La Joya Street development site
Espanola, Santa Fe County, NM 86632

Register for More Information: www.nmapartment.com/lajoya
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Development site for 66 multifamily

units in underserved market




The need:
Northern NM is in a housing shortage following the statewide shortage of

over 32,000 units

EDITORIAL

HOUSING CRISIS

More inventory the real key to tackling soaring rents

There’s a housing crisis in Albuquerque, and it
doesn’t just involve those living on the streets or in
their cars.

Out of sight but top of mind for untold thousands of
New Mexicans are soaring rental costs. According to
Rent.com, theaverage monthly rent for a one-bedroom
apartment in the Duke City ingthe
pandemic. Mayor Tim Keller says rent in Albuquerque
has increased an average of 22% just this year.

Renters of one-bedroom apartments in Albuquerque
are paying an average monthly rent of $1,155. That’s
up from $1,064 a year ago and $812 at the outset of the
pandemic.

According to Albuquerque leaders, half of all renters
in the city are paying more than 30% of their monthly
income for housing — in addition to higher prices for
everything else amid the worst inflation in 40 years.
That’s unsustainable.

The New Mexico Supreme Court in 2020 placed a
moratorium on eviction cases related to nonpayment
of rent. It was a necessary pandemic safeguard, but the
moratorium was phased out this spring and now many

their monthly rental
costs increase by more than $200.
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The El Vado Place apartments have 32 units, 24 of

which are affordable.

Asimilar development is underway for the Imperial
Inn in East Downtown. It is a mixed-use development
with 16 residential suites, 52 guest rooms, and more
than 4,000 square feet of rentable commercial space
for retail and restaurants. And the Sundowner was
formerly a 110-room motor-court motel on Route 66 that
was rehabilitated in 2014 into 71 mixed-income rental
units, 60 of which are affordable.

All were vacant or run-down before their conver-
sions, and all are public-private partnerships.

The aim of the city’s Housing Forward ABQ initia-
tive s to create 5,000 new housing units by 2025 above
what the private housing market will provide. Two
years ago, a study found Albuguerque was shy 15,500
affordably priced units to meet the need of its poorest
residents. Albuquerque officials say that gap has only
widened, and Keller recently said “this is a massive
problem structur:

‘The initiative also includes converting commercial
and office buildings into apartments, and modifica-
tions of the city’s Integrated Development Ordinance
to allow for more “casitas” on single-family proper-
ties and to adiust parking reauirements to promote

Valencia

1,053 Torrance

-146

Socorro
-252

Lun,
-262

Current 0-30%
AMI Rental
“Gap” = 32,000
rental units, 2019

Gaps represent the
difference between the
state’s lowest income
renters and the number of
affordable units to house
them. Negative numbers

Colfax
San Juan Rio Arriba Tf;s 14

838 516

Mora
31

McKinley

810 San Miguel

571

Cibola
133

Guadalupe
17

Valencia

689 Torrance

-118
De Baca
8

Socorro

Catron =5

Chaves
-294

Sierra
-154

Union

Harding
1

Quay
60

Curry
-805

Roosevelt
9

<30% AMI

Rental Gap

I -17,748 - -1,000
-999 - -500
-499 -0
1-100

I 101 - 440

indicate a thr‘mge of
affordable units

Hidalgo
2

Grant

-841 Otero

Luna
-358

bl Eddy
29

Source: 2019 ACS 5-year, HUD, and Root Policy Research.

tea
-317




Understanding the geography of the Santa Fe, Espanola, Los Alamos
employment triangle

2020 Census Redistricting Data (Public Law 94-171)
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For Sale - The Gathering
A 11.33 acre development site, plans, market study for 66 units

