Grants
website for more information.

Describe any prior experience with affirmative marketing or similar initiatives.

All 170+ properties that Eden owns have an affirmative marketing plan in place, whether their funding
requires it or not. Affirmatively marketing our projects is an important part of the Eden mission, and we
have dedicated staff in-house who create these plans. The plan for Oak Hill will lay out outbound and
inbound marketing strategies, demographics to target, and metrics for measuring the success of our plan.

All projects funded by HUD programs must Affirmatively Further Fair Housing. This is defined as combating
housing discrimination and taking meaningful actions to overcome patterns of segregation and foster
inclusive communities free from barriers that restrict access to housing opportunities based on protected
characteristics: race, color, national origin, religion, sex (including sexual orientation and gender identity),
familial status, and disability.

How will this project Affirmatively Further Fair Housing?

Oak Hill Eden will follow an Affirmative Fair Housing Marketing Plan that will outline key steps and metrics
for marketing to underrepresented populations. We will specifically target the populations identified as
“least likely to apply” for this housing. The property will be marketed to these populations by the Property
Manager, Property Supervisor, and Compliance Manager. After we receive applications for the waiting list
we will determine success based on the number of applicants who meet our "least likely" to apply criteria
by the time we close the list. If a mix of the "least likely" to apply groups are not applying, We will revise
our marketing plan to actively target and outreach to those under-represented groups.

Describe any past community engagement activities for this project, and future plans for
community engagement.

Eden Housing, Inc. through Town Hall Public Relations has been in contact with many community
organizations, public officials, neighbors and governmental bodies through the initial stages of
development. We have had conversations with the neighbors on both sides of the project, California
Department of Corrections and Rehabilitation to the east, and the Drake’s Cove Home Owner’s Association
to the west.

Through the CEQA Process this project has had multiple public meetings to hear and respond to local
resident’s concerns and support for this project. The project help a scoping meeting for the Environmental
Impact Report (EIR) on April 11, 2022 and a public meeting on the draft EIR on March 16, 2023. The project
also hosted two town hall meetings to solicit local input on the project, the first on October 28, 2021 and
the second on October November 30, 2022.

Along with these meetings to engage local residents, project staff have met with multiple community
organizations to solicit feedback on the project. To date the project staff has met with Marin
Environmental Housing Collaborative, Southern Marin Fire Protection District, Marin County Office of
Education, Greenbelt Alliance, Marin Organizing Committee, Canal Alliance, Marin Promise, Housing Crisis
Action, and the League of Women Voters.

The project team has also been in consistent communication with the neighboring HOA at Drake’s Cove
Road to discuss the entrance to the project and how it will influence traffic on Sir Francis Drake Boulevard.

Demographics and Unit Information
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In the table below, enter the existing or anticipated number of units based on income level and bedroom
count. Refer to the Current Marin County Income Limits to determine income level.

Anticipated Unit Count by Bedrooms and Income Level

EXtII;vaeW Very Low Low Moderate

Studio S 17 6
1 bed 5 17 4
2 bed 4 18 /
3 bed 4 18 8
4 bed

Other

O

Notes or clarifying information on the unit count:
We will also have two 2 bedroom manager's units.

Market Rate  TOTAL UNITS

28
26
29
30
0
0

0 113

In the table below, enter the demographics of the people who live (or will live) in the proposed housing
project. If unknown, use the demographics of households within similar existing Marin complexes as the
proposed project, within the organization’s purview. Specify the number of Hispanic/Latino residents in its
stand-alone column. The “Total” column must include the number of Hispanic/Latino residents as part of

the sum.

Are the following numbers specific to the proposed project, or to a similar existing Marin

complex?

Similar existing Marin complex

Demographic Information

Total Number of Persons

White 77
Black/African American 10
Asian 16

American Indian/Alaskan Native

Native Hawaiian/Other Pacific
Islander

American Indian/Alaskan Native &
White

Asian & White
Black/African American & White

American Indian/Alaskan Native &
Black.African American

Persons Identifying as
Hispanic/Latino
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Persons Identifying as

Total Number of Persons Hispanic/Latino

Other Multi-Racial
Other/Not Disclosed 10

TOTAL (Unduplicated) 113 0

Fill in a number for each of the fields below. For new construction, or if you are unsure, please put 0.

Families
0

Female-headed households
0

Households that include person(s) with a disability
0

Project Planning

Select the current phase of the proposed project.

Predevelopment

Select the activities involved in the proposed project.

New Construction (ineligible for CDBG)

Describe the project timeline and specify a real or estimated completion date for each milestone below.
Add/explain any additional milestones as needed.

For acquisition projects:
For new construction and/or rehabilitation projects:

Define scope of work/finish design
Saturday, June 1, 2024

Complete planning and environmental review
Sunday, December 1, 2024

Release bid package
Saturday, June 1, 2024

Select contractor
Tuesday, October 1, 2024

Finalize contract
Sunday, December 1, 2024

Obtain building permits
Monday, December 30, 2024
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Start construction
Wednesday, January 1, 2025

Complete construction
Thursday, July 1, 2027

Notes on the project timeline above, including whether dates are estimated:
Dates are estimated.

Describe any flexibility regarding your project’s start/completion date.

The project schedule is mainly driven by securing funding. We have applied for financing through HCD and
other sources. Our current schedule can be adjusted should funding not be secured in the initial rounds of
application.

Will you be seeking Project Based Section 8 Vouchers for this project?

No

Please be aware that if Project Based Section 8 Vouchers (PBV) are committed to the project, the
environmental review process and subsidy layering must be completed before the acquisition is complete or
construction commences. Actions taken prior to PBV being committed are not subject to this requirement.

Describe the type of site control that your organization has for the proposed property. If this
request includes funds for acquisition, summarize the acquisition terms, price, contingencies,
and conditions.

Eden Housing entered into a Lease Option Agreement with the State of California executed 05/24/2022.
That agreement facilitates Eden Housing to enter into a 99-year groundlease for the development and
construction of the project. The Lease Option Agreement will be attached as a supporting document.

Please describe in detail the entitlements and permits that will be required, and those already
obtained. For example, Design Review, Master Plan, Zone Change, General Plan Change,
Coastal Permit, etc.

Due to the State’s ownership of the site, the State will be the lead agency on entitlements, CEQA, and
permitting. The Department of General Services (DGS) will be the lead agency on most of these processes
with help from Housing and Community Development (HCD). The CEQA entitlements process is being
overseen by the Environmental Services Unit of HCD. Plan Check and Permitting will be overseen by the
Project Management and Development Branch (PMDB) of DGS.

Describe any contact with the planning staff at the relevant government jurisdiction, and any
specific feedback they provided.

The Project team meets with staff from DGS and HCD every week to ensure efficient coordination. DGS
has communicated that their permitting timeline and fees will be in line with the normal permitting
process that a county or city would undertake.

Identify all applicable accessibility laws and specific accessibility requirements that must be
met in the design of the proposed project.

The Oak Hill Project will be funded with the support of the California Tax Credit Allocation Commuitee
(TCAC) and Housing and Community Development (HCD). The California Tax Credit Allocation Committee
requires the following design standards, which we intend to meet. “All new construction projects must
provide a minimum of fifteen percent (15%) of the Low Income Units with mobility features, as defined in
CBC 11B 809.2 through 11B 809.4, and a minimum of ten percent (10%) of the Low Income Units with
communications features, as defined in CBC 11B 809.5. These units shall, to the maximum extent feasible
and subject to reasonable health and safety requirements, be distributed throughout the project consistent
with 24 CFR Section 8.26.”

HCD also has design standards which we intend to meet. The building standards are published in the
California Code of Regulations, Title 24, known as the California Building Standards Code. This code
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includes a requirement to meet Americans With Disabilites Act design standards.

Financing Plan

What is the status of all proposed project funding sources as of the date of this application?

1 Tax-Exempt Construction Loan $58,829,655
The applicant has recieved a commitment for a tax-exempt construction loan from JP Morgan Chase
Bank.

2 Taxable Construction Loan $27,242,957
The applicant has received a commitment for a taxable construction loan from JP Morgan Chase Bank.

3 County of Marin AHF $1,000,000 Committed
The Applicant has received a commitment from the County of Marin in the amount shown above for this
development. The loan has the following terms: 3% simple interest, residual receipts for 55 years.

4 Marin Community Foundation $600,000 Committed
The Applicant has received a commitment from the Marin Community Foundation in the amount shown
above for this development.

5 Land Donation $8,625,000 Committed
The applicant has received a commitment from the State of California to donate the land.

6 Net Syndication Proceeds $4,698,742
The project is expected to receive net equity pay-ins from the investor limited partner during construction
in the amount shown above.

7 County of Marin CDBG $476,896 Committed

8 County Home-ARP $1,300,000 Committed

9 County HOME $800,000 Committed

10 County PLHA $1,200,000 This Application

Il. Permanent Financing

1 Tax-Exempt Perm Loan $8,050,000 Committed

The applicant has received a commitment for a tax-exempt permanent loan in the amount shown above
from JP Morgan Chase Bank.

2 HCD - MHP $39,986,370 Submitted in June 2023
The applicant has applied for an MHP award in the amount shown above through the 2023 SuperNOFA
process.

3 HCD - LGMG $1,900,000 Committed
The applicant received a commitment for the HCD funds listed above on September 18, 2023. This award
would be a 55 year term loan with a 3% interest rate

4 Deferred Developer Fee $1,300,000 Committed
The applicant anticipates deferring a portion of the developer fee in the above amount.

5 GP Equity $3,500,000 Committed
The GP anticipates contributing equity to the project in the above amount.

6 Net Syndication Proceeds $46,987,416
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The project is expected to receive net equity pay-ins from the investor limited partner in the amount shown
above.

7 County of Marin AHF $1,000,000 Committed
The Applicant has received a commitment from the County of Marin in the amount shown above for this
development. The loan has the following terms: 3% simple interest, residual receipts for 55 years.

8 Marin Community Foundation $600,000 Committed
The Applicant has received a commitment from the Marin Community Foundation in the amount shown
above for this development.

9 Land Donation $8,625,000 Committed
The applicant has received a commitment from the State of California to donate the land.

10 County of Marin CDBG 476,896 Committed
11 County Home-ARP $1,300,000 Committed
12 County HOME $800,000 Committed

13 County PLHA $1,200,000 This Application

What is the timing and likelihood for obtaining commitments of anticipated funding sources?

The project will find out the determination on it's ~$46,000,000 SuperNOFA application in the second
quarter of 2024. That determination will either allow us to apply for tax credits in 2024 or force us to wait
until next year's HCD SuperNOFA to apply again.

In the event that any funding sources are not obtained or are committed at lower levels than
requested, what alternatives will be pursued?

We will plan to find other funding through the county and state to fill any financing gap that arises.

For each item in your project budget, to be attached to this application, please explain how the
budgeted amount was derived, whether costs are estimated or bid, and any other relevant
information that justifies the budgeted expense (e.g., cost per square foot, percentage of other
costs, estimated number of work hours).

See Sources and Uses Tab of Attached Spreadsheet.
Is your organization receiving any other Marin County funding for this project?

Yes

Please describe. Include a brief overview of the goals and accomplishments achieved through
this funding.

On May 24, 2022 the Marin County Board of Supervisors awarded this project a loan of $1,000,000 from
the county’s Affordable Housing Fund for affordable housing predevelopment. These funds will be
intetgral to the predevelopment schematics, entitlements, and design.

On April 14, 2022 the Marin County Board of Supervisors awarded Oak Hill $476,896 of Community
Development Block Grant (CDBG) funding. These funds are going to contribute to site improvements and
infrastructure to serve this development. Specifically, we are working with the county to use these funds
for the Environmental Impact Report that was required for CEQA compliance.

On June 20, 2023, the Marin County Board of Supervisors awarded Oak Hill $1,300,000 of HOME-ARP and
$800,000 of HOME funding. These funds will go toward unit construction.
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Does your organization have unspent funds that were previously awarded by the County (for any
project)?

Yes
What is your timeline for expending the fund balance?

Eden Housing owns a project at 3301 Kerner Boulevard in San Rafael that was recently awarded County
PLHA which it has not closed on yet. It will eventually close on $685,000 from the County PLHA and LHTF
loans. These funds will be draw down during the construction phase.

The adaptive reuse project at the former US Coast Guard housing facility in Point Reyes Station was
awarded a loan of $714,250 in PLHA funds from Marin County in 2022, along with CDBG and HOME funds
in 2023. The project has not yet received the funds due to a lagging standard agreement from HCD. The
project plans to use theses funds for predevelopment and construction once it receives its authority to use
grant funds.

HTF/PLHA applicants only: Describe your organization's experience with administering state
grant funds. What experience do you have with State prevailing wage and procurement
requirements?

Eden Housing is highly skilled in working with state grant programs, including MHP, IIG, Joe Serna, etc.
Eden has received state funding on dozens of other affordable housing developments and has
successfully administered them meeting all requirements. Eden is highly experienced complying with CA
state prevailing wage requirements, as most of Eden’'s new construction projects have state or federal (or
both) prevailing wage requirements, and we hire prevailing wage consultants to assist with monitoring.

Attachments

Please closely review the Notice of Funding Availability (NOFA) for instructions on which
documents you must attach. The County requires specific attachments for each funding type
(HTF/PLHA, HOME-ARP, CDBG Housing). Please label your attachments in this manner: “2023-
24 [Document Name] for [Organization Name]- [Project Name].”

