COMMISSIONERS' MINUTES — DAVIS COUNTY

WORK SESSION MEETING MINUTES
Tuesday, May 28, 2024

The Board of Davis County Commissioners met for a Work Session at 9:00 AM on Tuesday, May 28, 2024, in
room 306 of the Davis County Administration Building, 61 South Main Street, Farmington, Utah. Required legal
notice of this meeting was given.

All documents from this meeting are on file in the Davis County Clerk’s Office. The agenda for this meeting is
incorporated into the minutes as item headers.

DISCLAIMER

The meeting was an open dialogue. Critical points in the discussion have only been briefly summarized. The
reader may refer to the audio recording and the publicly distributed materials for further clarification of the
content. Timestamps have been noted in the minutes to aid in locating points of discussion in the audio record.
The audio recording for this meeting is available based upon the County's current retention schedule.

ROLL CALL

Chair Bob J Stevenson Commission Office Confidential Secretary

Vice Chair Randy B. Elliott Cynda Melville

Commissioner Lorene Miner Kamalu Farmington City Assistant Community Development
County Clerk Brian McKenzie Director Lyle Gibson

Chief Deputy Auditor Angie Nelson Farmington City Manager Brigham Mellor

Chief Deputy Civil Attorney Neal Geddes Farmington City Community Development Director
Director of Human Resources and Risk Chris Bone David Peterson

Deputy Director of Economic Development STACK Real Estate Trevor Evans

Chanel Flores Tax Administration Manager Sulika Laulu (arrived after
Deputy Clerk Becky Wright roll call)

OPENING

The meeting convened at 9:03 AM. Commissioner Stevenson excused County Auditor Curtis Koch and Kent
Anderson, the County’s Community and Economic Development Director, who were on vacation.

AGENDA ITEMS

1. #428/2024. Farmington City Housing and Transit Reinvestment Zone (HTRZ) Discussion — presented by
Chanel Flores, Deputy Director of Economic Development, on behalf of Kent Andersen, Davis County Community
and Economic Development Director

[Minute 01:05] Chanel Flores, Davis County Deputy Director of Economic Development, introduced the discussion
by stating that the County has a few different Community Reinvestment Areas (CRAs) in place with Farmington
City. Farmington City would like to take certain portions of those CRAs and change them into a Housing and
Transit Reinvestment Zone (HTRZ). The Utah State Legislature enacted the Housing and Transit Reinvestment
Zone Act to allow additional ways to finance development projects.

Farmington City Manager Brigham Mellor was invited to speak and illustrated his presentation with projected
images of maps and pages from the North Station HTRZ Application [Attachments A and B].

Farmington City Manager Mellor said two tax increment financing jurisdictions, CRA 1 and CRA 2 [north of
Farmington Station], were created in 2018. At that time there was no road plan, and there was no developer
associated with the project. However, Farmington City Community Development Director David Peterson
envisioned connecting the area to Farmington Station’s rail terminal, and there was an idea that the new
interchange [North Station Lane] was coming. Things are much different now in terms of economics and demand
for housing and office space. The idea going forward is to densify the area as much as possible to maximize the tax
increment that can come from this project area. Trevor Evans and his crew, from Farmington City’s development
partner STACK Real Estate, have gone to the State Legislature and amended rules to allow this area to qualify for
an HTRZ. Based on the legislation, there has to be a direct connection to transit. A remote hub has been created,
and right-of-way and easements acquired, for direct access from the proposed HTRZ to the train station. If UTA
doesn’t build the connection, Farmington will.

The proposal being discussed with the County and the Davis County School District, which will then go to the
Governor’s Office, is to shrink CRA 1 and CRA 2 and create the HTRZ from the property removed from the CRAs.
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[CRAs and HTRZs are similar in that they are both Tax Increment Financing (TIF) jurisdictions. Under a TIF
agreement, a portion of property taxes from the jurisdiction continues to go to taxing entities (such as the school
district) while the rest goes to the redevelopment agency. Taxing entities agree to donate this tax increment, for a
set amount of time, in hopes of recouping the money in the future through taxes on the increased value of the
developed property.]