Located in Santa Fe County at 1000 La Joya , Espanola, NM 86632

;ones Abiquiu Embudo Dix::’ ® W
Medanales Velarde Pefiasc
Ask price : $1,100,000 * Lan
Chamnﬁk SUbjeCt
. Ohka a
$/unit: $16,667 ovinge site
$/acre: $97,087 Espanola
. & F La Mesilla =
$/sf: $2.23 Naﬁ:n”;fFo?est ..............
Projected Average $1,825 e armost D
Rent lﬁ:tgzlglera Los Alamt&ock
— Preserve ._.-: Chupaderg
Torreon Banqelier i
. Jemez Springs M'\‘oant maln""‘. Tesuque
Projected Rent per sf $2.61 T
. 279,
Total Bldg. Size 46,200 Empedrado s Lui Santa-Fe-
Wilderness Pondercsn 3
Zoning: R-6 Urban S
) . . . a
ReS|dent|a| Jem@e) RSED Cocti Seton Village )
San Ysidro Befiaiblanca Lo La Cienega RS 2
. . C,hamisa @ . 25 Eldorado 25)
NM Apartment Advisors is proud to Wisemess 2 s Stsanars
bring to 11.33 acre development site Lamy Y
zoned R-6 Urban residential prelimi- ~ Budaghers
) ‘ 5 ! San Felipe Los Cerrillos
nary site plan in a high barrier to en- Puebio o
. 1 adri !
try geography with high demand. e Calstes
301)
Santa Ana
Current owners have held this land in gl
. . . Rio Rancho Gemalil Placitas
their family for generations and used Estates WA
it for cattle grazing. G':d
fCiRancho Sandia Cre:_it\?
As the area expands and prepares to s North Valley d_ RN
. . " andia Hel S I
absorb thousands of potential jobs Moguing Poseniosls o ool -
from Los Alamos National Laborato- "9« @ 54
ries, the site is well positioned to offer Canonito AT e
. Tijeras
hOUS|ng I Carnuel Edgewood
Nooo L0 (600) Cadrn —i_




Potential Site plan for 66 rental units
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Potential Site plan for 66 rental units

Financial Analysis Executive Summary 66 units in Espanola, NM

Community Summary

Community Name:

66 units in Espanola, NM

Address:  Espanola
Developer: 0
Date of Analysis: 1/0/1900
Est. Project Start: 1/2/2024
# of Units: 66
Gross Building Area: 46,200 +/-sf
‘Total Land Area: 484,823 +/-sf
Financial Summary
Market Value Using CAP= 16,406,135 Value 2 years after construction

Market Value using Back Door Approach =
Total Development Expense =

Most that can be paid for land using back door

$
$  11,829.840
$§ 11,793,346 includes land

Register for documents available to qualified
developers in confidential document center:

www.nmapartment.com/lajoya

Financial Analysis - Sources and Uses - 66 units in Espanola, NM

$  1,136494 $234 /sF $17,220 /unit
approach =
Minium Rent needed to make deal viable using 5 1910 $273 /sf
Front Door Approach =
Financial Benchmarks Based on Back Door Value Definitions
GRM= 8.18 Price / Annuz
CAP RATE= 6.90% Net Income / -
Cash On Cash= 8.29% CFBT / Dow Potential Sources
5YrIRR= 38.7% Return on inv Ownet's Equity $ 2,952,728 25%
10 Yr IRR= 21.2% Return on inv ;“‘ Grant $ 0%
Expenses/unit= $7,811 g_‘ ) 1an. 3 - q
Price/Sf = $256 o) Tax Credit Equity § = 0%
Price/Unit= $179,240 Other Subsidy §$ = 0%
_ Debt Coverag
Overall DCR= 143
Income and A - . .
Overall LTV= 75% Loan to Value *g First Mortgage $ 8,872,380 75%
T | @ Second Mortgage § L1835 0%
Total § 11,826,291 100%
Projected Uses
Land Acqusition § 1,167,000 10%
Hard Costs § 8,254,557 70%
Soft Costs § 1,461,424 12%
Contigency/Reloc. $ 910,365 8%
SubTotal § 11,793,346 100%
Potential Profit $ 32,945
Total $ 11,826,291

