HAWAII HOUSING FINANCE
AND DEVELOPMENT
CORPORATION FOR

ACTION APPROVED BY
ITS BOARD OF DIRECTORS
AT THEIR MEETING ON
JANUARY 10, 2019







Phone: (323) 351-7700
Email: dbigley@uhcllc.net

The Hawaii Housing Finance and Development Corporation (HHFDC) is the
owner in fee simple of approximately 436 acres north of the Keawe Street
Extension in Lahaina, Maui, Hawaii, TMK No. (2) 4-5-021: 003 (por.)(Property).

The Property received its Urban classification from the State Land Use
Commission on May 18, 1990.

The Property is ceded lands.

A Final Environmental Impact Statement (EIS) for the Property was published in
the October 23, 2012 issue of The Environmental Notice and notice of the
Govemor’s acceptance of the EIS was published in The Environmental Notice on
December 23, 2012.

On December 21, 2012, the Maui County Council included a portion of the
Property into the Maui Island Plan Urban Growth Boundary and the Mayor
approved the ordinance on December 28, 2012.

On January 18, 2017, Belt Collins Hawaii LLC completed a site assessment for
HHFDC concluding that development of a 200-unit multifamily rental project was
possible at the southwest portion of the Property below elevation 130” in the
vicinity of the Upper Kapunakea Houselots subdivision if the Department of
Environmental Management (DEM) approved hookup to the County’s sewer line
and if a substation site could be conveyed to MECO, if required by MECO? (Site
Assessment). The potential area for development is shown in the attached Exhibit
A. HOFDC subsequently received a letter from DEM dated January 27, 2017
indicating that temporary hookup to the County sewer system would be possible
for a 100% affordable project but hookup must be replaced with a private
wastewater plant within 5 years of the hookup agreement. ’

In 2018, consistent with a recommendation from the Hawaii Interagency Council
for Transit-Oriented-Development, the Hawaii State Legislature appropriated $10
million in Dwelling Unit Revolving Fund (DURF),? which includes, subject to
HHFDC Board of Directors approval, $5 million for a 200-unit multifamily rental
project at the Property.

The 2018 Hawaii Legislature also appropriated up to $30 million out of the Rental
Housing Revolving Fund (RHRF) for gap equity financing to expedite and
complete the construction of a 200-unit multi-family rental project at the Property
by 2021.4

On June 14, 2018, the HHFDC Board of Directors approved the issuance of a
Request For Proposals (RFP) for the leasehold development, ownership and
operation of a proposed 200-unit family rental project north of the Keawe Street
Extension in Lahaina, Maui, Hawaii, affordable to households at 60% or below
the U.S. Department of Housing and Urban Development area median income
(AMI) to be named the Keawe Street Apartments at the Villages of Leiali’i
(Project), and a $5 million pre-development and interim loan from DURF funds

2 DEM and MECO had not responded to inquiries prior to finalization of the Belt Collins’ report.
3H.B. No. 2748, H.D. 2, S.D. 2, C.D. 1, Twenty-Ninth Legislature, 2018; now Act 39 Session Laws of Hawaii

2018.

48.B.No.2293,S.D.2,H.D. 3, CD. 1, Twenty-Ninth Legislature, 2018; now Act 150 Session Laws of Hawaii

2018.
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appropriated by the 2018 Legislature. The Governor approved the release of
DURF funds on July 30, 2018.

J. On July 27, 2018, HHFDC held a public informational briefing at the Lahaina
Civic Center to receive comments on its proposal to issue an RFP for the
proposed Project. Approximately 40 people were in attendance and provided
comments.” Comments included a desire for a preference for resident native
Hawaiians. After consultation with the Department of Attorney General, HHFDC
was advised that a preference for native Hawaiians would not be compliant with
fair housing requirements.

K. On August 29, 2018, HHFDC issued an RFP for the leasehold development,
ownership and operation of the Project. A Fact Sheet of the RFP is attached as
Exhibit B. A pre-proposal conference was held in the HHFDC Boardroom on
September 19, 2018. Deadline for proposals was October 31, 2018.

L. As described in the RFP, on July 16, 2018, HHFDC procured a community
planning consultant, Munekiyo Hiraga, to identify development requirements for
the Project, draft conceptual site layouts, identify subdivision boundaries, process
plans for subdivision approval, and conduct an ALTA topographic survey and
geotechnical soils investigation of a suggested project area, as approved by
HHFDC. The results of Munekiyo Hiraga’s work is planned to be provided to the
Successful Offeror after the Successful Offeror has been approved by HHFDC.

M. HHFDC issued two (2) addenda to the RFP, dated September 26, 2018 and
October 10, 2018.

N. On October 31, 2018, HHFDC received three (3) proposals from development
entities responding to the RFP (Offerors). All proposals met the minimum
submittal requirements specified in the RFP.

0. The Evaluation Committee comprised of HHFDC staff did not hold interviews
with the Offerors.

P. The Evaluation Committee scored the proposals in accordance with the evaluation
criteria specified in the RFP. The evaluation criteria and associated points, which
total 100, are as follows:

1. Offeror qualifications — 25 points

2. Project design concept and strategy — 15 points

3. Ability to meet time and budget requirements — 15 points

4. Number of affordable units proposed and community benefits — 15 points
5. Financial proposal” — 15 points

3 “Hawaiians raise concerns about Keawe Street Apartments at the Villages of Leiali’i,” Lahaina News (August 9,
2018).

6 To avoid unfair advantage, Munekiyo Hiraga and its subconsultants were not eligible to assist any development
team in the preparation or submittal of a proposal in response to this RFP. After the Developer is approved by
HHFDC, Munekiyo Hiraga and its subconsultants may serve on the development team of the Developer.