% 2024 Excel Spreadsheet Ede... .xIsx & 2024-25 FS (19-20) for Eden -....pdf

2024-25FS (20-21) forEden-...pdf M 2024-25Fs (21-22) for Eden -....pdf

& 2024-25 Lease Option Agree... .pdf & 2024-25 Operating Budget fo... .pdf
& Oak Hill Flood Map-reduced.pdf

Certification

Please review your responses above for accuracy.

Name of Person Completing this Application
Tim Gorman
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https://marincounty.jotform.com/uploads/jpform/240087511995967/5839343510321820787/2024-25%20Operating%20Budget%20for%20Eden-%20Oak%20Hill.pdf
https://marincounty.jotform.com/uploads/jpform/240087511995967/5839343510321820787/Oak%20Hill%20Flood%20Map%E2%80%93reduced.pdf

Title of Person Completing this Application
Project Developer

By checking this box,

| hereby certify that the information in this application is true and accurate to the best of my
knowledge.
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Village at Oak Hill
County: Marin

APN Address

Construction

SOURCES OF FUNDS TOTAL  RESIDENTIAL Period
Perm Loan 8,050,000 8,050,000 7.00% 35 years amortization
Land Donation 8,930,000 8,930,000 8,930,000
County (AHF) 1,000,000 1,000,000 1,000,000
County (HOME-ARP) 1,300,000 1,300,000 1,300,000
County PLHA (2024) 1,200,000 1,200,000 1,200,000
County (PLHA/HTF) 1,158,030 1,158,030 1,158,030
County (CDBG) 476,896 476,896 476,896
Marin Cmty Foundation/Other 600,000 600,000 600,000
LGMG 1,900,000 1,900,000
MHP (at loan limit) 39,986,370 39,986,370
County (HOME) 800,000 800,000 800,000
Deferred Developer Fee - Priority (HCD cap) 700,000 700,000 paid dev fee 2,200,000
GP equity/Non-Priority Def Fee 50% 100 100
G 5,969,900 5,969,900 5,969,900
Investor Capital Contributions federal 46,987,416 46,987,416 4,698,742

state 0 0
TOTAL SOURCES 119,058,712 119,058,712 |funds available 26,133,568

Const. period 111,006,180
Construction loan needed 86,072,612 tax-exempt 58,829,655 8.00%
24[mo const + taxable 27,242,957 8.00%
0

100.00%
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BASIS 4% Construction
USES OF FUNDS TOTAL COST RESIDENTIAL  CREDIT Period Costs Explanation 50% TEST
Basis 98,217,842

LAND COST/ACQUISITION Land (value) 8,940,000
Land Cost or Value - Donation 8,930,000 8,930,000 8,930,000 | Appraisal bond financing 58,829,655
Title and Escrow 10,000 10,000 | 10,000 [Estimated from comparable projects. 54.90%
Total Acquisition Cost 8,940,000 8,940,000 8,940,000 taxable tail 27,242,957
NEW CONSTRUCTION |
Site Work and Utilities 5,500,000 5,500,000 5,500,000 5,500,000|GC Estimate
Structures 56,157,407 56,157,407 56,157,407 56,157,407 |GC Estimate
Solar Net Cost 350,000 350,000 350,000 350,000(GC Estimate
Escalation Contingency 12.5% 8,356,250 8,356,250 8,356,250 8,356,250|GC Recommendation
General Requirements 2,527,083 2,527,083 2,527,083 2,527,083 |GC Estimate
Contractor Insurance & Bond 350,000 350,000 350,000 350,000|GC Estimate
Contractor Overhead & Profit 1,965,509 1,965,509 1,965,509 1,965,509|GC Estimate
Total New Construction Costs 75,206,250 75,206,250 75,206,250 75,206,250
ARCHITECTURE & ENGINEERING
Design 1,200,000 1,200,000 1,200,000 1,200,000 Contract & Architect Estimate
Survey and Engineering 675,000 675,000 675,000 675,000 |Estimated from comparable projects.
Total Architeture & Engineering 1,875,000 1,875,000 1,875,000 1,875,000
CONSTR. INTEREST & FEES
Const. Loan Interest 11,170,740 11,170,740 6,702,444 11,170,740| Calculated based on costs, duration, and interest rate
Predevelopment loan interest 80,530 80,530 80,530 80,530 (Calculated based on costs, duration, and interest rate
City or County loan fees 30,000 30,000 30,000 30,000 |Estimate
Insurance 519,721 519,721 519,721 519,721 |Estimated from comparable projects.
Title and Recording 100,000 100,000 100,000 100,000 [Estimated from comparable projects.
Total Construction Interest and Fees 11,900,992 11,900,992 7,432,696 11,900,992 COSTS OF BOND ISSUANCE 88,391,414
PERMANENT FINANCING
Cost of Bond Issuance 1,276,138 1,276,138 662,936 1,231,138 See details in table to the right. This is based on estmates from {Bond Counsel 65,000
Title and Recording 65,000 65,000 0 |Estimated from comparable projects. Bank Counsel 65,000
Legal 25,000 25,000 0|Estimated from comparable projects. Issuer Fee @ .5% 44,196
Total Permanent Financing Costs 1,366,138 1,366,138 662,936 1,231,138 Issuer app/legal 10,000
LEGAL FEES Issuer monitor during const 88,391
Sponsor Legal 75,000 75,000 75,000 75,000 |Estimated from comparable projects. CDLAC 30,937
Total Attorney Costs 75,000 75,000 75,000 75,000 CDIAC 13,259
RESERVES Consultant 0
Capitalized Operating Reserve - 4 mo 732,532 732,532 Calculated from estimated OpEx Attorney 80,000
Resident Services Reserve 1,480,000 1,480,000 Calculated from estimated Services Budget Title costs 60,000
Total Reserve Costs 2,212,532 2,212,532 0 Const loan fee @ .75% 662,936
Total Appraisal Costs 5,000 5,000 5,000| 5,000 | Contracted Const lender costs 50,000
Total Construction Contingency Costs 10.02% 7,537,147 7,537,147 7,537,147 7,537,147 Perm loan fee @ 1% +costs 106,420
OTHER TOTAL 1,276,138
Tax Credit App./Alloc./Monitoring fees 99,403 99,403 99,403 [Calculated from TCAC Fee Schedules
Const Management 300,000 300,000 300,000 300,000 [Estimated from comparable projects.
Local Development Impact Fees 2,357,500 2,357,500 2,357,500 2,357,500 |Estimated from comparable projects.
Permit Processing Fees 1,380,000 1,380,000 1,380,000 1,380,000 |Estimated from State.
Testing 165,000 165,000 165,000 165,000 |Estimated from comparable projects.
Market Study 10,000 10,000 10,000 Contracted
Marketing & Lease up 153,750 153,750 153,750 |[Estimated from comparable projects. $1200 per unit plus $15,750 for events.
Environmental & Certifications 600,000 600,000 600,000 600,000|For CEQA work - Contracted + additional estimates.
Furnishings 238,000 238,000 238,000 238,000 |Estimated from comparable projects. $1200 per unit.
Soft Cost Contingency - ADJUST HERE 1,000,000 1,000,000 1,000,000 1,000,000
Total Other Costs 6,303,653 6,303,653 6,040,500 6,303,653

Total Project Cost 115,421,712 115,421,712 98,834,528 113,074,180
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DEVELOPER COSTS

Developer Overhead/Profit 3,500,000 3,500,000 3,500,000 800,000|Based on HCD/TCAC limits

Total Developer Costs 3,500,000 3,500,000 3,500,000 800,000

TOTAL PROJECT COST 118,921,712 118,921,712 102,334,528 113,874,180

Syndication Costs

Legal - Syndication 57,000 57,000 57,000 |Estimated from comparable projects.
Audit & Accounting 20,000 20,000 20,000(Based on Cohen Reznick
Consultant - Syndication 80,000 80,000 80,000 (Based on CEI contract

Total Syndication Costs 137,000 137,000 137,000

TOTAL PROJECT COSTS INCL. SYNDICATION 119,058,712 119,058,712 102,334,528 114,011,180

contract
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Income

Tenant Income 2,435,652
Laundry 12,420
Vacancy 5% -122,404
EGI from tenant rents 2,325,668
Total Proiect EGI 2,325,668
Expenses

Operating expenses 1,149,041
Services 180,903
Monitoring fee 0
Bond Monitoring fee 10,803
NET OPERATING INCOME 984,922
Debt Service - Tranche A 662,520
Debt Service - Tranche B 0
Operating Reserve 0
MHP Debt Service 143,905
HCD Monitoring Fee 0
Replacement Reserve 57,500
Excess Cash 120,998

43



Oak Hill Apartments - EDEN

. Duration Start Date End Date
Task / Milestone ) )
(Mos.)  (start of period) (end of period)

Entitlement 24 Jan-21 Feb-21
Due Diligence 12 Jan-21 Jan-22
CEQA 24 Jun-21 Jun-23
Schematics Review 9 Sep-22 Jun-23
Entitlement Approvals 0 Jun-23 Jun-23
Permitting 12 Jun-23 Jun-24
Design Development 4 Jun-23 Oct-23
Construction Documents 5 Oct-23 Mar-24
Building Dept & HCD Review 6 Mar-24 Sep-24
Permits Received 0 Sep-24 Sep-24
Financing 24 Jun-23 Jun-25
Affordable Housing Financing 18 Jun-23 Dec-24

HCD Financing 7 Jun-23 Jan-24

TCAC/CDLAC Financing 11 Jan-24 Dec-24
Construction 29 Dec-24 May-27
Site Work 6 Dec-24 Jun-25
Foundations 6 Jun-25 Dec-25
Vertical Construction 17 Dec-25 May-27
TCO/First Occupancy 0 May-27 May-27
Final Completion 2 May-27 Jul-27
Leasing 8 Dec-26 Aug-27
Resident Selection 8 Dec-26 Aug-27
Community Outreach 69 Jan-21 Oct-26
Stakeholder Meetings 30 Jan-21 Jul-23
Community Meetings/Study Sessions 30 Jan-21 Jul-23
General Stakeholder Discussions 80 Jan-21 Sep-27
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CASH FLOW ANALYSIS

Marin County

Tenant Income Monthly 2022 RENTS Total
Rent Total Total Utility Gross Annual Max

Unit Size AMI # of Units Charged Monthly Annual Allowance Rents Gross Rents TC rents
Studio 30% 5 929 4,645 55,740 49 978 4,890 978
Studio 40% 6 1,256 7,536 90,432 49 1,305 7,830 1,305
Studio 50% 11 1,582 17,402 208,824 49 1,631 17,941 1,631
Studio 60% 6 1,908 11,448 137,376 49 1,957 11,742 1,957
1BR 30% 5 990 4,950 59,400 58 1,048 5,240 1,048
1BR 40% 6 1,340 8,040 96,480 58 1,398 8,388 1,398
1BR 50% 11 1,690 18,590 223,080 58 1,748 19,228 1,748
1BR 60% 4 2,039 8,156 97,872 58 2,097 8,388 2,097
2BR 30% 4 1,177 4,708 56,496 81 1,258 5,032 1,258
2BR 40% 6 1,597 9,582 114,984 81 1,678 10,068 1,678
2BR 50% 12 2,016 24,192 290,304 81 2,097 25,164 2,097
2BR 60% 7 2,436 17,052 204,624 81 2,517 17,619 2,517
3BR 30% 4 1,350 5,400 64,800 104 1,454 5,816 1,454
3BR 40% 6 1,835 11,010 132,120 104 1,939 11,634 1,939
3BR 50% 12 2,319 27,828 333,936 104 2,423 29,076 2,423
3BR 60% 8 2,804 22,432 269,184 104 2,908 23,264 2,908
Manager - 2 BR 2
Income 115 180,539 2,435,652 Avg Afford 46.90%
Laundry 9 1,035 12,420
Vacancy 5.0% -122,404
EGI from tenant rents 2,325,668
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Eden Development Inc
Financial Statement
September 30, 2023

ASSETS

UNRESTRICTED CASH

AFFILIATE AND OTHER RECEIVABLES
INVESTMENTS IN GENERAL PARTNERSHIP
INVESTMENTS IN LLCS

NOTE RECEIVABLES

TOTAL ASSETS

LIABILITIES & NET ASSETS

ACCOUNTS PAYABLE / ACCRUED LIABILITIES
AFFILIATE PAYABLES
NOTES AND LOAN PAYABLES
TOTAL LIABILITIES
FUND BALANCE
CURRENT EARNINGS

TOTAL LIABILITIES & NET ASSETS

97,941
1,453,329
(16,324,167)
2,626,824

29,266,227

17,120,154

2,226
298,560

24,431,000

24,731,786
(6,649,036)

(962,596)

17,120,154
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Eden Development Inc
Financial Statement
Year Beginning January 1, 2023 and
Ending September 30, 2023

REVENUES

PASS THROUGH INCOME (LOSS) FROM GENERAL PARTNERSHIP
DEVELOPER FEE

PARTNERSHIP MANAGEMENT FEE

GRANTS AND CONTRIBUTION

TOTAL REVENUE
EXPENSES

PARNERSHIP MANAGEMENT FEE
WAGES AND BENEFITS
OTHER EXPENSES

TOTAL EXPENSES

NET SURPLUS/DEFICIT

I certify the above to represent the fair and reasonable balance of
Eden Development Inc. as of September 30, 2023.