Owner's Equity
25%
Other Subsidy
Second Mortgage 0%
0%

Grants
0%

Tax Credit Equity
OO/ o

8% Land Acqusition

Soft Costs
12%



Suggested Unit Mix for 66 rental units

Financial Analysis Unit Mix:

Unit ID  Unit Type

1.2
2.0

1 Bedroom/ 1 Bath
2 Bedroom/ 1 Bath

Totals
Averages

0%

Total
Rent/ Total Monthly Total
Rent SF Square Feet Rent Annual Rent
33 600  $1.650  $2.75 19,800 sf $54.450  $653,400
33 800 $2,000 $2.50 26,400 sf $66,000 $792,000
66 Ave. = $1,825 46,200 sf $120,450  $1,445.400
Avg. §/sf = $2.61 700 sf $1.,825

Unit Mix Summary

_—

1 Bedroom/ 1 Bath
50%

0%




Financial Analysis for 66 rental units

Financial Analysis - 5 Year Forecast - 66 units in Espanola, NM Financial Analysis - 10 Year Forecast - 66 units in Espanola, NM

Line Item Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11
Marlet Rente % 1445400 1A0321A 153,345 & 1,625,878 §$ 1,690,914 § 1,758,550 §$ 1,828,892 $ 1,902,048 $ 1,978,130 § 2,057,255 $ 2,139,545
Scheduled Market Rent Increases| $ - Remains flat after first year, covered in Market Rent Growth (above line)
rommisition G P"nif'g?d Market Rﬂ"ﬂﬂ)ﬁg) 1744340/% $ . 1,;03?“ $ 1563345 § 1,625,878 § 1,690,914 $ 1,758,550 § 1,828,892 § 1,902,048 $ 1,978,130 $ 2,057,255 $ 2,139,545
cquisition Costs ost ost, it ot - - - - - -
Land SLI00000 5 2381 5 16,667 0% (48,776) § (50,727) § (52,757) § (54,867) $ (57,061) $ (59344) § (61,718) § (64,186)
[T — $0 1,577,102 § 1,640,186 § 1,705,794 § 1,774,025 $ 1,844,986 $ 1,918,786 $ 1,995,537 $ 2,075,359
Demolition $0 (78,855) $ (82,009) $ (85.290) $ (88,701) $ (92,249) $ (95,939) $ 99,777) $ (103,768)
Other (legal, title, due dilligence) $67,000 $ 145 § 1,015 0.6% - $ - $ - $ - $ $ - $ - $ -
Subtotal $1,167,000 47313) $ (49,206) $ (GL174) $ (53221) $ (55350) $ (57,564) $ (59,866) $ (62,261)
Development Hard Costs
New Construction $5,707,440 $ 12354 § 86,476 48.4% 1,450,934 § 1,508,971 § 1,569,330 § 1,632,103 $ 1,697,387 $ 1,765,283 § 1,835,894 § 1,909,330
8' to 9' ceilings $60,060 $ 130 s 910 0.5% $1.30sf x sf B B 3 B - % -3 -3 -3 _
Club house $600,000 $ 1299 $ 9,091 5.1% $150/sf
. - % - % - % - 8 - 8 - S - S -
Internet/Wifi $15,000 § 032 § 227 0.1% est. s g g s s g s
Landscaping $175,000 $ 379§ 2,652 1.5% _ R R - - R R B
Parking Lot $1212,057 § 2624 § 18,365 10.3% est. 12734 § 12,989 § 13249 § 13514 § 13,784 $ 14,060 $ 14341 § 14,628
Pool - % - 8 - 8 - % - % - 3 - 3 =
 Finish upgrades $470,000 $ 1017 § 7,121 4.0% s -8 s s s s R ,
Lead Based Paint Risk Assessment 4457 § 4546 $ 4637 § 4730 $ 4824 $ 4921 $ 5019 $ 5,120
Tead Based Paint fterim Controls or Abatement 27377 § 27,924 8 28483 § 29,052 % 29633 $ 30226 S 30830 $ 31,447
ead Based Paint Clearance Testing
Demolition 1,495,502 § 1,554,431 § 1,615,699 § 1,679,399 $ 1,745,629 $ 1,814,490 $ 1,886,085 $ 1,960,525
Soil Testing
Construction Loan Origination Fee Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11
On Site improvements $15,000 8 032 8 21 0.1% $ 106,878 $ 108481 $ 110,108 §$ 111,760 $ 113436 $ 115,138 § 116,865 $ 118,618
General Requirements
Construction Interest $ R $ R § - § R $ R $ R _ $ R 3 B
Excise Tax ; 13,044 § 13239 § 13,438 § 13,640 $ 13,844 $ 14,052 % 14263 $ 14,477
Land Fill Fee - - $ - $ - $ - $ - $ - $ - $ -