There are several differences between the proposed HTRZ and current CRAs. The biggest difference between the
two development financing options is the HTRZ has no cap on the amount of tax increment going to the
developer, whereas the CRAs are capped. Another difference is the tranching mechanism. The proposed HTRZ can
be broken into three tranches (phases) that can be triggered at any time within 20 years, with tax increment
collection carrying on for 25 years; the CRAs have only one 20-year time period to collect the tax increment.
Finally, there is a difference in the percentage of taxes going to the taxing entities and redevelopment agency.
Under the proposed HTRZ, the pass-through to taxing entities is 20 percent and 80 percent goes to the
redevelopment agency, compared to a 30 percent/70 percent split under the CRA.

[Minute 07:45] The Farmington City Manager said the cost of parking structures has risen and can now cost as
much as $35,000-$40,000 per stall, which is an expensive undertaking on which the developer can’t make money.
He further stated that approximately $24 million has been invested in the area’s roads, and another $90 million in
the interchange now being constructed. The proposed HTRZ offers an opportunity to maximize the investment
made by Farmington, Davis County, and the Wasatch Front Regional Council by creating the most dense network
of taxable revenue possible.

City Manager Mellor said another objective is to create affordable housing. Under the rules of the 2018 CRAs, 10
percent of all tax revenue has to go toward affordable housing; however, it doesn’t have to be in the project area,
Farmington, or even Davis County. The HTRZ requires 12 percent going to affordable housing, and it has to be
mixed into the project area; this is the most expensive way to do affordable housing, but it provides the best
product to residents as no one knows who is in affordable housing. City Manager Mellor said this affordable
housing would be accessible to the majority of city, county or school district workers Davis County.

[Minute 10:55] Commissioner Stevenson asked about the Area Median Income (AMI) and was informed that Davis
County is short in all categories of affordable housing. Deputy Director Flores said 80 percent of AMI in Davis
County, for a family of 4, would be $86,000.00; 60 percent AMI, for a family of 1, would be about $44,700.00. For
housing to be considered affordable, it should cost no more than 30 percent of a family’s household income.

Commissioners Stevenson expressed concern about the lack of a cap on the proposed HTRZ project. If there
hadn’t been a cap on the Station Park project, there would have been another $117 million tax increment that
would have gone into Station Park. He agreed it is not possible to know what inflation and other factors are going
to do over the HTRZ time period, but he also pointed out there has to be money to run school districts, cities,
counties, mosquito abatement, etc., and there has to be investment by developers.

County officials asked if a cap could be created, even though there is no cap in the HTRZ legislation. Farmington
City Manager Mellor replied that it’s possible one of the tranches wouldn’t trigger for 20 years, and he didn’t
know know how to cap the project without knowing the future of inflation and construction costs. He suggested
the possibility of negotiating a cap to the developer, adding that it can be amended through a development
agreement in the future. He said money left over in a Redevelopment Agency could be distributed back to the
taxing entities, although it didn’t happen at Station Park where all of the resources went to the developers and it
was the maximum contribution for the taxing entities.

[Minute 19:11] Farmington City Manager Mellor clarified that under the proposed HTRZ, once a tranche is
triggered it will be paid off in 25 years; in the meanwhile, taxing entities receive 20 percent of taxes paid and 80
percent goes to the redevelopment agencies. Commissioner Stevenson commented that the HTRZ is a wonderful
plan, but the potential amounts add up to a lot of tax increment, especially over a 25-year period, and
Commissioners need to be very, very protective of that money for the taxing entities.

Trevor Evans said the proposed plan can be built with the HTRZ. Without the HTRZ, it will be scaled back to a
smaller build. Commissioner Stevenson said no one was talking about doing away with the HTRZ, just capping the
total amount of dollars paid out through it.

[Minute 23:05] Discussion was had about the estimated $253 million gap between building what the market
supports, which is townhomes with no parking structures and surface-parked B-class office space without as much
glass and steel, and the more dense HTRZ plan. Mellor said Trevor Evans and his team at STACK are going to be
taking on that risk.
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Discussion also included discussion of taxes in relation to the project. It was pointed out that this project is only
associated with property tax, not sales tax, although it would be a feeder for Station Park and other businesses.