7 For purposes of scoring proposals, “use of State of Hawali resources” does not include use of the Property, use of
up to $5 million in DURF funds approved for the Project, use of up to $30 million RHRF funds appropriated for the
Project, use of State of Hawaii tax exempt bond authority, use of non-competitive 4% tax credits, use of 201H
exemption authority, and use of GET exemptions.
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6. Management proposal — 15 points

Q. The Evaluation Committee completed its evaluation of the proposals on
December 20, 2018, and recommends selection of the proposal submitted by
Ikaika Ohana in accordance with the RFP.

1.  DISCUSSION

A. Proposal and RFP Requirements — This For Action seeks approval of the proposal
for the leasehold development, ownership and operation of the Keawe Street
Apartments at the Villages of Leiali’i affordable family rental housing project
proposal submitted by Ikaika Ohana (Developer) in response to the RFP No.
DEV-RFP-18-001 issued by HHFDC on August 29, 2018 (Proposal).

1. The Project is proposed to be developed in leasehold as an approximately
200-unit low-rise, garden-style multi-family rental housing project in 25,
2-story residential buildings, a stand-alone multi-purpose building of
approximately 3,500 square feet including covered lanai and open parking
stalls at least as required by County code, on approximately 19 acres of
vacant land. Except for two resident managers’ units, all of the units shall
be affordable to families at 60% AMI, as described on page 1 of this For
Action.

The Project site is located north of the Keawe Street Extension below the
130’ elevation, mauka of the Upper Kapunakea Houselots Subdivision at
the Villages of Leiali’i in Lahaina, Maui, Hawaii, TMK No.: (2) 4-5-021:
003 (por.). See Exhibit A.

A copy of the proposed conceptual site plan, and building plans and
elevations are attached hereto as Exhibit C and Exhibit D, respectively,
for information.

2. Except to the extent funded by the DURF loan for costs allowed to be
allocated to offsite infrastructure by HHFDC, the Developer shall be
responsible for all offsite and onsite costs necessary to develop, own and
operate the Project.

3. The Project includes the subdivision of the Project site by the Developer in
accordance with concept plans approved by HHFDC, and the subdivision,
design and construction of a public access road to County standards and
dedication to the County of Maui. This For Action seeks approval of the
subdivision of the Project site and the public access road.

4. After subdivision approval, the Project site will be conveyed to the
Developer by a 75-year ground lease at $1/year (Ground Lease). Access to
the Project site is contemplated to be by a non-exclusive access and utility
easement over the public access road, until the road is dedicated to the
County. This For Action seeks approval of the conveyance of the Project
site to the Developer by a Ground Lease with a non-exclusive access and
utility easement over the public access road and dedication of the public
access road to the County. Dedication of the public access road to the
County shall be subject to Legislative approval pursuant to Section 171-
64.7, HRS.

5. The Project shall remain affordable for the term of the Ground Lease.
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6. The Project includes a private package sewage treatment plant.

7. The Developer shall hold an informational briefing in the community to
receive comments on its proposal within 3 months of this For Action.

8. The Developer shall be responsible for maintenance of the area 50’
outside the Project boundaries on HHFDC vacant land for fire and rodent
control, until such HHFDC lands are developed (if at all).

9. The Developer shall be responsible for constructing a 6” high chain link
fence and 20’ access gate around the large rock pile within the eligible
project area below the 130’ elevation area with “No Trespassing” signs
prominently secured to the fence around the rock pile as part of the
development of the Project, if the rock pile is not removed by the
Developer.

10.  The Developer shall furnish HHFDC a payment and performance bond
from a surety acceptable to the Executive Director for 100% of the
contract(s) for construction of the Project, naming HHFDC and the State
of Hawaii as additional co-obligees on the bonds.

B. Project Design Concept and Strategy

1. As residents and guests enter the project site from the east they are greeted
with ocean views and an inviting place to gather, complete with
community center, open spaces, shaded areas, and landscaping that
displays the natural beauty of local flora.

The community center is centrally located on the upper tier of the site with
a cul-de-sac and bicycle/walking path to the north and a roadway
accessing the lower tier of the site to the south. To the west of the
community center is a stairway that follows the topography of the site
leading pedestrians to the lower tier open space and tot lot, unifying the
site as a whole.

The one-story community center contains a multi-purpose room, kitchen,
management office, storage, and more, and has a layout designed to
promote interaction between the building and the surrounding spaces. The
residential buildings are two-story 8-plexes comprised of units ranging in
size from 2-bedroom to 4-bedroom units. The units and the buildings are
oriented in a manner that promote an ever-growing sense of community...
individual homes combine to form an interactive and cohesive
building...buildings are oriented to create courtyards and gathering spaces
to be shared by neighbors...and neighboring buildings are all oriented
around the central open spaces and community center. This intentional
design embraces the interconnectivity and strength that comes from a well
thought-out and unified neighborhood.

The aesthetically pleasing structures, landscaping, and site layout provide
a desirable resident experience without sacrificing economical
development choices. The site layout works with the topography of the
land wherever possible, maximizing open spaces while minimizing overall
land usage and site-work costs. The orientation and layout of the 8-plex
structure is efficient and cost-effective and provides desirable views from
each unit. The site and structures are designed according to sustainable
development standards, including features such as sustainable and
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environmentally friendly building materials, enhanced energy efficiency
through the utilization of solar energy and natural heating/cooling
techniques, and an emphasis on reduced water usage through water-wise
fixtures and the use of recycled waste water from the sewage treatment
plant for non-potable uses.