Builders Risk $ 59,608 $ 60,502 $ 61,410 $ 62331 $ 63,266 $ 64,215 $ 65,178 $ 66,136
Other $ 115,025 § 116,750 § 118,501 § 120279 $ 122,083 $ 123914 $ 125773 § 127,659
8::“ $ 10457 § 10,614 § 10,773 $ 10,934 $ 11,098 $ 11,265 $ 11,434 11,605
er
i $ 20914 $ 20227 § 21546 $ 21869 $ 22197 $ 22530 $ 22868 $ 23211
Subtotal $8,254,557 §  178.67 § 125069 70.0% $ 55708 § 56,544 § 57,392 § 58,253 $ 59,127 $ 60,014 § 60,914 § 61,828
$ - 8 - % - 8 - 3 - % - 8 - 8 =
Related Soft Costs $ 37268 $ 37,827 $ 38394 $ 38970 $ 39555 $ 40,148 S 40,750 $ 41,362
Envi al Site A %
Phase 1 Site c 52,00R S0 SIS 5 0.0% $ 2510 § 2547 § 2585 § 2624 $ 2664 $ 2,704 $ 2744 § 2,785
Architectural - Design $405,000 $ 877 $ 6,136 3.4% DPS - -
Architectural - Supervision $45,000 $ 097 $ 682 0.4% est $ 3,137 °§ 3,184 8 3232 8 3,280 § 3330 $ 3379 $ 3430 § 3482
Initial Flood Insurance Premium $0 $ - $ - $ $ - $ - $ - $ - $ -
Permanent Loan Origination Fee $25,000 $ 054 $ 379 0.2% from input model S 3451 § 3502 § 3555 § 3,608 $ 3,662 $ 3,717 § 3773 % 3,830
Title Insurance $20,000 $ 043 $ 303 0.2% $ _ $ _ $ $ _ $ _ $ n $ n $ n
Recording|fglegalEccls 35000085 105 Y 58 05470 $ 20891 § 21204 $ 21522 $ 21,845 S 2173 S 22,505 $ 22843 S 23,185
Building Permit Fee $20,000 $ 043 303 0.2% , - - o
i $15,000 $ 032§ 227 0.1% $ 13,927 § 14,136 § 14348 § 14,563 $ 14,782 $ 15,003 $ 15228 $ 15,457
Property Appraisal $5000 § 011 § 76 0.0% $ 27,854 § 28272 § 28696 29,127 $ 29,563 $ 30,007 $ 30457 § 30,914
Market Study $21,000 $ 045 § 318 0.2% $ B -8 -8 - % - 8 -8 -8 -
Cost Estimating Fee S - $ - $ - $ - $ - $ - $ - $ -
[BSERAY/SERAY(Identifyfofnicrest) $ 4706 $ 4776 $ 4848 $ 4920 $ 4994 $ 5069 $ 5145 $ 5222
Impact Fee's i - B ,vv g > ’ _ ’ 7 _
Developer's Management Fee $100,000 $ 216 $ 1,515 0.8% s 10457 § 10614 8 10,775 $ 10934 $ 11,098 $ 11,265 8 11434 8 11,605
Builder's Profit see sources and uses $ 276 $ 280 $ 284§ 289 $ 293 $ 297 $ 302§ 306
Consultant Fee's $15,000 $ 032 $ $ 16,159 §$ 16,402 $ 16,648 $ 16,897 $ 17,151 17,408
S f“f";“ sz‘;’ggg s 0» s Register for documents available to qualified $ 16,500 § 16,500 $ 16,500 $ 16,500 $ 16,500 $ 16,500
1nance ree to Lender - - - c - - - JE—
: : » . . . B 554065 $§ 562129 $ 570313 $ 578,620 $ 587052 $ 595,610
Interest Carry (8%, 9 months, 75% LTV, on hard costs) $371,455 developers in Conﬁdentla| document Center:
Less Lease Up Income (avg. rent x 25% occ x 12 months) -$361,350
Affirmative Marketing Fee $ 1,061,634 § L117271 § 1,175,316 $ 1,235,870 $ 1,299,033 § 1,364,915
Sales tax on hard costs $577,819 $ 1251 § WWW'nmapartment'com/laiova $ (571,729) $ (571,729) $ (571,729) $ (571,729) $ (571,729) ) (571,729)
Insurance during construction $60,000 $ 130 $ $ 489,905 § 545542 § 603,588 $ 664,141 $
Subtotal $1,461,424 § 3163 $
Contigency / Developer's fee / Relocation 5.25% 5.25% 5.25% 525%
Temporary Relocation Expenses $ 21,281,349 $ 22,386,980 $ 23,540,373 $ 24,743,490 S 2
P Relocation Exp
Contigency $660,365 $ 1429 $ 10,006 5.6% (8,123,027) §  (7.912,381) (7:692,063) (7:461,629) (7.220613) §  (6,968,531)
Developer/Heeis J— o250, 000 S SS™+1 S5 MR 0,788 21% 432,133) $ (454,986) (478,830) (503,707) (529,658) $ (556,729)
pam PRIES BN S 1575 L 10 6’05"4’ $ 11 8’4,228 13 1i0,4’6 14 421,544 15 790,101 s 17 218,230
£ 0! 5/ > 5 - >* > > - > E) 33’ - /5 >