[Minute 35:00] Commissioner Kamalu said commissioners have a lot of responsibility to represent all property
owners and scrutinize the situation. She referred to housing challenges, and asked whether the location of the
affordable housing units had been decided. Trevor Evans said no, but they will be mixed into each phase. HTRZ
code requires 9 percent of the housing to be affordable units at 80 percent AMI, and 3 percent of the affordable
housing units to be at 60 percent AMI. Commissioner Kamalu asked if all units would be lease or rent. Trevor
Evans said there will be townhomes on the west side, and more to the south being built by a different developer.
STACK will look at creating some condos, but it has been harder to get financing for vertical condos than side-by-
side townhomes. Commissioner Kamalu commented on the need for Class A space for tech businesses, as well as
the value of creating dense housing in close proximity to Lagoon, the Western Sports Park, hotels, restaurants and
shopping.

Discussion briefly returned to the idea of caps, with the Farmington City Manager stating that even a cap with an
escalator element wouldn’t be sufficient to achieve the plan. Caps are arbitrary, he said, and have the potential to
hamstring what can be done.

[Minute 43:45] Commissioner Stevenson said the HTRZ proposal will need to be presented in a committee
meeting at the Governor’s Office of Economic Opportunity on June 10, 2024. He asked Deputy Director Flores to
set up an earlier meeting with Kent Andersen, Davis County Community and Economic Development Director, and
Farmington City and STACK Realty representatives, to find solutions that will work for everyone prior to the June
10 meeting.

It was noted that past projects have had caps, but the HTRZ is a new model. Deputy Director Flores was asked to
find out if other HTRZ projects have caps.

MEETING ADJOURNED
The meeting was adjourned at 9:49 AM.

ATTACHMENTS
All publicly distributed materials associated with this meeting are noted as the following attachments:

A. North Station HTRZ Application_Farmington_ Final
B. Worksession - North Station HTRZ_May 2024

Minutes Prepared by: Minutes Approved on:
Becky R. Wright 06/25/2024
Deputy Clerk

am %Wf %%%/:\

Brian McKenzie Bob J Stevenson
Davis County Clerk Commission Chair
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North Station HTRZ Application

CREATING A TRUE TRANSIT-ORIENTED COMMUNITY
IN THE HEART OF DAVIS COUNTY
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MAYOR BRETT ANDERSON

FARMINGTON CITY

Farmington Cityisthe gemofnorthern Utah. Home pricesinourcommunity

CC have increased over 60% in the last five years, the most dramatic increase
of any city in the Davis-Weber metropolitan area. The HTRZ Area Plan
shows how housing and job creation can coalesce around a transit station
to build upon the assets we already have in the community surrounding
the HTRZ. This project area helps the city reach its goals identified in the
affordable housing plan. The project area will set a standard for future
development in northern Utah. Making a life in Farmington available for
all who wish to live here through various housing types heretofore not
existent in our community.

2 | North Station HTRZ Application ) )
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NORTH STATION
commerciaL [

OFFICE
RESIDENTIAL

HoteL [

FARMINGTON
STATION FIXED
GUIDEWAY
EXTENSION

MASTER PLAN

THE PROPOSED DEVELOPMENT INCLUDES:

2631 RESIDENTIAL UNITS (INCLUDING 237 UNITS AT 80% AMI AND 78 UNITS AT 60% AMI;
857000 SQUARE FEET OF CLASS A OFFICE SPACE

162.500 SQUARE FEET OF COMMERCIAL SPACE

1270 KEY HOTEL

THE LINKING AND EXPANSION OF REGIONAL TRAIL SYSTEM PROMOTING ACTIVE TRANSPORTATION
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DEVELOPMENT PLAN WITH AND
WITHOUT HTRZ FUNDING

The HTRZ development plan almost triples the number of residential units and allows for affordable housing.

Without HTRZ funds, higher-density development around the North Station is not economically viable. Without HTRZ
approval, North Station would be underbuilt and impaired for decades to come. With HTRZ approval, 1,702 additional
residential units are possible (315 being affordable), commercial uses increase by over 55%, and there is S$882MM in

incremental investment.