2. The anticipated boundary of the project site is approximately the 120’
elevation line to the east, Keawe Street Extension to the south, the existing
property line to the west, and an anticipated extensjon of Kapunakea Street
(running east-west) to the north. The proposed public collector road
accessing the project site from the Keawe Street Extension is located on
the eastern boundary of the project between the approximate elevation of
120° and 130°.

3. Parking will be provided to the extent possible and will be no less than the
standards allowed by the County. Vehicle charging stations may be
located at practical locations on site, such as near the community center on
the upper tier and/or near the tot lot and laundry facility on the lower tier.

4. Pedestrians and bicycles have access to safe and convenient pathways
throughout the site. Potential bus-routes are accessible via the proposed
bus stop to the south on Keawe Street. Front Street and Lahaina Gateway
are accessible via Keawe Street to the south and Kapunakea Street to the
west.

Onsite pathways are also available. The stairway by the community center
connects the upper tier and lower tier of the site creating a short route
between most places onsite, and residential buildings and open spaces are
connected with pathways on approximately the same grade allowing for
leisurely walking or biking between buildings. The pedestrian and bicycle
pathway on the north side of the site and the connector road on the south
side of the site provides guests and residents with an opportunity to travel
on the interior of the site between the upper tier and lower tier on a
continuous loop without the need to cross a street.

Benches and bicycle parking will be provided in key locations throughout
the site, with an emphasis on the community center, open spaces, and
courtyard areas between building.

5. The Project will be designed according to LEED principals and will
pursue a Silver or Gold designation. Specific sustainable building
practices include the installation of photovoltaic systems when possible to
offset site electrical use, installation of solar water heating systems,
incorporating natural ventilation and light into interior spaces, energy
efficient windows, siding, and insulation, low-flow fixtures, recycled
water for landscaping and irrigation, and energy star rated appliances.

6. Per the 2016 housing study available through the HHFDC website, there is
a significant amount of crowding and/or doubled-up households which
points to a need to larger unit sizes. The mix of 2-bedroom, 3-bedroom,
and 4-bedroom units on the site addresses the most pressing housing needs
within the workforce.

7. In accordance with the Leiali’i Final EIS, the Developer plans to install a
bus pull-out station on the Keawe Street Extension or the public road to be
constructed near the mauka entry to the project site.
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C. Amenities and Community Benefits

Project amenities are available to residents and guests to further a sense of
community and belonging. The community center acts as a focal point for
residents as well as for the surrounding neighborhood, offering a variety of social
programs that will enrich and improve the lives of community members. Social
service programs include health and nutritional education and screening
programs, financial literacy courses, and after-school tutoring/mentoring
programs. The multi-purpose room, open spaces, kitchen, tot lot, bar-b-que area,
walking paths, and vistas are all available to residents and encourage outdoor
living and the enjoyment of the island’s natural beauty. Charging stations and
bike racks promote healthy and eco-friendly modes of transportation. Other
amenities such as the laundry rooms are located throughout the site at convenient
locations making it easier for residents to walk short distances to do laundry,
rather than having to get into a car and drive to a distant facility.

D. Financial Proposal

1. The total Project budget is estimated to be $112,800,000, as shown in the
attached Exhibit E, and summarized as follows:

Budget Item Cost %
Land $1 0.0
Site Work 24,803,895 21.9
New Construction 55,196,105 48.9
Contingency 8,400,000 7.5
Architectural and Engineering Fees 2,100,000 1.9
Interim Costs 5,611,150 5.0
Financing Fees and Expenses 1,385,500 1.2
Soft Costs 6,668,349 5.9
Syndication Costs 200,000 0.2
Developer Fees 7,200,000 6.4
Project Reserves 1,235,000 1.1

Total | 112,800,000 | 100.0

The total Project cost per unit is $564,000/unit. The total Project cost per
unit for all proposals received ranged from $499,712/unit to
$564,000/unit.

In September 2018, the Developer commenced construction of the
substantially similar 120-unit Kaiwahine Village Apartments tax credit
rental project in Kihei, Maui, which served as the basis for the
Developer’s estimates for this Proposal.

The Developer explains that there are three primary reasons for the cost
per unit being higher for this Project than Kaiwahine. First, the poor site
conditions of Keawe versus Kaiwahine. As such there is more costs to cut
and fill per acre, the addition of more retaining walls per acre, and the cost
of the development of new roads. Second due to the poor quality of the
land, the sewage processing plant, and the retention basin, there is less
density per acre. This means that more land needs to be graded and cut
and filled. Third, the requirement for the private sewage treatment plant.
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There are two issues that may have additional material negative impacts
on costs as presented. First, the proposed costs represent what the
Developer would expect to pay today based upon what he knows. They
have not trended these numbers because of the uncertainty of doing so.
The costs may go up or they may go down. Second, the cost of the
improvement of the land and the sewage treatment facility is based on an
educated guess by an experienced contractor and engineer and qualified
sub-contractor, but there are no plans. The Developer mitigated these two
risks by including a 10.5 percent contingency of the construction contract
and by using Kaiwahine to provide a reasonable estimate from pad up
development because the buildings are substantially similar to those used
at Kaiwahine. The Developer further mitigated a dramatic increase in
costs by using less land by increasing density and reducing the overall
grading and retaining walls that are required.