Total Total $11,793,346 $ 25527 $ 178,687 100.0%




Front Door Approach analysis 66 rental units

Front Door Approach : 66 units in Espanola, NM *

*approximations
LandiCost % 1,100,000
Hard Costs  $ 8,254,357
Soft Costs  $ 1,461,424
Contitgency/Relocation Expenses $ 910,365
Total Project Costs  $ 11,726,346

\_////__
Equity Required $2,931,587 $8,845,010 Loan Amount
X x
Targeted Cash on Cash 15.0% 5.0% Mortgage Constant:
Equity Cash Flow $439,738 $442.250 Annual Debt Service

Required NOI

+ Expenses

= Gross Operating Income
+Vacancy and Credit Losses
- Other Income

=Potential Rental Income

/ number of units

$ 881,988
$ 515,500
$ 1,397,489

5.0%
$ 41,997
$ 1,513,038

Avg. Monthly Rent
needed

$ 1,910.40

Avg. Monthly Rent per
SF needed

$2.73 /sf

Front Door Approach

Takes inputed land,
acquisition, and developme
expenses

Partitions total by debt &
equity components

multiplies components by

desired debt/equity yields|

Derives NOI
Builds up to Gross Incom

Divide by # of Units
& 12 months
for average monthly rent
needed




Back Door Approach to land value analysis 66 rental units

Back Door Approach : 66 units in Espanola, NM  *
*approximations

Potential Rental Income  § 1,445,400
Vacancy Loses 5.0%

Effective Rental Income § 1,289,875
Other Income  $ 41,997

Gross Operating Income ~ § 1.331.872
Operating Expenses ~ $ 515,500

Net Operating Income  § 816,372

Annual Debt Service $653,098

Cash flow before Tax $163,274

/

Cash on Cash Target 15.00%

Justified Equity Amount $1,088,496

Justified Total Cost $ 11,829,840
Development Budget $ 11,793,346
Surplus/Shortfall $ 36,494
All Costs except Land $ 10,693,346
Justified Land Cost $ 1,136,494
Per Sf $ 2.34
Per Acre $ 102,111
Per Unit $ 17,220
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Location Map for subject site