Tatiana Blank

Tatiana Blank (Dec 8, 2023 10:59 PST)

(2,183,020)
1,221,000
51,345

283,827

(626,849)

51,345
283,389

1,013

335,747

(962,596)

Tatiana Blank
Chief Financial Officer
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GROUND LEASE OPTION AGREEMENT
(San Quentin)

This Ground Lease Option Agreement (“Agreement”) is entered into by and
between (a) the STATE OF CALIFORNIA (“State”), acting by and through the
DEPARTMENT OF GENERAL SERVICES (‘DGS”), with the consent of the
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT (“HCD”) and
CALIFORNIA DEPARTMENT OF CORRECTIONS AND REHABILITATION (“CDCR”),
on the one part, and (b) Eden Housing, Inc., a California corporation (“EHI”), and
Education Housing Partners, Inc., a California nonprofit public benefit corporation (‘EHP”
and collectively with EHI, “Optionee”), on the other part. The STATE and Optionee may
sometimes hereinafter be referred to as “Party” or collectively as the “Parties”.
Capitalized terms used in this Agreement shall have the meanings ascribed to them by
the section in which such term is first defined.

RECITALS

A. STATE is the fee owner of that certain real property, together with all
improvements located thereon, located at Marin County (“County”), State of California,
with Assessor's Parcel Number(s): 018-152-12, more particularly described and depicted
in Exhibits A and B, attached hereto and incorporated herein by this reference (the
“State Parcel”).

B. Pursuant to that certain DGS Request for Proposal No. 3-20 issued in accordance
with Executive Order N-06-19 (the “RFP”) with respect to the approximately eight and
three tenth (8.3) acre portion of the State Parcel more particularly described and depicted
in Exhibit C, attached hereto and incorporated by this reference (the “Option Property”),
Optionee submitted a responsive bid proposal to the RFP (“Optionee’s Bid Proposal”)
and Optionee was selected to develop, finance, and construct the affordable housing
project proposed in Optionee’s Bid Proposal (the “Optionee Project’) at the Option
Property.

C. Pursuant to the RFP and to facilitate the development of the Optionee Project,
State and Optionee desire to enter into two (2) ninety-nine (99) year ground leases (each,
a “Ground Lease” and collectively, the “Ground Leases”) for the development and
construction of the Optionee Project consistent with Optionee’s Bid Proposal and the
requirements and guidelines set forth in the RFP. The Optionee Project is intended to be
developed as two (2) concurrent sub-projects, with EHI entering into one (1) Ground
Lease (the “EHI Ground Lease”) for the portion of the Optionee Property depicted in
Exhibit D, attached hereto and incorporated by this reference (the “EHI Property”), to
develop one hundred fifteen (115) lower income units (the “EHI Project”) and EHP
entering into the second Ground Lease (the “EHP Ground Lease”) for the portion of the
Option Property depicted in Exhibit D, attached hereto and incorporated by this reference

Page 1 0of 19
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(the “EHP Property”) to develop one hundred fifteen (115) to one hundred thirty five (135)
moderate income units (the “EHP Project”).

D. In accordance with the terms and conditions herein, Optionee will finance, design,
develop, construct, operate, and maintain the housing units comprising the Optionee
Project on the Option Property.

E. This Agreement is not a lease, and grants Optionee no current real property
interest in, right to use or otherwise occupy the Option Property.

F. The Ground Leases or any other real property interest agreement that binds State
to grant a current interest in real property to Optionee shall not be entered into or
otherwise executed, if at all, unless and until (i) Optionee properly exercises the option
granted herein with respect to both of the Ground Leases, and (ii) all conditions and
obligations contained herein have been fully satisfied and/or waived in writing by the Party
benefitted thereby.

G. In order for Optionee to demonstrate site control over the Option Property for the
purpose of submitting its financing applications and to provide the Parties an
understanding of the development potential of the Option Property before entering into
the Ground Leases, if at all, Optionee desires to obtain an option to ground lease the
Option Property from State and State is willing to grant an option to Optionee to ground
lease the Option Property pursuant to the terms and conditions contained in this
Agreement.

NOW, THEREFORE, in consideration of the above recitals, all of which are
incorporated into this Agreement, and for other good and valuable consideration, the
receipt and adequacy of which is hereby acknowledged, the Parties agree as follows:

AGREEMENT

1. Effective Date. The “Effective Date” of this Agreement shall be the date it is signed
on behalf of the State by and through DGS.

2. Option. State hereby grants Optionee the option to ground lease the Option Property
from State upon the terms and conditions set forth in this Agreement (the “Option”)
during the Option Term (as defined in Section 4, below).

3. Option Consideration. No later than ten (10) business days after the Effective Date,
Optionee shall pay State the sum of ONE HUNDRED AND NO/100THS DOLLARS
($100.00) (“Option Payment”). The Option Payment shall not be refundable for any
reason and shall not be credited to any payments under the Ground Lease.

Page 2 of 19
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4. Option Term. The “Option Term” shall commence upon the Effective Date and shall
expire on the date that is three (3) years after the Effective Date (the “Expiration
Date”); provided, however, if (a) there is a legal challenge to the certification of the
Project CEQA document and (b) Optionee elects to defend such legal challenge, the
Option Term shall automatically be tolled until the earlier to occur of (y) the date that
is nine (9) months after the resolution of the legal challenge or (z) the date that is one
(1) month after the lead agency approves/certifies any corrections or supplements to
the Project CEQA document required in conjunction with the resolution of the legal
challenge. Notwithstanding the foregoing to the contrary, at any time after Optionee’s
payment of the Option Payment and in Optionee’s sole discretion, Optionee may
terminate this Agreement by providing written notice to State of Optionee’s election to
terminate this Agreement

5. Exercise of Option. Subject to the conditions set forth below in Section 6, the Option
may only be exercised by Optionee’s execution and delivery of a written exercise of
Option to State with respect to both of the Ground Leases during the Option Term.
The Option may not be exercised until all the conditions set forth below in Section 6
are satisfied and/or waived in writing by the Party benefitted thereby. Optionee
acknowledges that Optionee shall have no right to exercise the Option with respect to
one Ground Lease and not the other Ground Lease.

6. Conditions. Optionee’s right to exercise of the Option is conditioned upon and subject
to the satisfaction or the State’s written waiver (in the State’s sole and absolute
discretion) of the following conditions:

a. Approval of Property by Optionee. Within thirty (30) days following the
Effective Date, Optionee shall have notified the State in writing of its
approval of the suitability of the Option Property for Optionee’s intended use
and development of the Option Property. In accordance with the terms of
that certain Right of Entry (the “ROE") attached hereto and made a part
hereof (See Exhibit E) by and between Optionee and DGS, Optionee has
been given permission by the State to conduct due diligence inspections,
investigations, tests and studies (including, without limitation, investigations
with regard to zoning, building codes and other governmental regulations,
architectural inspections, engineering tests, economic feasibility studies
and soils, seismic and geologic reports, environmental testing and
investigations to determine, among other things, if all needed entitlements
can be procured in an acceptable form to develop and construct the
Optionee Project as identified in Optionee’s Bid Proposal at the Option
Property) with respect to the Option Property as Optionee may elect to
make or maintain.
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b. Environmental Requirements. Optionee shall have obtained Final Approval

of the Project Entitlements prior to the expiration of the Option Term. As
used herein, the term “Project Entitlements” means the land use
entitlements, permits and other required governmental regulatory approvals
necessary for the development and construction of the Optionee Project,
including, without limitation, (i) California Environmental Quality Act (set forth
in Public Resources Code, Section 21000 et seq., “CEQA”) and (ii) any
demolition, grading and building permits for the Optionee Project (collectively,
the “Construction Permits”). As used herein, the term “Final Approval”
means that the applicable government agency/official has taken its final
action with respect to the subject Project Entitlement and all applicable
administrative appeal or legal challenge periods have expired without the
timely filing of an administrative appeal or legal challenge, or, in the event
of the timely filing of an administrative appeal or legal challenge, such
matters has been finally resolved in a manner that permits the development
of the Optionee Project.

Optionee shall be responsible for obtaining all of the Project Entitlements.
The Parties agree and acknowledge that the State retains full discretion to
approve, disapprove or condition the final Project to be developed and
constructed at the Option Property, including, but not limited to, requiring
additional mitigation measures or alternatives necessary to avoid or
substantially lessen the environmental impacts of the Optionee Project. Any
approval of the Optionee Project is expressly conditioned on Optionee’s
compliance with any applicable CEQA requirements.

. Construction Documents. Prior to the expiration of the Option term,

Optionee shall have obtained the State’s approval that the Construction
Documents for the Optionee Project comply with all applicable requirements
of the California building code and local fire safety and access requirements
(collectively, the “Building Codes”). The State agrees that separate sets
of Construction Plans will be submitted for the EHI Project and the EHP
Project.

Optionee shall develop a complete set of architectural, civil, structural,
mechanical and electrical drawings and specifications sufficient to enable
contractors to compile bids for and construct the Optionee Project (the
“Construction Documents”). Optionee shall submit to the State three (3)
complete copies of the “Building Permit Set” of the Construction
Documents for the State’s review and comment. The State shall either
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accept or return the submitted review sets with comments to Optionee. If
the State provides comments to a review set, Optionee shall re-submit a
revised review set with corrections completed within thirty (30) days from
the date State returns the review sets to Optionee with comments. The
State shall either accept or return the submitted revisions with comments to
Optionee. This sequence shall continue until the review is approved by the
State. The State shall not unreasonably withhold, condition or delay its
disapproval of Construction Documents.

. Project Financing. Prior to the expiration of the Option Term, Optionee shall

provide satisfactory evidence of Optionee’s ability to finance the cost of the
Optionee Project, which may be evidenced by (i) commitments from the
Optionee’s tax credit investors and/or the lenders providing development
and construction financing for the Optionee Project or (ii) the applicable
Joint Powers Authority shall have approved the issuance of the subject
bonds providing development and construction financing for the Optionee
Project subject to adopted financial parameters. The State agrees that
separate financing plans will be submitted for the EHI Project and the EHP
Project. The State shall not unreasonably withhold, condition or delay its
approval of a proposed financing plan. If Optionee plans to hypothecate the
leasehold interest contemplated by one or both of the Ground Leases as
security for the subject financing, Optionee shall submit substantially final
versions of all documents proposed in the financing transaction along with
a request for States’ consent to the proposed hypothecation in accordance
with the terms of the applicable Ground Lease, which consent (1) shall not
be withheld if the proposed hypothecation meets the requirements of
permitted financing under the applicable provisions of the applicable
agreed-upon form of Ground Lease and (2) otherwise shall not be
unreasonably withheld.

. Affirmative Fair Housing Compliance. In all of Optionee’s activities,

Optionee shall comply with all applicable state and federal fair housing laws,
including the Americans with Disabilities Act, the Fair Housing Amendments
Act, the California Fair Employment and Housing Act, the Unruh Act,
Government Code section 11135, Section 504 of the federal Rehabilitation
Act of 1973 (29 U.S.C. section 794), and applicable regulations issued
under those statutes, including, but not limited to, 24 C.F.R. Part 8, 24
C.F.R. Part 100, 28 C.F.R. Part 35, and Cal Code Regs., title 2, division 4.1,
chapter 5, subchapters 6 and 7.
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Prior to the expiration of the Option Term, Optionee shall adopt a written
non-discrimination policy. Optionee shall provide a copy of this policy to
HCD for its review and approval prior to the earlier to occur of (y) two (2)
months prior to the expiration of the Option Term or (z) execution of the
Ground Lease. The policy shall state that no person shall be excluded from
participation in, be denied the benefits of, or be subjected to discrimination
under, any program or activity funded in whole or in part with program funds
made available to the site on the grounds of: (i) race, color, religion, sex,
gender, gender identity, gender expression, sexual orientation, marital
status, national origin, ancestry, familial status, disability, age, medical
condition, genetic information, citizenship, primary language, immigration
status (except where explicitly prohibited by federal law), veteran or military
status, or all other personal characteristics protected from discrimination
under federal or state fair housing laws, (ii) being perceived to have any of
these characteristics, or (iii) being associated with a person who has, or is
perceived to have, any of these characteristics.

Optionee shall develop and implement an affirmative fair housing marketing
plan that is satisfactory to HCD. Optionee shall provide a copy of this plan
to HCD for its review and approval prior to the earlier of (y) two (2) months
prior to the expiration of the Option Term or (z) execution of the Ground
Lease. Appropriate aspects of the plan shall be incorporated into the
ongoing property management plan to ensure positive outreach and
informational efforts to those who are least likely to know about and apply
for housing.

f. Construction Assurances. Prior to the expiration of the Option Term,
Optionee shall provide evidence that, when the Ground Leases are
executed, Optionee will provide assurances of construction completion in
accordance with the Ground Leases, or a letter of intent bond that is
sufficient to assure State that a bond is forthcoming consistent with the
Ground Leases.

g. Evidence of Insurance. Prior to the expiration of the Option Term, Optionee
shall provide evidence of insurance coverage which will be available when
the Ground Leases are fully executed, and which fully complies with the
requirements of the Ground Leases.

7. Ground Lease of the Option Property. If all necessary conditions and obligations
contained in this Agreement are satisfied and if Optionee elects to exercise the Option
and ground lease the Option Property from the State, the State and Optionee shall
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8.

execute the Ground Leases substantially in the form agreed upon by the Parties
during the Option Term. The Parties shall memorialize their agreement on the forms
of the Ground Leases pursuant to an amendment to this Agreement.