2. The estimated financing plan for the Project is as follows:

Source of Funds Interim Permanent
Construction Loan $57,528,000 $0
Permanent Loan 0 11,470,000
Federal 4% Tax Credit Proceeds 5,337,735 43,355,420
State 4% Tax Credit Proceeds 1,799,265 14,610,353
Rental Housing Revolving Funds 36,800,000 37,000,000
Deferred Park Fees 2,800,000 2,800,000
Deferred Reserves 1,235,000 0
Deferred Developer Fees 7,200,000 3,564,227

Total | $112,800,000 $112,800,000

E. Management Proposal
The Developer proposes the following plan for rental of the units:

The Developer will begin working with potential tenants nine months prior to the
first building being completed. The long lead time will allow the Developer to
advertise the availability of the units, receive the applications and check them for
completeness, request all information that is needed for a tax credit rental
(verifications of employment or other income, assets, criminal and credit history,
interview applicant, etc.). It is imperative that the units are rented up as soon as
the buildings are completed. The Developer anticipates that there will be at least
two to three families that will be waiting for each available unit. Leases can be
signed prior to move in once a move-in date has been determined. There will not
be any delay in getting the units filled as the application process is running
concurrently with the construction. Furthermore, the Developer anticipates a short
window to move in so they will provide additional resources during the initial
move in. Examples would be additional labor and garbage pick-up.

F. Completion Schedule

1. Everything would need to be near perfect to complete the last units by
December 31, 2021. In part because of the serial nature of some of the
tasks and in part because the construction period will likely be longer than
the 14 months projected for the Developer’s Kaiwahine Village
Apartments.
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3. The Developer’s estimate to complete the Project requires additional
RHRF funds in the amount of $7 million. To save time, the Developer
proposes doing this Project in two phases. The first phase would be sized
to not exceed the $30 million threshold. The Developer estimates that this
would allow for the construction of 152 to 160 units. In the first phase, the
Developer would rough grade the entire site, complete the common areas,
and size the sewage treatment facility for the 200 units. The Developer
could use a tenant in common agreement similar to what was done for
Kaiwahine Village and the Developer could work with the investors and
lenders in advance to properly structure the execution up-front. The end
result would be a 2-phased project financially, but as a practical matter a
single-phase of development.

This would benefit the State because it would allow the Developer to
apply for bonds and tax credits when ready without waiting for a
competitive RHRF round. Construction on phase 1 could commence as
soon as possible. Because the Developer would be starting construction on
the entire development, there would be no delay in completing phase 2,
even if the award of the additional RHRF funds was received late in the

year.
G. Developer Qualifications
1. This For Action seeks approval of Ikaika Ohana, or other successor entity

approved by the Executive Director, as the Developer of the Project and
Successful Offeror of the RFP.

2. Ikaika Ohana (Douglas R. Bigley, President and Director) is a Hawaii
nonprofit public benefit corporation formed in 2008 and is tax-exempt
under Section 501(c)(3) of the Internal Revenue Code of 1986, as
amended. Ikaika Ohana was formed for charitable and educational
purposes and to develop housing as a means to reach people. The meaning
of Ikaika Ohana is “strong family.”

The primary focus of the organization is to provide low income earning
individuals and families with affordable, decent, safe and community
enriched living opportunities. This includes among other things access to
basic health and human services, education, and life and job training skills
specially designed to meet physical, social, and psychological needs, and
to provide for their health, security, happiness and growth.

Ikaika Ohana was originally formed to further the philanthropic pursuits of
Lowell L. Kalapa, who had a long history and rich resume of charitable
work, including president of the Hawaii Tax Foundation.

The principles of Ikaika Ohana and Urban Housing Communities (UHC)
came into close proximity when working collaboratively to educate the
State of Hawaii as they were contemplating their first public private
partnership. Their similar approach to helping people resulted in an
enduring friendship, and later they committed to pursue projects together
leveraging UHC’s technical skills in developing housing with Ikaika
Ohana’s ability to administer social services.

However, at the end of 2013, Mr. Kalapa unexpectedly passed away. In
2014, the existing board was reconstituted and, in order to scale up the
operation of Tkaika Ohana, additional expertise was added to the board in

For Action ~ January 10, 2019 Page 9 of 12



H.

L

the areas of property management, law, and risk management. The result
was the emergence of an organization that is capable of developing,
financing, building, overseeing, and operating affordable multifamily
properties.

Ikaika Ohana, along with other members of the single purpose limited
partnership (Limited Partnership) will be responsible for all aspects of the
development. UHC will provide guaranties to the Limited Partnership to
increase financial capacity and access to investing and lending markets.

A list of projects developed by Ikaika Ohana and UHC is attached hereto
as Exhibit F.

Ikaika Ohana’s development team for the proposed Project is as follows:

e Owner: Limited Partnership created by Ikaika Ohana

s Applicant/Developer: Ikaika Ohana, Honolulu, Hawaii

e Architect: Design Partners, Incorporated, Honolulu, Hawaii

e General Contractor: Moss & Associates, Fort Lauderdale, Florida

e Legal Counsel: Cox, Castle & Nicholson LLP, San Francisco,
California
Legal Counsel: Rush Moore LLP, Honolulu, Hawaii

¢ Property Management: Hawaii Affordable Properties, Inc.

e Consultant: Chris Hart & Partners, Wailuku, Maui

e QGuarantor: Urban Housing Communities, Santa Ana, California

HHFDC finds the following:

1.

That Ikaika Ohana, or other successor entity approved by the Executive
Director, is an Eligible Developer pursuant to Section 15-307-24, HAR,;

That the Proposal meets minimum proposal requirements of the RFP and
Section 15-307-26, HAR;

That the proposed Project is primarily designed for lower cost housing at
or below 140% AMI pursuant to Sections 15-307-26(a)(3)(C), 15-307-27
and 15-307-52, HAR; and

That the Developer has demonstrated the ability to secure a performance
or payment bond, or other surety for the construction of the proposed
Project pursuant to Section 15-307-24(b)(3), HAR.