Market Driven
Development

| Proposed HTRZ |

Development

Increase Over

Market Driven Plan

% Increase Over
Market Plan

Residential Units
80% AMI Affordable Units (incl. above)
60% AMI Affordable Units (incl. above)

929

2.631
287
/8

1,702
287
/8

183%
NA
NA

Total Residential Units

Class A Office (SF)
Commercial (SF)

Hotel (SF)

Total Project Investment
Residential

Office

Commercial

Hotel

929

549,200
90.200
©62.500

$ 247.591.301
$224.356.546
$24,354.000
$16,875,000

2,631

832,000
162,500
62.500

$ 927.622,597
$406.650.861
$ 43,875,000
$16.875,000

1,702

282.800
72,300

$ 680.031,295
$182.294.315
$19,521,000
g_

Total

6 | North Station HTRZ Application

$ 513,176,847

1$1,395,023,457

$ 881,846,610




$253MM GAP FOR THE HTRZ DEVELOPMENT PLAN

The table below demonstrates the increased development costs associated with high-density residential and office development around
North Station. It also demonstrates the tax increment needed to offset the additional costs (the Cap) to meet a standard investment
criteria.

The development team believes in this project and believes in the thesis of transit-oriented communities. While HTRZ funds will not cover

the entire Gap, the development team is willing to make up the difference with the belief that the project will outperform traditional
underwriting over the long term.

Projected Total Gap for the HTRZ

Total Units in HTRZ with Type V Wrap (structured parking) 2,434
x TIF Incentive per Unit $79.093

= Minimum Amount of TIF for Development $192,512,752

Residential Units Inside of HTRZ 2,631
Units at 80% of AMI 237
Units at 60% of AMI 79
Total Affordable Units 316

x Value Loss per Unit $121,084

= Minimum Amount of TIF for Reduced Rents $ 38,228,724

Total Office Square Footage in HTRZ w/ Structured Parking 282,800
x HTRZ TIF Incentive PSF S 80

= Minimum Amount of TIF for Development $22,694,094

Combined Total $253,435,570

There is a $86MM investment gap that will not be covered by HTRZ proceeds

7 | North Station HTRZ Application
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Legend

~e- Future Connection Trail
=== Highways
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=== Transit Circulator
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NORTH
STATION MEETS
THE HTRZ

OBJECTIVES

WITHOUT HTRZ FUNDING A
PROJECT LIKE THIS WOULD
NOT BE POSSIBLE.

10 | North Station HTRZ Application “

Promotes greater utilization of
public transit

Increases availability of housing,
including affordable housing

Improves water conservation and
air quality

Encourages Transformative

Mixed-Use Development and
Collaborative Investment in
Transit and Transportation

Maximizes planning and economic
development tools to strengthen
and grow major transit corridors

Increases access to employment
and educational opportunities

%

) ¢
CAC
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INCREASES AVAILABILITY OF HOUSING, INCLUDING
AFFORDABLE HOUSING

» IfHTRZ funding is approved, this project will deliver 2,631 residential units, of which 315 will be reserved as affordable. With 237
units reserved at 80% AMI and 78 reserved at 60% of AMI, this project brings a significant amount of affordable housing to the
heart of Davis County.

e The HTRZ development delivers 52 units per acre, on average, of high-density housing exceeding the requirement of 50 units per
acre.

¢ Brings 2,800 residential units within a 1/3 mile walk of North Station. This can only be accomplished through density provided
by structured parking.

12 | North Station HTRZ Application



IMPROVE WATER CONSERVATION AND AIR QUALITY

y/

SERESRNRRRIINE, /

gessonens

Through its master planned design, the project mixes housing, retail establishments, entertainment venues, public transportation,
and a major employment center into one cohesive community where residents don’t need to rely on cars. Instead, residents can
satisfy many of their daily needs through walking and other modes of transportation. True transit-oriented mixed-use communities
like this provide the most efficient strategy for smart growth by reducing emissions, using water resources efficiently, and providing
a safe, walkable community where residents can live, work, shop, and play.

According to the Institute of Transportation Engineers (ITE), mixed-use development leads to 20% internal capture. Meaning
approximately 20% of vehicular trips are eliminated due to bringing uses (office, retail, residential} within walking distance of each
other. By providing access to transit, and other modes of transportation, trips can further be reduced by an additional 9.5%. In sum,
this project is designed to reduce nearly 30% of vehicular trips generated in a typical housing development.