Assignment. The qualifications and identity of Optionee are of particular concern to
the State. It is because of those unique qualifications and identity that the STATE has
entered into this Agreement with Optionee. Accordingly, Optionee shall not sell,
assign, or otherwise transfer this Agreement or any right herein, without State’s prior
written consent, which consent shall not be unreasonably withheld, conditioned or
delayed. Any purported assignment without the State’s prior written consent shall
render the purported assignment absolutely null and void and shall confer no rights
whatsoever upon any purported assignee or transferee.

a. Any voluntary or involuntary transfer of fifty-percent (50%) or more of
Optionee’s or any permitted successor’s or assign’s voting common stock,
or the ftransfer of fifty-percent (50%) or more of the partnership or
membership interest, or the acquisition or transfer of fifty-percent (50%) or
more of Optionee’s ownership, or the transfer of substantially all of the
assets of Optionee or any such successor or assign will be deemed an
assignment requiring the prior written approval of State; however any
transfers by partners or members of Optionee or shareholders of partners
or members of Optionee to each other or for estate purposes or upon death
will not be considered an assignment hereunder.

b. As a condition precedent to any assignment, Optionee shall provide the
following to the State at least thirty (30) days prior to the proposed
assignment:

() prior written notice of the proposed assignment; and

(i) sufficient evidence regarding the proposed assignee's development
qualifications and experience, and its financial commitments and
resources, in sufficient detail to enable the State to evaluate the
proposed assignee pursuant to the criteria set forth in this Section 8
and as reasonably determined by the State.

The State shall evaluate such proposed assignee on the basis of its development
qualifications and experience and its financial commitments and resources and may
reasonably disapprove any proposed assignee which State reasonably determines
does not possess sufficient qualifications. At a minimum, such proposed assignee
must be at least as qualified as Optionee.

Within thirty (30) days after the receipt of the Optionee's written notice requesting
approval of an assignment pursuant to this Section 8, the State shall either approve
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or disapprove such proposed assignment or shall respond in writing by stating what
further information, if any, the State reasonably requires in order to determine the
request complete and determine whether or not to grant the requested approval. Upon
receipt of such a response, the Optionee shall promptly furnish to the State such
further information as may be reasonably requested.

8.1 No Approval Needed. Notwithstanding any other provision of this
Agreement to the contrary, the State’s approval of an assignment of this Agreement,
or any part thereof, shall not be required in connection with any of the following:

a. EHI may assign its interest under this Agreement to a limited
partnership in which EHI or its wholly controlled affiliate, is the sole
general partner, for the purposes of operating a low income housing
tax credit limited partnership during the fifteen year tax credit for the
compliance period pursuant to Internal Revenue Code §42(i)(1) (an
“EHI Permitted Assignment”).

b. EHP may assign its interest under this Agreement to a Joint
Powers Authority formed for the purpose of entering into the EHP
Ground Lease and developing and operating the EHP Project (an
‘EHP Permitted Assignment”).

In order for an EHI Permitted Assignment or EHP Permitted Assignment to be
effective, the assigning Party must (i) provide the State with at least thirty (30) days’
prior to such assignment and comply with the provisions of Section 8.2.

8.2 Form of Assignment and Assumption. If the State approves an
assignment pursuant to this Section 8 or in conjunction with an EHI Permitted
Assignment or EHP Permitted Assignment, the proposed assignee shall expressly
assume all of the assigning Party obligations under this Agreement pursuant to a
written agreement in form reasonably satisfactory to the State.

8.3 Release of Optionee. Except as provided hereinbelow, Optionee
shall not be relieved of any obligation to be performed by Optionee under this
Agreement occurring after any assignment of this Agreement. The consent by the
State to any assignment shall not relieve the Optionee from the obligation to obtain
State’s express written consent to any other such assignment of this Agreement to the
extent such express written consent is required therefor as provided in this Section 8.
Consent to one assignment shall not be deemed to constitute consent to any
subsequent assignment. Notwithstanding the foregoing to the contrary, (a) EHI shall
not be liable for any Optionee default first arising under this Agreement after the
effective date of an EHI Permitted Assignment and (b) EHP shall not be liable for any
Optionee default first arising under this Agreement after the effective date of an EHP
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9.

Permitted Assignment.

Additional Agreements. The Parties acknowledge and agree that if Optionee
exercises the Option, additional agreements may be needed in furtherance of the
Ground Leases. if applicable, the Parties agree to promptly obtain all necessary
approvals and execute and deliver such papers, documents and instruments and
perform all acts reasonably necessary or proper to effectuate the Ground Lease.

10.Remedies. If any of the Parties fails to perform in a timely manner any obligation

11.

under this Agreement, the non-defaulting Party shall give written notice of default to
the defaulting Party, specifying the nature of the default and the required action to
cure the default. If a default remains uncured for thirty (30) days after receipt by the
defaulting Party of such notice, (a) if the State is the non-defaulting Party, the State
shall be entitled to the remedies for breach of contract that are available under
applicable law, including, without limitation, the right to retain the Option Payment and
terminate this Agreement upon written notice to Optionee and (b) if Optionee is the
non-defaulting party, Optionee shall be entitled to the remedies for breach of contract
that are available under applicable law, including, without limitation, specific
performance.

Notices. All notices under this Agreement shall be in writing and sent by (a) certified
or registered mail, return receipt requested, in which case notice shall be deemed
delivered three (3) business days after deposit, postage prepaid with the United States
Postal Service, (b) by a nationally recognized overnight courier, in which case notice
shall be deemed delivered one (1) business day after deposit with that courier, or (c)
telecopy, email or similar means, if a copy of the notice is also sent by United States
Postal Service, as follows:

If to

OPTIONEE: Eden Housing, Inc.
22645 Grand Street
Hayward, CA. 94541
Attention: Andrea Osgood
aosgood@edenhousing.com

Education Housing Partners, Inc.
39 Forrest St., Suite 202

Mill Valley, CA 94941

Attention: Bruce Dorfman
bd@thompsondorfman.com

If to Department of General Services
STATE: Real Estate Services Division
707 Third Street, 5™ floor (MS 505)
West Sacramento, CA 95605
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Attention: Jonathan Heim
Jonathan.Heim@dgs.ca.gov

12.Time is of the Essence. Time is of the essence for this Agreement.

13.Exhibits Incorporated by Reference. The following Exhibits are attached to this
Agreement and incorporated by this reference:

Exhibit A: Legal Description of State Parcel

Exhibit B: Map Depiction of State Parcel

Exhibit C. Legal Description and Map Depiction of Option Property
Exhibit D: Depiction of EHI Property and EHP Property

Exhibit E: Right of Entry

14.Applicable Law. The Parties acknowledge that this Agreement has been negotiated
and entered into in the State of California. The Parties expressly agree that this
Agreement shall in all respects be governed by the laws of the State of California.

15. Severability. Nothing contained herein shall be construed as requiring the commission
of any act contrary to law, and wherever there is any conflict between any provision
contained herein and any present statute, law, ordinance or regulation as to which the
Parties have no legal right to contract, the latter shall prevail, but the affected
provisions of this Agreement shall be limited only to the extent necessary to bring them
within the requirements of such law.

16.Legislative Approval. Any obligation of the State created by or arising from this
Agreement shall not impose a debt upon the State but shall be payable solely out of
funds duly authorized and appropriated by the California State Legislature.

17.Successor/Assigns. The Option shall be binding on Optionee’s and State’s
successors and assigns and heirs with respect to the Option Property and shall run
as a covenant against the Option Property until the termination or expiration thereof.

18.Separate Counterparts. This Agreement may be executed in multiple counterparts,
each of which shall be deemed an original, but all of which, together, shall constitute
one and the same instrument. The exchange of copies of this Agreement and of
signature pages by electronic mail in “portable document format” (“pdf’) form or by
any other electronic means shall constitute effective execution and delivery of this
Agreement and shall have the same effect as copies executed and delivered with
original signatures.

19.Entire_Agreement. This Agreement represents the full, complete, and entire
agreement between the Parties with respect to the subject matter hereof. The
Agreement will take full force and effect upon the Effective Date.

Page 10 of 19
San Quentin Ground Lease Option Agreement

5.16.2022

58



5.16.2022

Page 11 of 19
San Quentin Ground Lease Option Agreement

59



The Parties therefore execute this Agreement.

OPTIONEE:

EHI:

Eden Housing, Inc.,
A California nonprofit public benefit corporation:

By: r%m Date: May 24,2022

Andrea Osgood, Vice President of Real
Estate Development

EHP:

Education Housing Partners, Inc.,
a California nonprofit public benefit corporation:

By: Bpuce Dofman Date: May 24,2022

Bruce Dorfman (May 24, 2022 15:26 PDT)

Bruce Dorfman, Chief Executive Officer

STATE:

STATE OF CALIFORNIA
Department of General Services

VA& © 05/24/2022

By: jason kenney (May 24, X022 17:41 PDT) Date

Jason Kenney, Deputy Director
Real Estate Service Division
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CONSENT:

STATE OF CALIFORNIA
DEPARTMENT OF HOUSING AND
COMMUNITY DEVELOPMENT

%' 05/24/2022

By: Date:
Megan Kirkeby, Deputy Director
Division of Housing Policy Development

STATE OF CALIFORNIA,
CALIFORNIA DEPARTMENT OF
CORRECTIONS AND REHABILITATION

By: }//%ﬂ[/w /KC( 6[/23 Date: 5/27/22“

Dean L. Borg, Director
Facility Planning, Construction and
Management
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EXHIBIT A
“LEGAL DESCRIPTION OF STATE PARCEL”

LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE UNINCORPORATED
AREA OF SAN QUENTIN, IN THE COUNTY OF MARIN, STATE OF CALIFORNIA,
AND IS DESCRIBED AS FOLLOWS:

Parcel One:

Beginning at Station 37 of the Final and Official Survey of the Exterior Boundary of the Rancho
Punta De Quentin, said Station 37 being a point South 29° 45’ East 1.87 chains from the
Southeast corner of the wall enclosing the State Prison on Point San Quentin, running; thence
along the shore of the Bay of San Francisco following the line of said Official Survey of said
Rancho, South 18° 15’ West 5 chains, 90 links to Station 38 of said exterior boundary, thence
South 38° 45’ West 6 chains, 07 links to Station 39 of said exterior boundary, thence North
61°13" West 8 chains, 50 links to Station 40 of said exterior boundary; thence North 36° 15’
West 7 chains, 12 links, to Station 41 of said exterior boundary line of said Rancho; thence
North 30° 15’ East 10 chains, 30 links to Station 42 of said exterior boundary; thence North 57°
45’ West 14 chains, 90 links to Station 43 of said boundary line; thence North 85° 45’ West 15
chains to Station 44 of said boundary; thence South 8° 15’ East 9 chains, 5 links to Station 45 of
said exterior boundary; thence South 32° 30’ West 5 chains, 40 links to Station 46 of said
boundary line of said Rancho; thence North 26° 30’ West 14 chains, 20 links to Station 47 of
said boundary; thence leaving said boundary line and crossing and subdivision the Lands of the
Rancho Punta De Quentin, North 4” East 28 chains to learning line oak tree two and a half feet
in diameter marked “Prison Tract 2" said oak tree being on the ridge; thence along the ridge
South 72° 50’ East 2 chains, 76 links to Station Post P.T. 3,; thence South 55° 45’ East 2
chains, 60 links to Station Post P.T. 4; thence South 81° East 13 chains, 10 links to Station Live
Oak Tree two and a half feet in diameter on the Westerly slope of the ridge on the Easterly side
of the San Rafael and Point San Quentin Road, said oak being marked P.T. 5; thence South 53°
30’ East 11 chains, 75 links to Station Post P.T. 86; thence South 31° East 3 chains, 80 links to
Station Live Oak Tree two and one half feet in diameter marked P.T. 7 said last mentioned live
oak tree being on the highest point on this part of the ridge; thence South 49° 15, East 5 chains,
93 links to Station Post P.T. 8 chains, 60 links to Station Post P.T. 9; thence North 87° East 13
chains, 45 links to Station Post P.T. 10; thence descending from the ridge South 7° East 8
chains, 95 links to Station Post P.T. 11, in stone mound on the shore of the Bay of San
Francisco, thence South 70° West 1 chain, 20 links to Station 36 of the exterior boundary line of
the Rancho Punta De Quentin; thence along said boundary line and along the shore of the Bay
of San Francisco South 46° 30’ West 18 chains to the

place of beginning.

Being the same property conveyed to the State of California by deed recorded in Book H of
Deeds, Page 365, Marin County Records.
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EXHIBIT B

“MAP DEPICTION OF STATE PARCEL”

Map shows parcel 152 containing 48.77 acres
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Lease Option Agreement is limited to a development envelope within APN 018-152-12 which is for the
approximately 8.3 acre “development footprint” within the larger parcel.
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EXHIBIT C

LEGAL DESCRIPTION AND DEPICTION OF THE OPTION PROPERTY
Legal Description
A portion of that certain real property, situate in the County of Marin, State of California,
being conveyed to the State of California by deed recorded in Book U of Deeds, Page
598, Marin County Records, being described as follows:
COMMENCING at a standard 2" brass disk monument in well, stamped "RCE 12094" at
the centerline of Cove road and the northerly right of way line of Sir Francis Drake
Boulevard as shown in that record map of Drake’s Cove, filed in volume 2004 of Maps at
Page 240, Marin County Records;
Thence, South 50°42'11" East 86.57" to the most southerly corner of Parcel D as shown
on said map “Drake’s Cove” and the POINT OF BEGINNING of the parcel described
herein;
Thence, from said point of beginning North 5°48'26" East 767.44’ to a point on the line
of the westerly boundary of the parcel described herein, also being the city limits of
Larkspur as shown on that amended record of survey, filed in book 13 of surveys at
page 60, Marin County Records;
Thence South 49°01'02" East 303.83";
Thence South 50°52'45" East 379.40';
Thence South 16°20'34” West 290.60";
Thence South 39°07'14" West 255.91";
Thence North 68°33'41" East 245.19' to the easterly right of way line of East Sir Francis
Drake Boulevard;
Thence along said easterly right of way line of Sir Francis Drake Boulevard North
19°11'33" West 205.70';
Thence North 52°26'03" West 78.56' to the point of beginning.