The Developer’s estimated timetable for the Project is as follows:

Task End Date
Submission of Proposal October 31, 2018
Award of Project January 2019
Negotiate & Execute DA May 2019

Road Access January 2020
Utility Access January 2020
Architectural/Engineering Design April 2020
Subdivision Approval May 2020
201H/Zoning Approval June 2020
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Financial Application January 20208
Approval of Financial Application July 2020
Building Permit July 2020
Commencement of Construction July 2020
Construction Completion — First Building July 2021°
Construction Completion — Last Building December 2021'°

IV. RECOMMENDATION

That the HHFDC Board of Directors approve the following for the proposed 200-unit
Keawe Street Apartments at the Villages of Leiali’i affordable family rental project in
Lahaina, Maui, Hawaii, TMK No.: (2) 4-5-021: 003 (por.), substantially as described in

this For Action:

A. Proposal submitted by Ikaika Ohana for the leasehold development, ownership
and operation of the Project;

B. Tkaika Ohana, or other successor entity approved by the Executive Director as an
Eligible Developer pursuant to Section 15-307-24, HAR;

C. Negotiation and execution of a Development Agreement with the Developer for
the leasehold development, ownership and operation of the Project;

D. Subdivision of the Project site and public access road as approved by the
Executive Director;

E. Conveyance of the Project site by Ground Lease and an access easement over the
public access road to the Developer;

F. Dedication of the public access road to the County of Maui; and

G. Authorize the Executive Director to take all actions necessary to effectuate the

purposes of this For Action;

Subject to the following,

H.

Execution of the Development Agreement by May 31, 2019, unless otherwise
extended at the sole discretion of the Executive Director;

Except for the $5 million DURF pre-development and interim loan previously
approved by the HHFDC Board of Directors and the $30 million in RHRF funds
approved by Act 150 Session Laws of Hawaii 2018, approval of the Proposal does
not obligate HHFDC to make any award for any of its financing programs, such
as HMMF Bonds, LIHTC, RHRF and DURF;

Dedication of the public access road to the County of Maui shall be subject to
Legislative approval pursuant to Section 171-64.7, HRS;

Commencement of construction by December 31, 2020, unless otherwise
extended at the sole discretion of the Executive Director;

& Assumes a funding round for competitive resources, applications will be submitted sooner if possible. If a funding
round is not available, a funding and timing alternative will need to be pursued.
° Assumes workable soil conditions.

10 Ibid.
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9/17/18
REQUEST FOR PROPOSALS (RFP)
KEAWE STREET APARTMENTS AT THE VILLAGES OF LEIALPI
LAHAINA, MAUI, HAWAII
FACT SHEET

I RFP Availability
¢ Electronic copy on HHFDC website — no charge
e Hard copy at HHFDC office - $100/copy
s Hard copy by U.S. Mail, Fedex, or equivalent - $500/copy
¢ Register with HHFDC RFP Contact

II. RFP Process

¢ Advertisement—August 29, 2018
Pre-Proposal Conference—10:00 a.m. on September 19, 2018
Notice of Intent to Offer—2:00 p.m. on October 10, 2018
Deadline for Questions—2:00 p.m. on October 10, 2018
Deadline for Proposals—2:00 p.m. on October 31, 2018
Estimated selection of developer—January 2019

M. Objective — To procure a qualified developer for the leasehold
development, financing, ownership and operation of an approximately
200-unit family rental housing project affordable to households at 60% or
below the U.S. Department of Housing and Urban Development area
median income (AMI) north of the Keawe Street Extension, mauka of the
Upper Kapunakea Houselots subdivision in Lahaina, Maui, Hawaii.

IV.  Site Description —
TMK (2) 4-5-021: 003 (portion of)
Below the 130’ Elevation
Lahaina, Maui, Hawaii 96761

V. Funding
e The 2018 Legislature has appropriated up to $30 million from the
Rental Housing Revolving Fund to expedite and complete the
construction of the project by 2021
e The HHFDC Board has approved $5.0 million in DURF funds for a
pre-development and interim loan

VI. Major Project Requirements—
¢ Developer shall be responsible for all offsite and onsite costs
necessary to develop and operate the project
¢ The project will consist of approximately 200 units affordable to
families at 60% or below the AMI?

" Act 160 Session Laws of Hawaii 2018.
2 The 2018 income limits for Maui County at 60% AMI are as follows:

1 Person $39,660
2 Person $45,360
3 Person $51,000
4 Person $56,640

The 2018 maximum rents for Maui County at 60% AMI, including an allowance for utilities are as
follows:

Studio $991/month

1-Bedroom Unit $1,062/month
2-Bedroom Unit $1,275/month
3-Bedroom Unit $1,473/month

ci\lei rfp 200 units\exh b - rfp fact sheet.9-17-18
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Low-rise, garden-style, multi-family apartments with adjacent
parking

Developer to subdivide the project boundaries in accordance with
his site plan as approved by HHFDC

Project includes the development and construction of a public road
to access the project site, as well as HHFDC lands beyond the
project site, prior to dedication to the County

Project must include a private package sewage treatment plant
Conveyance of the project site will be by ground lease; 75 years;
$1.00/year

The project shall remain affordable for the term of the ground lease
The Developer shall hold an informational briefing in the community
on its proposal within 3 months of selection by HHFDC

The Developer shall be responsible for maintenance of the area 50’
outside its project boundaries on HHFDC vacant land for fire and
rodent control, until such HHFDC lands are developed (if at all)
The Development Agreement must be executed by May 31, 2019,
unless extended at the sole discretion of HHFDC

VIl.  Completion Date: December 31, 2021, unless otherwise extended by
HHFDC.