The subject site is located within a few blocks of Espanola’s main
street with easy access to shopping, employment, and restaurants

Satellite Q

2021 and 2022 Small DDAs and QCTs

LIHTC developers—the site is just outside of a

Hide the over

‘The 2022 Qualified Census Tracts (QCTs) and Difficult Development Areas (DDAS) are effective January 1, 2022. The 2022 designations use data from the 2010 Decennial census
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Reasons to invest in Santa Fe County/Espanola, NM

Kiplil‘lger Millionaires in America 2020: All 50 States Ranked | Slide 9 of 52
44 New Mexico
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Headquarters As the areas largest employer, Los Alamos National Labs (LANL) is located in a geographical MILLIONAIRE HOUSEHOS: 40.450
os Alamos, NM limited area and has been pushing jobs and facilities down off the hill into Santa Fe, and TOTAL HOUSEHOLDS: 813,135

Concentration of Millionaires: 4.97%

RANK: 44 (+1 from last year)

MEDIAN INCOME FOR ALL HOUSEHOLDS: $47,169
MEDIAN HOME VALUE: $174,700

Revenue

rumored new developments in Espanola.
$500M to $1B (USD)

Employees
10,000+

New Mexico is a land of stark contrasts when it comes to its

N E w M E XI E U = = T R U E = v W millionaire population. Los Alamos, New Mexico — best

known for the world-famous Los Alamos National Laborato-
ry — seems like an unlikely place to find a lot of millionaires.

-4 : s s But at 13.2%, it has the second-highest concentration of
spa no a et millionaires per capita of any city in the U.S.

The City of Espafiola is the southernmost point of the Espafiola Valley on the Rio [Hiiasuritie it ol LU
internal medicine, engineering management and psychiatry.

Grande.

Espaiola is situated at the border of Rio Arriba and Santa Fe Counties. It sits halfway between Santa Fe and Taos, and 30 minutes from Los Alamos. The city itself is bordered by the cen-
turies-old Santa Clara and Ohkay Owingeh Pueblos, the original peoples of this land. Espafiola was the original capital of the first European settlement in the United States. Originally
called San Gabriel, it was settled in 1598 in the Yungue Uingue (Ohkay Owingeh) Pueblo near the joining of the Rio Chama and Rio Grande. It was here that the first Spanish settlement
of Nuevo Mexico was established at the end Camino Real trade route traversing the route from Mexico to Ohkay Owingeh.

The Espaiola Valley honors and supports cultural diversity, blending its roots of Hispanic and Native American cultures to create a rich tapestry of traditions and distinctive cuisine. It
seamlessly blends the old and the new, with ancient pueblo architecture, colonial churches, historic cultural sites, New and Old Mexican restaurants, and modern breweries and winer-
ies.

Where Cultures UniteConsidered the first European capital of New Mexico and less than an hour north of Santa Fe, the City of Espafiola celebrates the blending of Native, Spanish, and
American cultures in the verdant Rio Grande Valley. On Sundays from mid-June through October, the Espaiola Farmers Market showcases the area’s rich agricultural bounty and its fan-
tastic car culture. (Don’t miss the free chile roasting on Labor Day and horno-baked goodies year-round.)
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Santa Fe County, NM - Potential Site plan for 66 rental units

—

Todd Clarkef

CEO & Qualifying Broker

NM Apartment Advisors Inc. . ) . . .
P Additional analysis and information available for

NMREC License #13711 qualified developers who register for at
505-440-TODD www.nmapartment.com/lajoya

tclarke@nmapartment.com

www.nmapartment.com