Containing 8.32 acres, more or less, being a portion of APN 018-152-012

BASIS OF BEARING: Is the bearing between two found iron pipes on the northerly line of
Sir Francis Drake Boulevard, North 84°12'00” West, shown as set 3/4" iron pipes on map
entitled "Parcel Map of the Lands of Remillard in the City of Larkspur” recorded in Book

7 of Parcel Maps at Page 123, Marin County Records.

(Approximate)
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EXHIBIT D
DEPICTION OF EHI PROPERTY AND EHP PROPERTY

Approximate +/-
179,000 S.F.
4.1 ACRES

Approximate +/-
183,000 S.F.
4.2 ACRES

Project Site
8.3 Acres
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EXHIBIT E
RIGHT OF ENTRY
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RIGHT OF ENTRY AGREEMENT

SAN QUENTIN AFFORDABLE HOUSING PROJECT

THIS RIGHT OF ENTRY AGREEMENT (“‘Agreement”), dated as of July 5, 2021 (the
“Effective Date”), is made by and between the STATE OF CALIFORNIA (“STATE”),
acting by and through the Director of the DEPARTMENT OF GENERAL SERVICES
(“‘DGS”), with the consent of the CALIFORNIA DEPARTMENT OF CORRECTIONS AND
REHABILITATION (CDCR), Education Housing Partners, Inc., a California nonprofit
public benefit corporation (“EHP”), and Eden Housing, Inc., a California nonprofit public
benefit corporation (“EHI” and together with EHP, “DEVELOPER”). The STATE, EHP
and EHI may be individually referred to herein as “Party” or collectively as the “Parties”.
Capitalized terms used in this Agreement shall have the meanings ascribed to them by
the section in which such term is first defined.

RECITALS

WHEREAS, STATE is the fee owner of that certain real property, together with all
improvements located thereon, commonly referred to as San Quentin State Prison
(Prison) located in San Quentin, California.

WHEREAS, STATE has identified developable bare land at the Prison property within
Assessor's Parcel Number(s) 018-152-12 (Part), which is more particularly described and
depicted in Exhibit A (the "Property"), attached hereto and by this reference made a part
hereof.

WHEREAS, pursuant to that certain DGS Request for Proposal No.3_20 issued in
accordance with the Executive Order N-06-19 (the “RFP”), DEVELOPER submitted a
responsive bid proposal to the RFP (“Developer’s Bid Proposal’) and DEVELOPER
was selected to develop and construct the affordable housing project proposed in
Developer's Bid Proposal at the Property pursuant to a long-term ground lease (the
“Project’).

WHEREAS, DEVELOPER desires to develop and construct the Project as identified in
Developer’s Bid Proposal at the Property.

WHEREAS, DEVELOPER has requested entry onto the Property to perform activities as
described herein in connection with the Project.

NOW, THEREFORE, in consideration of the above recitals, all of which are expressly
incorporated into this Agreement, it is mutually agreed between the STATE and
DEVELOPER as follows:
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AGREEMENT

1. Right of Entry. Upon the terms and subject to the conditions set forth in
this Agreement, STATE does hereby grant to DEVELOPER and DEVELOPER’s
authorized employees, contractors, consultants, representatives, and agents
(collectively, “Developer’s Representatives”) the non-exclusive right to enter and exit
upon the Property, at reasonable times during ordinary business hours, to perform the
following permitted activities at the sole cost and expense of DEVELOPER (collectively,
the “Permitted Activities”):

(@) to conduct non-destructive inspections, investigations, tests and
studies (including, without limitation, investigations with regard to zoning, building codes
and other governmental regulations, architectural inspections, engineering tests,
economic feasibility studies and soils, seismic and geologic reports, environmental testing
and investigations to determine, among other things, if all needed entitlements can be
procured in an acceptable form to develop and construct the Project as identified in
DEVELOPER’'S Bid Proposal at the Property) with respect to the Property as
DEVELOPER may elect to make or maintain. Nothing herein shall authorize any
subsurface testing or drilling on the Property by DEVELOPER or DEVELOPER'S
Representatives unless specifically approved in writing by STATE, which STATE may
condition or deny in its sole and absolute discretion. As a condition to this Agreement,
DEVELOPER shall provide STATE, at no cost and without warranty as to correctness,
copies of all reports, inspections, investigations, tests, studies and evaluations that were
generated by DEVELOPER and/or by DEVELOPER’s Representatives in accordance
with this Agreement with respect to the Property, including, but not limited to, all
environmental reports, surveys, marketing reports, geotechnical reports, studies, maps
and engineering studies, lot studies and improvement plans.

(b)  STATE reserves the right to approve or reject all activities on the
Property (including Permitted Activities) in part or in whole. If STATE requests that a part
or all of any activity be changed, DEVELOPER shall comply immediately with STATE’S
request.

(c) At least two (2) days prior to the DEVELOPER accessing the
Property (the “Notice Period”) to perform any of the Permitted Activities, DEVELOPER
shall submit the following information via email to Joshua.palmer@dgs.ca.gov:

. Requested access date (can be multiple days)
) Requested access time (start and finish)

. Company name (include subcontractors if any)
. Names of all personnel requesting access

. Specific location of inspection (cite area as

identified on an attached map exhibit)
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. Detailed description of the anticipated inspection

2. Term. The term of this Agreement shall commence on the Effective Date
and end on July 5, 2022, or such longer period if agreed to in writing by STATE and
DEVELOPER.

3. Early Termination. Either Party may terminate this Agreement at any time
by giving written notice to the other Party at least thirty (30) days prior to the date when
such termination shall become effective.

4. Compliance with Laws. DEVELOPER shall conduct said Permitted
Activities in compliance with all applicable federal, state, and municipal statutes and
ordinances, and with all applicable regulations, orders, and directives of appropriate
governmental agencies (collectively, the “Laws and Regulations”), as such Laws and
Regulations exist at the time of the Permitted Activities.

5. Restoration. DEVELOPER shall promptly return any portions of the
Property damaged or altered by DEVELOPER and/or Developer's Representatives to
substantially the same condition which existed prior to conducting any inspections,
investigations, tests and studies permitted in Section 1(a) above or elsewhere in this
Agreement. In the event DEVELOPER fails to promptly restore Property in accordance
with the preceding sentence, STATE may, in its sole and absolute discretion, restore the
Property and all costs and expenses shall be paid immediately by DEVELOPER upon
demand by STATE.

6. Mechanic’s Lien / Stop Notices — Removal of Liens. Although
STATE believes that California law prohibits any mechanics’ lien from attaching to the
Property, nevertheless, DEVELOPER shall not cause or permit any liens to attach or to
be placed upon or encumber the Property or permit the filing of a stop notice against the
STATE, arising from project equipment, project materials, or resulting out of any work
performed by DEVELOPER or on behalf of DEVELOPER. If any such lien attaches, or
stop notice is filed, DEVELOPER agrees to cause the lien and/or stop notice to be
removed within ten (10) Business Days of notification thereof by the posting of a stop
notice release bond or lien release bond, payment of the lien and/or stop notice lien or
otherwise. If DEVELOPER fails to remove the lien within this time period, the STATE
may undertake to cause such lien and/or stop notice to be removed and charge to
DEVELOPER any costs and expenses incurred in connection with the removal of said
lien. DEVELOPER agrees to hold harmless, defend and indemnify the STATE against
all costs and expenses (including reasonable attorneys’ fees and court costs at trial and
on appeal) incurred in discharging and releasing any such lien and/or stop notice.

7. Indemnity. Other than a violation or breach of the terms of this Agreement
by STATE, DEVELOPER waives all claims against STATE, its agencies, departments,
boards, commissions, officers, agents, and employees (collectively “Indemnitees”), for
loss or damage caused by, arising out of, or in any way connected with DEVELOPER’s
exercise of this Agreement. DEVELOPER shall protect, indemnify, and hold Indemnitees
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harmless and defend Indemnitees, with counsel selected by Indemnitees, from and
against any suits, actions, judgments, legal or administrative proceedings, arbitrations,
claims, demands, causes of action, damages, liabilities, interest, reasonable attorneys'
fees, fines, penalties, losses, costs and expenses of whatsoever kind or nature, arising
out of, in connection with or incidental to any injury to or the death of any person, or
damage to any property arising out of, caused by, or resulting from (in whole or in part)
the action or inaction of DEVELOPER and/or Developer’'s Representatives in connection
with DEVELOPER’s exercise of this Agreement. DEVELOPER’s duty to defend the
Indemnitees is separate from, independent of and free-standing of DEVELOPER’s duty
to indemnify the Indemnitees and applies whether the issue of either Parties’ negligence,
breach of contract or other fault or obligations has in any way been determined. The
indemnity set forth in this section shall survive the termination of this Agreement until such
time as action against the Indemnitees on account of any matter covered by this indemnity
is barred by the applicable statute of limitations.

DEVELOPER shall cause such indemnification in favor of the Indemnitees to be inserted
in each contract and/or agreement for the provision of services to DEVELOPER on the
Property or entry onto the Property by DEVELOPER 'S contractors, subcontractors,
consultants, representatives, and agents. DEVELOPER’S failure to comply with this
indemnification provision shall be considered a material breach of this Agreement.

8. Waiver. DEVELOPER understands that the Property is located within
proximity to an actlve operational, outdoor firing range and State prison property
commonly referred to as “San Quentin State Prison” (Prison). DEVELOPER knowingly
and freely hereby assumes the inherent risks involved in the exercise of the rights herein
even if arising from the negligence of CDCR or other agencies using the firing range,
potential state inmate escape from the Prison or other safety risks originating from the
Prison. Developer understands that there is a risk of injury or death due to DEVELOPERS
presence within the proximity of the prison facility and firing range. DEVELOPER shall
make deliberate and effective efforts to avoid activities within the Prison’s proximity and
agrees to comply with CDCR’s instructions relative to public safety from safety risks
emanating from the Prison.

DEVELOPER hereby releases and holds CDCR as well as its officers, directors,
representatives, agents and/or employees, contractors, subcontractors or volunteers
harmless WITH RESPECT TO ANY AND ALL INJURY, COSTS, LIABILITY, DISABILITY,
DEATH and/or loss or damage to person or property incurred by DEVELOPER in
connection with its presence at the Property or proximity to the Prison by unknowingly or
accidentally entering the Prison operation’s sphere of influence, including unsafe
proximity to the firing range, to the fullest extent permitted by law.

9. Notices. All notices or other communications required or permitted
hereunder shall be in writing, and sent by overnight courier, registered mail, telecopy or
similar means, certified mail or postage prepaid mail to the addresses set forth below. All
such notices shall be deemed received on the date of delivery receipt or rejection to the
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address of the person to receive such notice if received Monday through Friday during
business hours, so long as such day is not a State or Federal holiday or Saturday or
Sunday then such notice shall be effective on the following business day.

To DEVELOPER:

Eden Housing, Inc.
22645 Grand Street
Hayward, CA. 94541
Attention: Andrea Osgood

Education Housing Partners, Inc
39 Forrest St.

Mill Valley, CA. 94941

Attention: Bruce Dorfman

To STATE: Department of General Services
Real Estate Services Division
707 3rd Street, 5t Floor
West Sacramento, CA 95605
Attention: Josh Palmer

10. Insurance. Prior to any entry onto the Property and/or commencement of
the Permitted Activities under the terms of this Agreement, DEVELOPER and Developer’s
Representatives shall each, at their own expense, provide to STATE evidence of
insurance as follows:

(a) Commercial General Liability. @ZDEVELOPER and Developer’s
Representatives shall maintain commercial general liability on an occurrence form with
limits not less than $1,000,000 per occurrence and $2,000,000 aggregate for bodily injury
and property damage liability naming the State of California, its officers, agents and
employees as additional insured. The certificate of insurance and endorsements shall be
delivered to the Department of General Services, 707 3rd Street, MS 501, West
Sacramento, CA 95605. Said certificate of insurance and endorsements shall be issued
by an insurance company with a rating of not less than A-X in Best's Insurance Guide.
STATE reserves the right to review and reasonably adjust insurance requirements as
necessary during the term of this Agreement.

(b)  Workers’ Compensation and Employers’ Liability. DEVELOPER and
Developer's Representatives shall maintain statutory workers’ compensation and
employer's liability coverage for all its employees who will be engaged in the performance
of the Permitted Activities, including special coverage extensions where applicable, with
employer's liability limits of ONE MILLION AND NO/100 DOLLARS ($1,000,000.00). The
policy shall contain a waiver of subrogation in favor of the State of California.
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(c)  Automobile  Liability. DEVELOPER and Developer’s
Representatives shall maintain motor vehicle liability with limits not less than $1,000,000
combined single limit per accident. Such insurance shall cover liability arising out of a
motor vehicle including owned, hired and non-owned motor vehicles. The same
additional insured designation and endorsement required for general liability is to be
provided for this coverage.

(d) General Requirements. DEVELOPER shall ensure that the following
general requirements are met:

) Insurance companies must be acceptable to Department of
General Services, Office of Risk and Insurance Management.

(i))  The certificates of insurance shall provide that the insurer will
not cancel the insured's coverage without thirty (30) days prior written notice to STATE.