VIIl.  Proposal Requirements

Notice of Intent to Offer

Non-refundable application fee of $500

Transmittal letter

Original with wet signature, 6 hard copies and one electronic copy
of the proposal are required

IX. Evaluation Criteria

Offeror qualifications—25 pts.

Project design concept and strategy—15 pts.

Ability to meet time and budget requirements—15 pts.

Number of affordable units proposed and community benefits—15
pts.

Financial proposal—15 pts.

Management proposal—15 pts.

X HHFDC RFP Contact

Stan S. Fujimoto, Project Manager
(808) 587-0541
stanley.s.fujimoto@hawaii.gov

The Maui utility allowance schedule is available at:
https://www.mauicounty.gov/DocumentCenter/View/103466/Utility-Allowance-LOW-RISE-
SCHEDULES?bidld=
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ESTIMATED PROJECT BUDGET - IKAIKA OHANA 10-31-18
KEAWE STREET APARTMENTS AT THE VILLAGES OF LEIALI'l

Estimated Sub-Total %
Cost
Budget item
Land 1
Land 1
Site Work] 24,803,895 | 21.99%
Off-Site Work
On-Site Work
Onsite 16,161,600
Additional Onsite Required 6,142,295
Sewage Treatment Plant 2,500,000
New Construction 55,196,105 | 48.93%
New Building 44,334,468
General Requirement 4,148,301
Contractor Overhead 2,765,535
Contractor Profit 2,765,535
Payment & Performance Bond 591,133
Builder's Risk Insurance 591,133
Contingency 8,400,000 7.45%
[Construction Contingency 6,000,000
|owner's Contingency 2,400,000
Architectural and Engineering Fees 2,100,000 1.86%
Architect Fee-Design 1,000,000
Architect Fee-Supervision 100,000
Survey/Engineering Fees 1,000,000
Interim Costs 5,611,150 4.97%
Capitalization Fee 2,212,000
Construction Interest 2,109,000
Construction Loan Origination Fee . 719,000
Const. Lender Legal/Application 105,000
Const. Lender Inspections 50,000
Const. Lender Appraisal/Engineering Review 14,200
Construction Managaement 300,000
Flood Cert/Zoning Review/Credit Reports 1,950
Title and Recording 100,000
Financing Fees and Expenses 1,385,500 1.23%
Permanent Loan Origination Fee 10,000
Cost of Issuance/Underwriters Discount 288,000
Title and Recording 25,000
Permanent Loan Interest 1,055,000
Perm. Lender Misc. 7,500
Soft Costs| 6,668,349 |  5.91%
Tax Credits Fee/Application 478,000
Appraisal 40,000
Environmental Report/Soil/Seismic/Zoning/Engineering Review 240,000
Partnership Legal 200,000
Tax Credit Investor Legal 100,000
Permits and Assessments 3,800,000
Marketing/Sales/Start-up Cost 60,000
Fixtures/Furniture/Equipment 60,000
Market Study 50,000
Accounting Reimbursables 311,778
Soft Cost Contingency 1,028,571
Professional Services 300,000
Syndication Costs 200,000 0.18%
[Bridge Loan Fees & Expenses 200,000
Developer's Fees 7,200,000 6.38%
[Developer's Overhead
|Developer's Fee 7,200,000
Project Reserves 1,235,000 1.09%
Operating Reserve 1,235,000
Total 112,800,000 | 112,800,000 | 100.00%
No. of Units: 200
Cost Per Unit 564,000
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STABILIZED PROPERTIES - Limiled Parinerships