Per the Environmental Protection Agency, “High-density housing produces less runoff and less impervious cover than low-density
development at all scales”. Along with contributing to improved water quality, high-density development results in reduced water
consumption per capita. This project will promote sustainability even further with planting of natural vegetation, the inclusion of
street trees, and local sourcing of low carbon, durable, high-performance building materials that will stand the test of time.

13 | North Station HTRZ Application



ENCOURAGES TRANSFORMATIVE MIXED-USE DEVELOPMENT AND
COLLABORATIVE INVESTMENT IN TRANSIT AND TRANSPORTATION

» TheNorth Station mixed-use masterplanisthe opposite oftraditionalsuburban development. Through collaboration
with a team of renowned transit-oriented planners and urban designers, this project sets the new standard for
transit-oriented communities along the Wasatch Front.

» The project team, Farmington City, and contracted urban planners within WFRC and UTA have worked together
extensively throughout the station area planning process to provide seamless connectivity within the overall
project master plan.

» The entire development is oriented around access to transit, walkability, daily needs, unique restaurants,
entertainment venues, and usable open space.

» When you combine the attraction of Station Park as a south anchor, the employment center of North Station as
the north anchor, along with the convenience of a fixed guideway extension to the Farmington FrontRunner Station
— the result is a world class Transit Oriented Community — North Station.

14 | North Station HTRZ Application
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FRONTRUNNER
FRONTRUNNER STATION e

Huntswville

Morgan

North Temple ™ '

MAXIMIZES PLANNING AND
ECONOMIC DEVELOPMENT
TOOLS TO STRENGTHEN
AND GROW MAJOR TRANSIT
CORRIDORS

With explosive growth in Davis and Weber
Counties, traffic through Farmington
has suffered due to its geographical
location as a pinch point to these cities.
Farmington City, UDOT, and the project
team have worked diligently to grow and
expand the major transportation corridors
surrounding the area, including recent
projects such as West Davis Corridor,
NorthStationLanefullaccessinterchange,
and the conversion of US-89 to a highway.
The plan was to take advantage of any tool
that creates abettertransit experience for
residents, employees and visitors of the
Farmington area. However, the only real
viable long-term solution is to provide an
alternative to sprawl into the exurbs. The
induced demand conundrum was a catalyst
for this project. The aim of North Station
is to set the standard of future mixed-use
development at other nearby, forthcoming
Transit Oriented Communities in Ogden,
Clearfield, and Salt Lake City.
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Hen

INCREASES ACCESS

TO EMPLOYMENT,
EDUCATIONAL, AND
OUTDOOR RECREATION
OPPORTUNITIES

One of the most unique attributes of North Station is the ability to bring
housing, including affordable housing, to the center of a future major
employment center at the core of Davis County. Farmington City and
Davis County have incredible workforce talent. Future employers can tap
into this talented workforce by either a short walk, a brief bike ride, or a
quick transit trip.

Weber State University’s Farmington campus is planned directly adjacent

to the south edge of the North Station development and central to all -

west Farmington development. This campus offers in- person classes,
continuing education courses, and numerous non-degree seeking options
for individuals and families to participate in together.

With a bus connection and planned pedestrian trails, Lagoon and
Station Park employees living within North Station will have alternative
transportation access.

Connecting over 2,800 households to UTA’s transit system will provide
more convenient transit access to Northern Utah’s ski resorts, creating a
sustainable way to enjoy one of Utah’s key offering.

*Double tracking FrontRunner and other transit improvements
will decrease transit times over time.
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BRIGHAM MELLOR

FARMINGTON CITY MANAGER

Incredible opportunities have been created with
Farmington’s growth. Unfortunately, this growth has
priced many people -out of our housing market. We
at the City firmly believe that some individuals who
will contribute most to our community’s future can’t
afford to live here. That is as much our loss as theirs,
as it will significantly negatively impact our guality of
life without their participation. We can’t build to our
maximum potential without people from diverse socio-
economic backgrounds as part of our community.

2
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IMPEDIMENTS

HTRZ was created to promote the right
type of vertical development at transit
stations along the Wasatch Front. Without
HTRZ, transit stations will be underbuilt and
impaired for decades to come. By utilizing
HTRZ, transit-oriented communities can
take full advantage of the billions of dollars
invested in FrontRunner and can also
minimize the future environmental impacts
of growth.