(iii))  All required insurance shall be in effect at all times during the
term of this Agreement, all extensions thereof, holdover periods or any other occupancy
of the Property by DEVELOPER and/or Developer’'s Representatives.

(iv)  Ifinsurance expires during the term of the Agreement, a new
certificate must be received by STATE within thirty (30) days of the expiration date of the
existing policy. This new insurance must still meet the terms of this Agreement.

W) DEVELOPER shall notify the STATE within five business
days of DEVELOPER’s receipt of any notice of cancellation or non-renewal of any
insurance required by this Agreement.

(vi) DEVELOPER is responsible for any deductible or self-
insured retention contained within the insurance program.

(vii) In the event DEVELOPER fails to keep in effect at all times
the required insurance coverages, the STATE may, in addition to any other remedies it
may have, terminate this Agreement upon the occurrence of such event.

(viii) Any insurance required to be carried shall be primary, and not
excess, to any other insurance carried by STATE.

(ix) If DEVELOPER is self-insured in whole or in part as to any of
the above described types and levels of coverage, DEVELOPER shall provide STATE
with written acknowledgment of this fact at the time of the execution of this Agreement.
STATE may require financial information to justify DEVELOPER’s self-insured status. If,
at any time after the execution of this Agreement, DEVELOPER abandons its self-insured
status, DEVELOPER shall immediately notify STATE of this fact and shall comply with all
of the terms and conditions of this Insurance clause pertaining to policies of insurance in
regard to those types and levels of insurance.

(x) It is agreed that STATE shall not be liable for the payment of
any premiums or assessments on the required insurance coverage.

11. Sublet and Assignment of Agreement. DEVELOPER shall not sublet,
assign or allow any other use of the Property other than the Permitted Activities, or as
Page 6 of 9
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otherwise set forth in the Agreement.

12. Rights of Parties. This Agreement shall not be interpreted as creating any
easement or any covenant or condition running with the land or any further right with
respect to any related real property other than as specifically provided herein. The rights
of DEVELOPER and its successors and assigns hereunder will be subordinate and
subject to the rights of the holder of any mortgage, deed of trust, or other encumbrance
against the Property now or hereafter granted or created by STATE against the Property.

13. Governing Law. This Agreement will be governed by and construed in
accordance with the laws of the State of California.

14. Amendments. This Agreement may be amended, changed, or modified
only by written agreement executed by DEVELOPER and STATE No waiver or any
provision of this Agreement will be valid unless in writing signed by the party charged
therewith.

15.  Severability. If any provision of this Agreement is determined to be illegal
or unenforceable, this determination shall not affect any other provision of this Agreement,
and all other provisions shall remain in full force and effect.

16. Separate Counterparts and Photocopies. This Agreement may be
executed in multiple counterparts, each of which shall be deemed an original, but all of
which, together, shall constitute one and the same instrument. The exchange of copies
of this Agreement and of signature pages by electronic mail in “portable document format”
(“pdf”) form or by any other electronic means shall constitute effective execution and
delivery of this document and shall have the same effect as copies executed and
delivered with original signatures.

17. Entire Agreement - This Agreement represents the full, complete, and
entire agreement between the Parties with respect to the subject matter hereof. The
Agreement shall not be in full force and effect except upon approval and signature on
behalf of the Director of the Department of General Services.

[Remainder of Page Intentionally Left Blank]

Signature Page Follows
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IN WITNESS WHEREOF, the Parties have executed this Agreement as of the Effective Date.

STATE OF CALIFORNIA
DIRECTOR OF DEPARTMENT OF GENERAL
SERVICES

By:

Jason Kenney, Deputy Director
Real Estate Services Division

EHI:
Eden Housing, Inc.,
a California nonprofit public benefit corporation

By: Date:
Andrea Osgood
Vice President of Real Estate

EHP:
Education Housing Partners, Inc.,
a California nonprofit public benefit corporation

By: Date:
Bruce Dorfman
Chief Executive Officer

CONSENT:

STATE OF CALIFORNIA
California Department of Corrections and Rehabilitation

By:

Dean L. Borg, Director
Facility Planning, Construction and Management
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EXHIBIT A
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IN WITNESS WHEREQF, the Parties have executed this Agreement as of the Effective Date.

STATE OF CALIFORNIA
DIRECTOR OF DEPARTMENT OF GENERAL
SERVICES

By \l-‘.r-hﬂr»”.’a;vlr,n-ilxnnF'L-T]
Jason Kenney, Deputy Director
Real Estate Services Division
EHI:

Eden Housing, Inc.,
a Califarnia nonprofit public benefit corporation

Digitally signed by Andrea

E'y.Andrea 0Osgood ozees 09/08/2021

Date: 2021.09.08 09:38:02 -0700" Date-

Andrea Osgood
Vice President of Real Estate

EHP: _
Education Housing Partners, Inc.,
a California nonprofit public benefit corporation

Bruce Dorfman o522 wssier sror 09/06/2021
By: Date:

Bruce Dorfman
Chief Executive Officer

CONSENT:

STATE OF CALIFORNIA
California Department of Corrections and Rehabilitation

By: IZW e [Zorg

Dean L. Borg, Director d
Facility Planning, Construction and Management
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2024-25 Application for Friday, February 16, 2024
Affordable Housing Funds

Marin County Housing & Federal Grants Division

This application is for affordable housing developers in Marin County, California who would like to apply
for multiple state, local, and federal funding sources simultaneously. Please refer to the Notice of Funding_
Availability (NOFA) released on January 22, 2024 for detailed information about qualifications and
application requirements. Applicants may use this prep tool for the long-form questions in order to save
their responses and copy/paste into this application.

The deadline to apply is 5:00 p.m. Friday, February 16. Applicants will receive a copy of their submitted
application to the email address entered.

The following grant sources and approximate amounts are available through this application:

1. Marin County Affordable Housing Fund (HTF) and State Permanent Local Housing Allocation
(PLHA) - $1.2 million

2. Federal HOME - $850 thousand

3. Federal CDBG Housing - $650 thousand

Applicant Information

Organization Name
Eden Housing Inc.

Website URL
https://edenhousing.org/

DUNS #
058211947

Mailing Address

22645 Grand St.
Hayward, California, 94541

Project Contact Name
Sarah Allen

Title
Project Developer

Email Address
sarah.allen@edenhousing.org

Phone Number
(510) 305-6785

Executive Director Name
Linda Mandolini

79


https://www.marincounty.org/-/media/files/departments/cd/federal-grants/2024_25/application-cycle/2024_25-housing-nofa-final.pdf?la=en
https://www.marincounty.org/-/media/files/departments/cd/federal-grants/2024_25/application-cycle/nofa-application-prep-tool-202425.docx?la=en
https://edenhousing.org/

Executive Director Email Address
Imandolini@edenhousing.org

Is there a co-applicant organization?

No

Briefly describe your organization, including mission, programs, staff experience, and number
of clients served. Describe the co-applicant organization, if applicable.

Eden Housing is one of the oldest and most experienced affordable housing non-profit organizations in
California. Since our inception in 1968, Eden has worked in partnership with cities and local community
partners to develop, acquire, or rehabilitate more than 11,937 affordable homes throughout California, and
currently provides homes to a diverse population of more than 22,000 lower-income residents. The
mission of Eden is to build and maintain high-quality, well-managed, service-enriched affordable housing
for lower-income families, seniors, and persons with disabilities.

Our team tailors each development to the local community, which is why we are working in partnership
with the Community Land Trust of West Marin on the Coast Guard project. For this application Eden is the
sole applicant.

Eden works in 15 counties, including Marin County, where we own and operate The Fireside and Warner
Creek. As a mission-driven non-profit, we serve low-income families, seniors, and people living with
disabilities. Eden’s work goes beyond building high quality buildings, as we strive to create strong
communities for the residents who live in our housing and a permanently affordable, high-quality asset for
the cities we partner with. Our vision is for everyone to have access to safe, decent, affordable housing.
Eden Housing creates and sustains high-quality affordable housing communities that advance equity and
opportunity for all.

The seventeen directors of Eden’s Board of Directors represent a range of industries related to Eden’s
work, including service provision, real estate, banking, and housing policy. Eden is in strong financial
standing.

Have there been any recent or upcoming leadership transitions?
There are no recent or upcoming leadership transitions

Have there been any recent expansions or cutbacks in activities and/or budget? If so, please
explain.

Eden Housing published a Strategic Plan in 2020 that aims at the creation of 10,000 new homes in the
next ten years. The four pillars of this strategic plan are:

1. Significantly increase housing for low-income Californians

2. Support the stability and economic mobility of residents

3.  Embed commitment to racial, social and economic justice in all of our work

4. Invest in key infrastructure to increase organizational agility and readiness for scale

As a part of its growth goals Eden plans to expand from a robust Northern California pipeline to a
statewide development platform with the capacity to create more homes in high need communities.

If applicable, what is the organization’s standing with licensing or other accreditation
authorities?

Eden and related organizations are in compliance and good standing with any and all applicable licensing
requirements.

How does your organization verify client income?

In general, Eden Housing uses the following procedure for determining resident eligibility and for certifying
household income: (1) Each prospective resident shall complete an application form and return it to the
Property Manager with signed permission for third party verification of income; (2) When an applicant's
name nears the top of the waiting list, pertinent information will be confirmed as current and third-party
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verification letters are sent; (3) The manager shall conduct a personal interview with all members of the
prospective household; (4) Third party verification forms will be used to compute income eligibility and a
determination will be made concerning applicant household's ability to live harmoniously within the
Project community; and (5) Previous landlord verification, credit checks, criminal checks and sex offender
checks will be performed. Written notice will be sent advising applicants of their final eligibility status.
These procedures may be revised for any units subject to Housing First policies.

General Project Information

Project Name
Pt. Reyes Coast Guard

Project Address

1000 Commodore Webster Dr.
Pt. Reyes Station, California, 94956

Assessor’s Parcel Number (APN)
119-240-73 and 119-236-10

Funding Requests

Which funding source(s) are you seeking for this project? Please refer to the NOFA for a
description of each funding source and eligible project types. Those applying for HOME-ARP
funds are highly encouraged to apply for HTF/PLHA funds as well.

HTF/PLHA HOME CDBG Housing

HOME Amount Requested (max $850,000)
$850000

HTF/PLHA Amount Requested (max $1.2
million)
$1,200,000

CDBG Housing Amount Requested (max
$650,000)

$650,000

CDBG/HOME applicants only: Is this project located in a Special Flood Hazard Area, and
therefore requires flood insurance?

No

Project Details

Scope of Work: Describe the proposed project, including details such as property
characteristics, proposed use of funds, and number of housing units involved. Explain how the
project will benefit the community.

The project will rehabilitate existing housing at the former Coast Guard housing site in Point Reyes Station.
The project consists of 54 units of affordable rental housing and resident amenities including:

Family housing: 36 townhomes will undergo seismic improvements, conversion to all electric appliances
and systems, kitchen upgrades, new building envelope and reframing as needed where there is water
infiltration, and new flooring. Three townhomes will be converted to ADA mobility accessible. Three
additional family homes will be developed by adaptive reuse of a former office and workshop space.
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Senior apartments: The barracks building will be adapted into 15 one-bedroom units via substantial
rehabilitation of the building envelope and foundation. Three of the units will be ADA mobility accessible.
The building will be converted to all electric, and an elevator will be added on the exterior of the existing
building. The units will be accessed via exterior doors, with walkways circumventing the building from the
elevator to provide access to the apartment entrances. There also will be a utility room, lounge, laundry,
and janitorial spaces added to the building.

Management and Resident Services: The former galley will be reconfigured and enlarged. It will include a
community room of approximately 1,100 sf. Adjacent to the community room will be a small kitchen,
storage, restrooms, and a library/computer room. The property management office, resident services
offices, maintenance and janitorial offices are also located here.

Wastewater Treatment and Site Work: a new wastewater treatment facility and dispersal system will be
developed on site, and the site infrastructure will be substantially improved.

This development will provide much needed affordable housing to this rural coastal area where housing
costs are very high. The project will directly benefit the community given a portion of the units will serve
agricultural workers, something outlined as a priority in the Marin County Housing Element. In addition,
the project will also benefit the community through environmental enhancement. The site contains 32
acres, of which 22 acres will remain open space. Utilizing the recycled water to irrigate site landscaping
will erduce water usage and also help maintain healthy habitats. Removal of non-native trees and invasive
species, revegetating with native species, treating run-off, developing bioswales and retention basins,
improve drainage structures, replace hardscape with permeable surfaces where possible, maintain
setbacks from sensitive areas and riparian zones, erosion control, designated pathways, planting,
irrigation, mulch, and gravel work and are included in this scope of work. Ensuring natural habitat and
water quality is important given adjacent 24-mile long Lagunitas creek supports a significant population of
Central California Coast Coho Salmon. This endangered species (listed at both the state and federal level)
helps to protect the redwood ecosystem in the area which in turn helps sequester carbon and temper
climate change. The site contains purple needle grass and various other native species which will also be
preserved to promote and maintain important natural habitat.

Describe the property’s history leading up to this request. Include when the organization
acquired/will acquire the property, any previous requests for County funding, attempts to secure
other financing, etc.