P y Renttavals 3
3Tiie Ciosslnge @ Wadara TypeV “Aden Torch CHibank
120 W, Adell Steet 0000S% | Muttomty | 2008 | 6 | AOoRed | SO%IOSON| gy ’ 153,000,000 HCD Joe Setna
hiadors, GA 93638 Cless B LP 5240,000 Ciy of Madern s 3070000| 21z008 | 2570000 | owis@e | Fied | 335797 35,797 26713 | 99084 | 142
El TV AdenToieh [§3.000,000 FHCD Jo Seroa Cilbank
Hortzons atindio " 47 onebad | 0% lo0% 153,258,162 City of Indo RDA
45405 Monron Stract Dooosy | Senlor | 2008 80 1 damobed | A o0% 151,400,000 Riverside County HOME Funds
indio, CA 52201 ClessBLP 5316000 AHP s _3312000| ezone | 2810000 | oTows | Fwed | 27958 279586 20953 | 00:2 | 112
£ Gonobed TreeV Aiden Torch Ak
@ Ciossings st Elk Grova Sdtvobed | 50% lo 6%
6575 EI Grara Flotn R Mulitamly | 2007 | T8 | g pveabed | A % 158,959,830 City of Elk Grove
Xk Grove, CA 95524 0.0005% & four bed |5460,000 AHP 5 8050000 | sit2008 | 8830000 | o438 | Fied | 691049 591,049 7153 | 1ests | 12
araildge al EIk Giove 20 bed | govt oo TypeV Worgan Starlsy THbank
18515 Elk Grove Florin Rd. Multitamily | 2007 E 48 three bed. ‘N il 9%
ik Grovo, CA 95624 0,0005% & four bed 55,225,620 Chy of Elk Grove s 7240000 | 412008 | 6040000 | 10538 | Fixed |  sesors s85.079 swoaps | ssera | 147
5{Th Grosslngs 3t Sania Rowa TV Rod Capal Gronp  [S3.420,500 s Ciibank R
1820 Jonnings Avenue Multtamily | 2007 2 \1‘.;"’" ‘::d “““;;‘f"" 100% 54,143,900 Clty of Santa Rosa
|Santa Ross, CA 95401 0.0049% e $152,000 AHP s 2040000 | 212010 | 1840000 | 140138 | Fied | 208350 206,358 weas7 | azo0n | 128
B e Cromsings ot Excors arned | Toma v Viells Foige[39.047 406 Chy of Excondde TERS
756 Miston mroen pacn wutarmly | 2011 | 55 | stheeebed [ BB ogy 52,438,067 TCAC 1002
Escondido, CA 920252122 0.0050% 2fous bad S_ 1955000 | 12011 tomie | Fxed | 210627 210827 wea0a0 | 4eser | 128
7|Tho Crossings on 25t Staet 0.0055% | Malllamiy | 2011 | 34 | AGebid |I0%T60% | 6TO% Tpe v Wells Fargo |35 252,580 LA Alfordabia Tiousing Trust Fund — [Bank ot Ameriea 1,000,000 | 573072010 00130 | Fxed | 131567 131,567 0,239 Siaes [ ied
624 £ 290 St 1athieebed | AMI 53,000,000 CRALA
Los Angeles, CA 90011 51,069,000 Housing Auth County of L A
1 $277,000 Dupt Toxic SubCrirl
1,183,475 CA Poliuion Controf Finance Auth
51,426,172 TCAC 1602
B[ Tho Grassings ot Narth Hil Coo30% | Mallarily | 2011 |38 | Bhmbed | I0%w60% | 100.0% TypoV | Nalonsl Equlty Fund, InG [§3,020,718 LA Alfordubls Houaing Trusi Fund — [BAnK o Amorica (comsl] | 5 7,395,000 | 722070 | § 1,308,141 | 00130 | Foed | 164.078 T84078 EEERT I T T R
5311 Sopuivoda Bivet 1ztvsebod | AME s500,000 cRALA Bank of America {petm)
Los Angeles, CA 813433342 51,348,412 TCAC 1602
517223,989 UHC 00475 Fullarton Holdings LLT
91T Grossings at Morgan HIl 00045% | Mulllarmly | 2011 | 24 | 24ieo bud | Z5% 0 A0% | 100.0% TypeV | Nabonal Equty Fund, Iné [$3,052,400 CFy of Moigan Wl [US Bark Bonds Soiea A | § 775,000 | 117172670 | S 698,860 | 04614z | Fixed 02954 02,954 | 52801 0383 | 155
170 Vvright Avanus Al 52,081,112 MHP US Bank Bonds Serles &
Morgan Hil, CA 850374343 5352,076 CDBG
° (5405,125 ARRA
0] Tho Grosdings #LBlg Boa Lake TH050% | Malftamly | 2011 | 42 | 28w bed | 30W1580%W | T00.0% TypoV | Nallonsl Eqaly Fund, Inc [95,34,014 CAy of Big Beat Lake Bank of America (consh | 5 530,000 | 6A0Z070 THOVED | Fixed EXCH 707 a5 B7A | 180
773 Knickertrocker Rd Wtocbed | AMI 151,540,513 TCAC 1602
Blg Bear Lake, CA 82315
T]Horizons of Mofgan Hil TEOS% | Serior | 211 | 45 | Bonebed |30% 050% | 100.0% TypeV Wels Farge 34,574,552 iy of Morgan Tl Bank of America (cons?) | 5 1,940,000 | BI120T0 | 5 1820435 | 1017500 | Fod 785,138 EEAE M I M BT
17690 MeLaughin Avenue Tatvobed | AMI 5240,000 AHP Bank of America (peim)
dorgan Hila, GA 95037 527,383 CBDG -County of Santa Clara
5500000 Oppertunlly Func-Co of Santa Clura
51,757,615 TCAC 1602
T2{Ths Crossings ot New Raneno ToAG% | Malamly | 2011 | 98| 12t bed |30%1050%| T00.0% TypaV | RGC Gapial Matkets  [§4,521,160 Gy of Ravcho Cordova [No canvontonal Fnandnd WA WS B WA Fxed 50| 35560 7 EXT)
708 Woadbersy Wey Sthoobod | AN on his projoct
[Rancho Cordova, CA 95670
T3] Romo Hal Apariments TOo5T% | Waiterly | 2031 | 45 | Ssenebed | 30V 1o 60% | T00.0% Typel | Rurt Capial Puiinars [$550,000 Hiviall Rental Howsing Trust Fand Fisviail USA €U S EENA05 | GAROTT | § 54033 | oniimz | Fwed | iZaT T XS oz | 320