The development team is prepared to make
a substantial investment around the North
Station, a fixed guideway extension to
Farmington FrontRunner Station. However,
there are several impediments that without
HTRZ, make this investment unfeasible:

e Current market rents combined with
substantially increased construction
costs for buildings 5-stories or higher
Costs for structured parking
compared to surface parking
New horizontal infrastructure,
including dry utilities and transit/trail
connections.
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*Parcels shown are based on in-process subdivision plats. Acreage shown is net of future
dedicated roads and open space within each parcel.
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Parcel label
C4 &C5
C6
C7
C8
C9
C10,C11, & C12
15
01&02
03
05
06 & 07
08
09
R1
R2
R3
R4
R5
M1
M2
M3
M4
Parcel 1
Parcel 2
Parcel C
Total

Parcel Acres
8.15
147
1.20
1.34
1.48
3.40
2.05
7.86
8.79
2.40
3,28
3.16
2.07
8.97
6.90
0.91
2.21
3.62
3.29
563
51
S.05
116
10.32
2.84

98.60
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e Bringing a true, master planned mixed-use
community to the heart of Davis County will
support companies in recruiting and retaining
the talent they need to grow and expand their
businesses.
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/ o Davis County is home to some of the most
critical economic drivers in Utah. Hill Air Force
Base, Lagoon, ThomasArts, PACS, LoanPro, and
many other companies have made significant
investments in the local area and provide high-
quality jobs that help fuel Utah’s economic

l SLCINT’L. AIRPORT '

gg Salt Lake

City | SALT LAKE CITY CBD |

West Valley
City
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PRO FORMA
MULTIFAMILY

& OFFICE

The following models summarize
the incremental development costs
associated with the development
of higher density residential

and office projects, and the tax
increment needed to buy down or
offset the costs to meet a standard
investment criteria.
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MARKET DRIVEN MULTIFAMILY DEVELOPMENT

Multifamily pro forma representing a typical 3-story garden style surface parked project at 25 units per acre.

Units %Mix UnitSF Rentable SF  MonthlyRent $ PSF/mo.

Effective Gross income

Operating Expenses Per Unit/Ann.

Inouranc

Leng lerm Caen i Investment

Project Market Value
Market Vo 100 -4 0 ATHZ T Lot

L F

Financing ) Adjusted Project Costs

Stea tor Loan
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HTRZ ENHANCED MULTIFAMILY

DEVELOPMENT

Units % Mix UnitSF RentableSF  Monthily Rent

3 10 55( Ty S0 140(

$ PSF/mo.

Annual

504 (

Vacancy & Creait Loss

Effective Gross Income

Operating Expenses Per Unit/Ann.

InLuranc:
Litetiges

Payro

Lung Term Dot Sor ice
Long lerm Casn Biow
Project Market Value
Market Yalue

Financing

natrys

Project & Site

This pro forma represents a 5-story wrap project with
a centralized parking structure. This represents an
increase in density from 25 to 80 units per acre. But
for HTRZ, this increased density adjacent to the North
Station would not be possible.

25 | North Station HTRZ Application
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AFFORDABLE HOUSING ANALYSIS

This affordable housing analysis
quantifies the loss in value from
reduced rents for the 80% and 60%

Affordable Rent Calculation

Unit Mix Market 80% AMI
% Rent Rent

60% AMI
Rent

Difference
vs. Market

Difference

Size (3F) vs. Market

Unit Type

AM]| units.

This analysis looks at a typical 305-
unit phase and factors for 9% of the
units at 80% AMI (27) and 3% of the
units at 60% AMI (9). Utilities are
assumed to be $250/month and are
included in the rent.

In a typical 305-unit phase, the 36
affordable units reduce stabilized
NOI by $183,094 annually. When a

5.00% capitalization rate is applied,
this NOI loss results in a loss of value
of $4,359,033 or $121,084 per
affordable unit.

The total project will provide 237
units at 80% AMI and 79 units at 60%
AMI.