The former Pt. Reyes Station Coast Guard housing site is a 32.57 acre site located at 100 Commodore
Webster Drive, Point Reyes Station, and will be divided into 4 continguois parcels. Previously used by the
US Coast Guard to house personnel and their families stationed in Point Reyes, the site was vacated in
2015 by the US Coast Guard. The community of Point Reyes Station and West Marin lobbied at the County,
State and Federal level to enable the County to purchase the site for the benefit of West Marin. In 2019 the
County acquired the site from the US government, and released a Request for Proposal for a developer to
redevelop the site as affordable housing. The site consists of 36 townhouses, a barrack building with 24
rooms, and ancillary buildings, all built in 1974. Even though some of the buildings onsite were rehabbed
as recently as 2014, a substantial rehabilitation of all buildings will be needed to ensure that all of the
housing units and site infrastructure is up to code. Additionally, a wastewater treatment facility must be
developed to serve the site.

The housing project is anticipated to be funded with 9% low-income housing tax credits allocated by the
California Tax Credit Allocation Committee, Multifamily Housing Program subsidized loans from California
Department of Housing and Community Development, project-based Section 8 vouchers from the Housing
Authority of the County of Marin, a new subsidy loan from the County of Marin, and philanthropic funding.

A portion of the site was formerly within a designated FEMA floodplain; however, a Letter of Map
Ammendment (LOMA) was filed and approved through FEMA based on an actual evaluation of topography
rather than a generalized map. While the LOMA is approved the land parcelization will occur alongside
entitiiments which are currently underway. The required review under the California Environmental Quality
Act (CEQA) has begun and publication of the draft environmental document is expected this Spring
(2024). Public hearing are expected to begin alongside the CEQA review. Upon receiving entitlements the
project can meet minimum threshold requirements for other funding sources and begin applications.
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Marin County currently owns the property and the land will be conveyed during the construction loan
closing. In order to secure a construction loan several other funding sources need to be achieved. Given
the historic schedule of the Marin County NOFAs, available in February/March with allocations in May this
will be the last opportunity for the Coast Guard development to apply for these funds in advance of the tax
credit application planned for February 2025.

The development has previously received funding from CDBG, HOME, PLHA, HTF, MCF and is looking to
achieve as much local funding as possible in order to increase scoring for the applications through CA
HCD and the tax credit points system.

Describe any nearby amenities, such as parks, public transportation, grocery stores, health care
facilities, schools, childcare, libraries, parks/open space, etc. that residents of the project
are/would be able to use.

The project site is located with % mile of many amenities such as a grocery store (Palace Market), a bus
stop service by Marin Transit (Stop ID: 40807), a medical clinic (West Marin Medical Center), a school
(West Marin Elementary School), a public library (Point Reyes Station Library), and adjacent to open
spaces within the Golden Gate National Recreation Area.

Select the known environmental issues of the proposed project site, and/or adjacent properties
if relevant.

Flood zone Environmentally sensitive area or species

Notes or clarifying information on environmental issues:

The site is adjacent to Lagunitas creek and does show partially in the floodplain; however, a Letter of Map
Amendment has been approved by FEMA adjusting the floodplain boundary to reflect in-field conditions.
The development is outside the ESHA buffers with the exception of some in kind maintenance and repair
for small portions of two buildings.

Have you begun any state or federal environmental review procedures for the proposed project?

Yes

Who is the staff member that will supervise and manage the proposed project?Describe their
past experience with project management.

Prior to joining Eden Sarah Allen worked in local government as a planner for 14 years, most recently
having been the Assistant Planning Director for the City of Lafayette, CA overseeing the General Plan
Update and specifically the Housing Element Update. Sarah has been with Eden as a Project Developer for
two years and currently manages and maintains three projects for Eden totaling over 200 units. Sarah is
the primary staff member that will supervise and manage the project, but is supported by both Matt
Schreiber and Aruna Doddapaneni.

Matt Schreiber is an Associate Director of Development and has been with Eden for nearly 3 years and has
9 years of affordable housing and real estate financial analysis experience in various capacities. He is
project lead on several complex developments including acquisition/rehab, adaptive reuse and new
construction projects. His efforts as a project developer have resulted in bringing over 450 new and
renovated affordable homes to the Bay Area.

Sarah and Matt are supervised by Aruna Doddapaneni, Senior Vice President of Real Estate Development,
who has nearly 25 years of affordable housing development experience. Aruna has extensive project
management experience, and currently oversees a new construction pipeline in excess of 1,000 units.
Aruna has more than 20 years of public-private partnership planning, adaptive reuse of historic structures,
and redevelopment experience, including work on Celadon at 9th & Broadway, a 250 unit 17 story high rise
located in downtown San Diego. Aruna worked with the City of San Diego and former redevelopment
agency in securing and developing the site with the first 4%/9% LIHTC vertical hybrid in the state of CA.
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Tom McCafferty is the primary project manager for CLAM, the JV partner to Eden on the project. Mr.
McCafferty joined CLAM in December 2022 as an Associate Project Manager, recently promoted to project
manager. Tom has previously worked on construction projects in several settings, most recently as a
project manager with a commercial home builder. He was an AmeriCorps National Civilian Community
Corps Assistant Team Leader, working on development projects with several organizations including
Habitat for Humanity. Tom studied Architecture at College of Marin and was promoted to Project Manager
in January, 2024.

Will the project involve hiring an external property management company?

No

If awarded funding, you will need to draft and submit an Affirmative Marketing Plan for this project. The plan
would describe how you will market the project to different groups of people based on protected
characteristics such as race, color, national origin, religion, sex (including sexual orientation and gender
identity), familial status, and disability. Please refer to the Affirmative Marketing tab of the Federal Grants
website for more information.

Describe any prior experience with affirmative marketing or similar initiatives.

Eden implements affirmative marketing at all properties. The racial and ethnic diversity of Marin’s
population is low but is increasing. In 1990, 88.9% of the population was white and 11.1% was African-
American, Asian, Pacific Islander, or of other races. People of Hispanic origin (who may be of any racial
group) made up of 7.4% of the population. According to the 2000 Census, the white population was 84%,
the non-white population increased to 16%, and the Hispanic population was 11.1%. In 2010, the white
population was 80%, the nonwhite population increased to 20% and the Hispanic population to 15.5%.
Most recently in 2020, the Census reports the white population as 68.4%, non-white at 31.6%, and Hispanic
population as 18.9%.

Based on Eden’s and CLAM'’s track record and experience in affirmative outreach and marketing, the
development will have a resident population that is more ethnically and racially diverse than the
populations Point Reyes Station and Marin County. Eden is confident that the diversity of our resident
population will allow us to capture a significant minority market for the development.

All projects funded by HUD programs must Affirmatively Further Fair Housing. This is defined as combating
housing discrimination and taking meaningful actions to overcome patterns of segregation and foster
inclusive communities free from barriers that restrict access to housing opportunities based on protected
characteristics: race, color, national origin, religion, sex (including sexual orientation and gender identity),
familial status, and disability.

How will this project Affirmatively Further Fair Housing?

Due to the comprehensive racial and ethnic diversity of the population already served by Eden Housing
(and our partner, the Community Land Trust of West Marin), this project is uniquely positioned to attract
substantial numbers of racial and ethnic minority applicants, thereby resulting in a diverse resident
population. To actively foster inclusive communities, Eden will market the development to racial and ethnic
minority groups by working closely with (our development partners) and local community groups that
serve minority populations. Eden’s dedication in using Affirmative Fair Housing marketing practices will
ensure that all affirmative fair housing requirements set by the County of Marin, and by the HOME and
CDBG program are met or exceeded.

Describe any past community engagement activities for this project, and future plans for
community engagement.

The community advocated for the County of Marin to acquire the site and have been very involved and
interested in seeing the project move forward. To further gain community support and input, Eden and
CLAM hosted a series of bilingual community design meetings on site and Zoom that have been very
positively received by the community.

A Spanish-language orientation, was held on June 27th, 2021 where information about the project and the
planning process was shared.

A bilingual (Neighborhood Design 1) meeting, held on July 18th 2022, oriented the community to the site
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via tours and a presentation where information about the project and the current status was provided to
the community. There was a Zoom meeting with the same content held on July 20th (Neighborhood
Design 1b) for community members that were unable to join the on-site meeting.

The next meeting held on July 25th 2022 (Neighborhood Design 2), included small focus groups where
community members got the opportunity to choose a topic area to discuss and provide feedback. The
three focus groups were Resident Experience, Community Connection, and Sustainability and Ecology.

In the final meeting, held on August 14th (Neighborhood Design 3), Eden and CLAM'’s design team
reported back on the feedback and comments received in the second meeting, and also included focus
groups to review the plans and provide input on specific questions and areas that the design team wanted
further input and feedback.

Eden and CLAM hosted an interactive website, coastguardhousing.com, where information about the
project was provided and had prompts for additional community input and comments.

A formal public hearing process will begin in Spring 2024 with the public hearings for the CEQA document
and the Planning entitlements. In advance of these hearings Eden and CLAM will reach out to the
community for additional input. Direct communication with neighboring property owners and community
groups has occurred throughout the planning phases and will continue to occur.

Demographics and Unit Information

In the table below, enter the existing or anticipated number of units based on income level and bedroom
count. Refer to the Current Marin County Income Limits to determine income level.

Anticipated Unit Count by Bedrooms and Income Level

Extlr-zrvr;ely Very Low Low Moderate Market Rate TOTAL UNITS
Studio ;
1 bed 2 13 15
2 bed L 3 4
3 bed 5 14 8 27
4 bed 1 5 1 7
Other 0
TOTAL
UNITS g 35 ? ° ’ >

Notes or clarifying information on the unit count:
One 2-bed manager unit is not included in the above calculation there are 54 units total.

In the table below, enter the demographics of the people who live (or will live) in the proposed housing
project. If unknown, use the demographics of households within similar existing Marin complexes as the
proposed project, within the organization’s purview. Specify the number of Hispanic/Latino residents in its
stand-alone column. The “Total” column must include the number of Hispanic/Latino residents as part of
the sum.

Are the following numbers specific to the proposed project, or to a similar existing Marin
complex?

Similar existing Marin complex
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Demographic Information

Persons Identifying as

Total Number of Persons Hispanic/Latino

White 77
Black/African American 8
Asian 15

American Indian/Alaskan Native

Native Hawaiian/Other Pacific
Islander

American Indian/Alaskan Native &
White

Asian & White
Black/African American & White

American Indian/Alaskan Native &
Black.African American

Other Multi-Racial
Other/Not Disclosed 8 8

TOTAL (Unduplicated) 108 8

Fill in a number for each of the fields below. For new construction, or if you are unsure, please put 0.

Families
38

Female-headed households
0

Households that include person(s) with a disability
0

Notes or clarifying information on demographics:

These are primarily existing units being rehabilitated, but there are some newly constructed units internal
to existing structures. Many of the units are for large family. 15 of the units will be for seniors which will
have ADA compliant facilities. Several of the townhome style units will be upgraded to provide for ADA
accessibility.

Project Planning

Select the current phase of the proposed project.

Predevelopment

Select the activities involved in the proposed project.

Rehabilitation
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Describe the project timeline and specify a real or estimated completion date for each milestone below.
Add/explain any additional milestones as needed.

For acquisition projects:

For new construction and/or rehabilitation projects:

Define scope of work/finish design
Friday, May 19, 2023

Complete planning and environmental review
Monday, July 8, 2024

Release bid package
Monday, April 7, 2025

Select contractor
Monday, June 2, 2025

Finalize contract
Monday, September 1, 2025

Obtain building permits
Monday, November 3, 2025

Start construction
Monday, December 1, 2025

Complete construction
Wednesday, June 30, 2027

Notes on the project timeline above, including whether dates are estimated:

Dates are estimates; however, the planning application was deemed complete in May 2024 and CEQA is
currently underway. Estimates are based on the CEQA consultant schedule and discussions with Marin
County Planning.

Describe any flexibility regarding your project’s start/completion date.

The construction project start and completion dates are dependent on receiving all entitlements and
having the project fully funded, which will occur after the entitlements are received. After tax credits are
allocated there is a strict 6 months window to start construction. The current schedule if timelines are
met would allow the project to apply for tax credits in February of 2025 with a construction start date in
December 2025.

Will you be seeking Project Based Section 8 Vouchers for this project?

Yes

Please be aware that if Project Based Section 8 Vouchers (PBV) are committed to the project, the
environmental review process and subsidy layering must be completed before the acquisition is complete or
construction commences. Actions taken prior to PBV being committed are not subject to this requirement.
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Describe the type of site control that your organization has for the proposed property. If this
request includes funds for acquisition, summarize the acquisition terms, price, contingencies,
and conditions.

Eden and CLAM executed an Exclusive Negotiating Agreement (ENA) with Marin County for the
rehabilitation of the Coast Guard property. A copy is attached for reference.

Expanding on the Scope of Work, please describe the rehabilitation that is proposed for the
property and how it will address specific conditions (i.e., replacement needs, deferred
maintenance, existing building violations, required seismic upgrades, building or health code
problems). Please describe any other existing rehabilitation needs that are not included in the
project scope and explain their exclusion.

The Coast Guard property rehabilitation will result in 54 units of affordable housing. Specifically, the
project will provide 39 family housing units and 15 senior apartments. The rehabilitation will include
seismic improvements and major energy efficiency upgrades for all residential structures. The property
will be converted to all electric with potential for a microgrid to serve emergency energy needs in times of
outage or disasters. All natural gas propane will be removed.

The project is subject to the Marin County Local Coastal Program-Land Use Plan and Implementation Plan,
the Marin Countywide Plan, and the Point Reyes Station Community Plan. The project will require a coastal
permit, conditional use permit. The on-site wastewater treatment and dispersal system will require
approval from the California Regional Water Quality Control Board. In addition to the Marin County
Community Development Agency, review agencies include the Marin County Department of Public Works,
the Marin County Department of Environmental Health Services, the Marin County Fire Department, the
North Marin Water District and the California Coastal Commission.