Orobed [ AMI 5575,000 Kinoole
CHOSTA | MuRifamly | 2012 | 48 | V6 onebed | 30% 1o 60% | T00.0% Tpe Fnl Caplal Partors (34,408,748 Hawal Rertal Housing Trst Fund  [HORG 51500000 [ TINZ013| 5 1430073 | Ow2alsA | Feed | 504737 B6a,77 TZ50A | 37569 | 38T
8 two bed Al 51,000,000 USRDA 515 Loan
24thres bod 51,600,000 County of Honolulu HOME Funds
5143,154 HUD Loan
GO | Wuilforty | 209 | 45| Tonwbed | SUMIo60% | T00.0% TypaV | RAC Caphal Markels [5626,578 TCAC Funds i Communlly Gapal | § 4,105,000 | 1572075 | § 5,600,806 | OWSiA5 | Fed | 543554 543,564 505 | Tess | 14T
30 tvvo bad A
14 thres bed u
5 CO0STH | Mudlamly | 2073 | 74| i2onched | 30R 50K | S30% Typal | Hun Caplisl Parivers 57,894,005 Ranta] Housing Trust Fund Fiaveall USA 60 S T7Z5000 | TS |5 1670045 | BWGTAS | Fixes Fo7e5 | ZEATES s | sz | 18
333 Ohal Strost Sotwobed | AMI Y
Hio, HI 86720 8 nree bed
T7|Crossings al Eaconddo Hanor 1150-| 00051 | Mulllamdy | Api-15 | 44 | M Nobed | S0%G0% | 100.0% TypeV | RBG Captal Watkels 54,100,000 Gly of Escandid [CHEank S 6198427 | TSE0T5 | § 661505 | GAOTAI | Foed | SI05,125 | Sasaz | zoders | iw04e | 149
1168 N, Escandido Eivd, Escondido Al
cA 52025
79|Kamana Fil, HI CROST% | Senier | Marie | 62 | 6Zonobed | 0%B0% | 97.0% TrpoV Hdon Torch — [35.794,355-Big Tsland Housing [Seller Sof [ATden Toreh S 8150000 | 016 | 5 2653603 | OToWAS | Foed | 291200 1,290 a0 | Trziz | 188
Financing)
FIE) 55075 a0 TAITE 5076155 | 3507645 | S3a7izi0 | Sieaases | 14w
e Typeor il S
Be : 5 nticipated GovernmentAssistince’ :
*Lus Cores1200-1420 Sun Gorgorio | 0.0051% | Mulllomly | Jun16 | 144 |dBonobudd0| 0% 1060% |  Wa TypeV | RBC Cuptal barkols ~[$3.763,000 ity of Oxnard Delerisd Fee Laan S 34040282 BiZ90 | § 30220004 | OGIOWSE | Fxed | S2074.268 | SZOTAZ6S | 1791664 138
(Gour, Oxnard CA 53030 twobed, 40 | AML 142 Project Based Vouchers [Berkeloy Polnt Capitl, Perm
thiee bed, 15 Loan
tou bud
ZCrossings on Astan TH05T% | WMolblarly | AP-i3 | 27 |3 ona bud, 24| 30%50% £ TypeV | RGC Captal Watkels [§5,486,685 Cly of Santa Rowo Ak 3 7100000 | T2Z3017| S 60W0045 | M5 | Fed | STSAGAT | ST04541 | 153583 | S30858 | 120
706 Aston Way Santa Ross, CA thres bed 6 Project Based Vouchera
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S Picl
Ptojiet Name (15 1 Sl anage
Thu Cressings st Burmuda Dunes * | Multifamity
75220 Darby Road uminda) ca | 1456548 | Seler Cary | Markiing
1Bermuda Dunes, CA 92203 n
Crosaings &l Palim Oasart Dok Kelly | WBlamily | 160 | Paim
2|Diive Padm Desert, CA 92211 Deset | OA | 2628334 | Seller Gury | Markindng
[The Grassings af La Oulnla * Wbtarly | 64
78-221 Darby Road La Quinla cA $723474 Seller Carry | Mark frving
3lLa Quinta, CA 92203
The Crassings on Wastington | Miltfandly | 74 Under
50100 Washinglon St La Quinta cA S0 Esctov fo Mark Irving
4lLa Quinta, CA 92253 s0l
[Horizons on 26th Strect Senlor 28
854 E 26t St o] ca | suarsoon | BUA | tames Rosk
5{Los Angeles, CA 80011 aeles ender
Ciosings of Woodbery Way 2735 | Waliamly | 12| Rancho | o | Notsxciodis py—
8|Woodberry Dr. Rancho Cordova Cordova proposed 9
Uas Gortes, Phase 2, 1500-1660 San| Hiutdiarly |~ 120 Bindey
7|Gorgonlo, Oxnad Ca 93030 Ommard | CA | szoo000p | BAOPC | Makiring
Velerans ] Cathedini Predey
8|Vatorans Village of Gathsdral Clty clty CA | soooppo | BACDC | Madkining
[Windsor Veterans Village Velerans 80 Windsot cA s;:);ﬂg;o BACDC Mark Irving
HMultfamity 80 Waikola Hl Enlitlement James Rock
Tz

* Pending Passage of SB1585

3iCrossiings on Monterey 0.0051% | Multifamily | Mar-18 38 6-0ne, 18-two | 30%-60% e Type VA ‘Hunt Capital 185,400,000 Counly of Santa Clara Htibank $ 14,000,000 | 82072018 | § 264,850 { 08/01/36 | Fixed $630,500 $630,500 $547,000 383470 115
16800 Monterey Road, 15-thron 5750,000 City of Morgan Hil
[Morgan Hil, CA 85037 120 Project Based Vouchers
[Kalvzahine Village Phi1 & 11 00051% | Mullfamiy | /3072018 120 Bi-two, 30%50% wa Typo Vv ‘Hunt Capital 518,652,986 Rontal Housing Rovolving Funds [Citibank $ 33,180,000 | 63072018 | S 6,700,695 | OB/0136 | Fixed $622.607 S622 607 S424673 267.834 147
| Kihel, Mad, Havail 86753 S2-three 1$3,500,000HOME Funds & RTF Loan
£l $_ 89,220,282 5 44185234 $3511.97, $3511,317 | 52,916,520 120
Totals 330 S 142,727,815 $ 84,928,458 S _B528070(% 8528070 190 | $2.042.214