All affordable units will be spread
throughout the project and will be
located in the same buildings, with
the same amenities and floor plans as
the market rate units.
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Studio
One-Bed
Two-Bed

Three-Bed

AMI Rent Source: https://ric.novoco.com/tenant/rentincome/calculator/z1.jsp

Average
Size (SF)

Unit Type by
Income Limit

10%
52%
35%

3%

1,400

1,750
2,000

2,500

1.389 17

1702
1.914
2127

Loss per Unit from Reduced Rents

Average
Weighted
Rent

Utility
Cost

Rent
Less
Utilities

Unit Mix
in Typical
Phase

Lost
Rent
Unit/mo.

Unit Count
in Typical
Phase

Annual
Loss Total

Average
Market Rate
Unit

Av crage 80%
AMI Unit

Average 60%
AMIUnit

88%

Loss in Value from Reduced Rents

NOI at Market

Value
Rent

NOI w/
AMI Units

269

Variance from

Value

Wik Loss Per Unit

5.827.005
5327005

5.32/7005

Loss Per Unit

11214/.474
106,540 100

101,466 /62

5.109.053
5109.054

5109.058

Summary

107.559.01/
102.181.06/

97.315,301

Total Affordable Units

Total Value Loss




MARKET DRIVEN OFFICE DEVELOPMENT

Office pro forma representing a typical surface parked property at 0.50 floor area ratio.

Cross SF Rentable SF Rent PSF  Total
300U of ) A2

N

180,000 153,000

Base Year Stabilized Cash Flow
Poteritiai Re
ESTIR y & Credas

Effective Gross Income

Operating Expenses

Operatng Faper

Total Project Costs

Project Market Value

M aer et Vol G BLE Y95 Investment
Troseds

Financing

. PR [V R EERPECI

Adjusted Project Costs
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HTRZ ENHANCED OFFICE DEVELOPMENT

This pro forma represents an increase in density from 0.50 to 2.02 floor area ratio by including a parking structure. Mixing uses such as office and residential

increases affordability, allows for cross-parking, and promotes walkability while taking vehicles off the road and contributing to improved air quality. But for
HTRZ, this type of dense development adjacent to the North Station would not be possible.

Tenant Gross SF Rentable SF RentPSF  Total

Terant
lerant 5
Tenant (

Project & Site
20 Q00 25500 G472

$0.00C <0 000 S 1.0/1.000 Construction Costs
180,000 153,000 6,426,000
Base Year Stabilized Cash Flow ’ . ‘

o) , Upgrades (prorarec
Grows Potential Rent
Vacancy & Crean L

Effective Gross Income

Operating Expenses
Operating

74,780,747

¢ 389
> 489

HIRZ TIF Inzent s

Adjusted Project Costs

Lot
Irteract Rote

A Detr
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INCREMENTAL COSTS OF HIGH-DENSITY
OFFICE DEVELOPMENT

The valuation analysis below highlights the HTRZ funding needed to offset the additional cost of densifying
around the North Station. This is the gap between low-density office development (0.50 FAR) and high-
density office development (2.02 FAR).

Higher Density Office Development with Structured Parking Total
Construction Costs 42,345,000
Structured Parking Costs 18.360,000
Soft Costs 12.293,569

Land Costs 12 1782178

Total Costs $489 $74,780,747

Less: HTRZ TIF Incentive S80 $12.277,922

Costs for Lower Density Surface Parked Office $409 562,502,825

Ratio of Incentive to Total Costs 16.4%
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TOTAL GAP FOR THE HTRZ DEVELOPMENT PLAN

Projected Total Gap for the HTRZ

Total Units in HTRZ with Type V Wrap (structured parking) 2434
x TIF Incentive per Unit $79.093
$ 192,512,752

= Minimum Amount ot TIF for Development
Residential Units Inside of HTRZ

Units at 80% of AM|

Units at 60% of AM|

“stal Affordable Ur ts 316

x Value Loss per Unit

$121.084

= Minimum Amount of TIF for Reduced Rents $ 38,228,724

Total Otfice Square Footage n #TRZ w/ Structured Parking 282.800

x HTRZ TIF Incentive PSF S 80

= Minimum Amount of TIF for Development $ 22,694,094

Combined Total $ 253,435,570

31| North Station HTRZ Application
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