Describe the accessibility of the building. Do you plan to make accessibility improvements?
Three townhomes will be converted to accessible mobility units. All 15 senior apartments will be

adaptable, with the second floor accessed via elevator. Pathways will be improved through the site to
connect most residences to the common areas.

How will the rehabilitation be staged to minimize risk and inconvenience to the residents? If
certain systems or parts of residents’ units will be temporarily inoperable or unusable (e.g.,
kitchen or bathroom) during construction, what is the estimated duration of such interruptions?
What mitigations will you provide?

The property is vacant.

Describe in detail any temporary relocation of existing tenants at the site due to proposed rehab
activities. Explain why relocation is needed and provide the estimated duration and number of
impacted tenants. If known, identify which laws (local, state, federal) must be followed in
carrying out the relocation.

The property is vacant. Relocation is not applicable.

Financing Plan

What is the status of all proposed project funding sources as of the date of this application?

On May 17, 2022, the Marin County Board of Supervisors approved an award of $357,125 in PLHA funds to
Coast Guard, along with an equal funding match from the Marin Housing Trust. In total, $714,250 was
awarded. On May 24, 2022, the Marin County Board of Supervisors approved a funding recommendation
of $§147,000 in LHTF funds to Coast Guard, along with an equal funding match from the Marin Housing
Trust, contingent upon approval of the County's LHTF application to the California Department of Housing
and Community Development (HCD). In total, $294,000 was recommended. On October 11, 2022, the
County received an award letter from HCD for LHTF funds. HCD is in the process of executing a Standard
Agreement. Both the PLHA and Marin County Housing Trust commitments are structured as 55-year,
residual receipts loans at a rate of three percent (3%) per year. The LHTF fund agreement documents have
not yet been finalized, but are anticipated to be similar to PLHA. $600,000 in predevelopment funds have
also been committed from Marin Community Foundation. Eden is currently funding the majority of
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predevelopment from its own capital. In the last NOFA the project was awarded CDGB funds in the
amount of $148,291 and HOME-ARP funds in the amount of $§710,000. The project anticipates applying
for state funding sources this summer after entitlements and tax credits in early 2025.

What is the timing and likelihood for obtaining commitments of anticipated funding sources?

The project is in the early stages of applying for funding. The likelihood of obtaining additional funding is
increased with the local commitments like this one as well as with entitlements which are expected to be
achieved in the next several months. The anticipated timeline includes applying for TCAC funding in
February 2025 and construction beginning in December of 2025.

In the event that any funding sources are not obtained or are committed at lower levels than
requested, what alternatives will be pursued?

The project sponsors will review any and all available funding options that might make sense for the
project such as MHP and Joe Serna funds through the HCD and local Measure W funds. Additionally,
project based vouchers, federal and state earmarks, state tax credits may also be considered.

For each item in your project budget, to be attached to this application, please explain how the
budgeted amount was derived, whether costs are estimated or bid, and any other relevant
information that justifies the budgeted expense (e.g., cost per square foot, percentage of other
costs, estimated number of work hours).

Construction cost estimates were provided by a licensed contractor as part of our predevelopment
feasibility analysis. Consulting costs are generally drawn from existing contracts, or based on Eden’s
experience with those disciplines on other projects.

Is your organization receiving any other Marin County funding for this project?

Yes

Please describe. Include a brief overview of the goals and accomplishments achieved through
this funding.

The project has PLHA, LHTF, and AHF soft loan debt from the County of Marin. These funds will reduce the
accruing predevelopment interest expense for the project and provided necessary soft financing for the
project. The CDBG and HOME-ARP funds received last year cannot be expended until NEPA is complete
which is expected this year. Those funds will help to leverage other funding sources and become both a
construction and permanent source for the project.

Does your organization have unspent funds that were previously awarded by the County (for any
project)?

Yes

What is your timeline for expending the fund balance?

Some of the above funding has not yet been allocated given delays from HCD in approved the agreements
needed. The agreement revisions are underway and these funds will be expended for predevelopment
expenses this year (2024), upon execution of the agreements. Other funding source will be expended after
NEPA as required and during the project closing which is expected in late 2025 if entitlements and other
funding sources are achieved as expected.
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CDBG/HOME applicants only: Describe your organization's experience with administering
federal grant programs. What experience do you have with Davis-Bacon prevailing wage and
procurement requirements?

Eden Housing is highly skilled in working with federal grant programs, including HOME and CDBG. Eden
has received HOME and CDBG funding on dozens of other affordable housing developments, as well as
other federal funding such as Section 8 vouchers, HUD 202, and HUD 811. Eden is highly experienced
complying with Davis-Bacon prevailing wage requirements, as most of Eden's new construction projects
have state or federal (or both) prevailing wage requirements, and we hire prevailing wage consultants to
assist with monitoring.

HTF/PLHA applicants only: Describe your organization's experience with administering state
grant funds. What experience do you have with State prevailing wage and procurement
requirements?

Eden Housing is highly skilled in working with state grant programs, including MHP, IIG, Joe Serna, etc.
Eden has received state funding on dozens of other affordable housing developments and has
successfully administered them meeting all requirements. Eden is highly experienced complying with CA
state prevailing wage requirements, as most of Eden's new construction projects have state or federal (or
both) prevailing wage requirements, and we hire prevailing wage consultants to assist with monitoring.

Attachments

Please closely review the Notice of Funding Availability (NOFA) for instructions on which
documents you must attach. The County requires specific attachments for each funding type
(HTF/PLHA, HOME-ARP, CDBG Housing). Please label your attachments in this manner: “2023-
24 [Document Name] for [Organization Name]- [Project Name].”

M 2024-25 Approved FEMA LO... .pdf M 2024-25 Audit (19-20) for Ede....pdf
2024-25 Audit (20-21) for Ede....pdf

2024-25 Audit (21-22) for Ede....pdf

2024-25 Board for Eden - Pt. ... .pdf & 2024-25 ENA Site Control for ....pdf
M 2024-25IRS Exempt for Eden... .pdf

2024-25 MOU with JV for Ede....pdf 2024-25 Operating Budget fo... .pdf

o
o
M 2024-25 FEMA Flood Map for....pdf
o
o

2024-25 Proforma for Eden - ... .pdf

Certification

Please review your responses above for accuracy.
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https://marincounty.jotform.com/uploads/jpform/240087511995967/5839362650631935242/2024-25%20Approved%20FEMA%20LOMA%20for%20Eden%20-%20Pt.%20Reyes%20Coast%20Guard.pdf
https://marincounty.jotform.com/uploads/jpform/240087511995967/5839362650631935242/2024-25%20Audit%20(19-20)%20for%20Eden%20-%20Pt.%20Reyes%20Coast%20Guard.pdf
https://marincounty.jotform.com/uploads/jpform/240087511995967/5839362650631935242/2024-25%20Audit%20(20-21)%20for%20Eden%20-%20Pt.%20Reyes%20Coast%20Guard.pdf
https://marincounty.jotform.com/uploads/jpform/240087511995967/5839362650631935242/2024-25%20Audit%20(21-22)%20for%20Eden%20-%20Pt.%20Reyes%20Coast%20Guard.pdf
https://marincounty.jotform.com/uploads/jpform/240087511995967/5839362650631935242/2024-25%20Board%20for%20Eden%20-%20Pt.%20Reyes%20Coast%20Guard.pdf
https://marincounty.jotform.com/uploads/jpform/240087511995967/5839362650631935242/2024-25%20ENA%20Site%20Control%20for%20Eden%20-%20Pt.%20Reyes%20Coast%20Guard.pdf
https://marincounty.jotform.com/uploads/jpform/240087511995967/5839362650631935242/2024-25%20FEMA%20Flood%20Map%20for%20Eden%20-%20Pt.%20Reyes%20Coast%20Guard.pdf
https://marincounty.jotform.com/uploads/jpform/240087511995967/5839362650631935242/2024-25%20IRS%20Exempt%20for%20Eden%20-%20Pt.%20Reyes%20Coast%20Guard.pdf
https://marincounty.jotform.com/uploads/jpform/240087511995967/5839362650631935242/2024-25%20MOU%20with%20JV%20for%20Eden%20-%20Pt.%20Reyes%20Coast%20Guard.pdf
https://marincounty.jotform.com/uploads/jpform/240087511995967/5839362650631935242/2024-25%20Operating%20Budget%20for%20Eden-%20Pt.%20Reyes%20Coast%20Guardl.pdf
https://marincounty.jotform.com/uploads/jpform/240087511995967/5839362650631935242/2024-25%20Proforma%20for%20Eden%20-%20Pt.%20Reyes%20Coast%20Guard.pdf

Name of Person Completing this Application
Sarah Allen

Title of Person Completing this Application
Project Developer

By checking this box,

| hereby certify that the information in this application is true and accurate to the best of my
knowledge.
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Pt. Reyes Station

SOURCES OF FUNDS - PERMANENT

TOTAL oD
INTEREST INTEREST AMORT
AMOUNT COST RATE (Yr) COMMENTS
Total Permanent Debt: 9,250,000
Conventional Perm Loan - A Tranche 9,250,000 7.480% 35.0 Term- 18 (yrs., Index - 10Y T- 4.230% Spread - 275 bps
County Loan 6,809,523 3.000% 1.788% 55.0 Per Unit: 126,102
Accrued Deferred Interest - County Loz 184,933
PLHA Marin Housing Trust 1 459,528 3.000% 1.788% 55.0 Per Unit: 8,510
Accrued Deferred Interest - PLHA Maril 12,480
PLHA Marin Housing Trust 2 605,297 3.000% 1.788% 55.0 Per Unit: 11,209
Accrued Deferred Interest - PLHA Marii 16,439
Marin Community Foundation 2,700,000 3.000% 1.788% 55.0 Per Unit: 50,000
Accrued Deferred Interest - Marin Comi 73,327
LHTF Marin Housing Trust 294,000 3.000% 1.788% 55.0 Per Unit: 5,444
Accrued Deferred Interest - LHTF Marir 7,984
CDBG 148,291 3.000% 1.788% 55.0 Per Unit: 2,746
Accrued Deferred Interest - CDBG 4,027
HOME - ARP 710,000 3.000% 1.788% 55.0 Per Unit: 13,148
Accrued Deferred Interest - HOME - AF 13,472
Capital Contributions
GP Capital - Sponsor 100 Synd Costs 170,000
Limited Partners 21,857,922 Fed LIHTC:  $0.88 State LIHTC: $0.80
TOTAL SOURCES 43,147,324
Surplus/(Shortfall) 0
PERMANENT LOAN INTEREST RATE TRANCHE A 'RANCHE B INVESTOR EQUITY STACK OTHER ASSUMPTIONS
Base Rate 6.980% 6.688%
Cushion 0.500% 0.500% LIHTC Equity (Federal+Ste 21,857,922 Current AFR: 4.18%
MiP 0.000% 0.000% Historic Tax Credit 0| AFR Month: Feb-24
GNMA/Servicing 0.000% 0.000% Investment Tax Credit (Sol 0| AFR Cushion: 0.00%
Issuer 0.000% 0.000% 0 Issuer min/y Subtotal LP Equity 21,857,922| Total U/W AFR: 4.18%
Trustee 0.000% 0.000% 0 perannum
Rating 0.000% 0.000% 0 perannum CA Certificated Credit Sale 0
Remarketing 0.000% 0.000% 0 perannum | Total Investor Equity 21,857,922
Rebate Analyst 0.000% 0.000% 0 perannum
Total 7.480% 7.188%
SOURCES OF FUNDS - CONSTRUCTION
INTEREST TERM
AMOUNT RATE (Mos.) COMMENTS
Construction Loan 28,125,246 8.318% 18
County Loan 5,651,904 3.000% 18
Accrued Deferred Interest - County Loz 184,933
PLHA Marin Housing Trust 1 459,528 3.000% 18
Accrued Deferred Interest - PLHA Maril 12,480
PLHA Marin Housing Trust 2 605,297 3.000% 18
Accrued Deferred Interest - PLHA Marii 16,439
Marin Community Foundation 2,700,000 3.000% 18
Accrued Deferred Interest - Marin Comi 73,327
LHTF Marin Housing Trust 294,000 3.000% 18
Accrued Deferred Interest - LHTF Marir 7,984
CDBG 148,291 3.000% 18
Accrued Deferred Interest - CDBG 4,027
HOME - ARP 710,000 3.000% 18
Accrued Deferred Interest - HOME - AF 13,472
Costs Deferred Until Conversion 1,954,503 See page 2 - right column
Capital Contributions
GP Capital - Sponsor 100
Limited Partners* 2,185,792 Total Equity During Const. 2,185,792 10.00%
TOTAL SOURCES 43,147,324 Syndication Costs 170,000
Surplus/(Shortfall) 0 Net Equity for TCAC 2,015,792
Sources Less Deferred To Conversion: 41,192,821
CONSTRUCTION LOAN INTEREST RATE CONSTRUCTION LOAN VALUATION TAX-EXEMPT BOND DATA
Index Type: no Term SOFR| Restricted NOI 858,898 | 50% Test (see Page 7): N/A
Current Index: 5.32%| OAR 4.00%| IssuerInducement: TBD
Spread: 1.75%| FMV per NOI 21,472,455 | CDLAC Allocation: TBD
Base Interest Rate (not including cushi 7.07%| Agg. Credit Value @ 0.8799 21,857,922 | Percent of CDLAC Allocatior 0.00%
Cushion - Total 1.25%| Perm-Only Soft Debt 1,157,619 Const-only portion: 18,875,246
Interest Rate