Barnstable Flats at 199 Barnstable Road, Hyannis

QOutline of Submissions:

1) Trust Application

2) Buildout costs of project

3) Financial pro-forma

4} Unit mix summary {Housing Production Plan already provided)
5} Funding Analysis rationalization

Exhibits

Certificate of Organization

Presentation (PDF)

Locus & Deed

Management Plan

Construction Dimensional Plans (PDF)

Financial Projections & Funding/Commitments (Bank Five Letter)
Cost Estimates and Pro-Forma

Development Team

Lender Letter
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Barnstable Affordable Housing and Growth Development Trust
APPLICATION K

To obtain funding through the BAHGDT, applicants must submit an appliéation pursuant to the
below process and ensure that their request meets the Priorities, Eligible Activities, Funding
Guidelines and Selection Criteria set forth in the Guidelines.

Application Process

A complete application form and required attachments must be received in accordance with the
schedule described below. Currently, Trust is accepting applications on a rolling basis.

1. Submit 6 hard copies of your complete application to the following:

Board of Trustees, Barnstable Affordable Housing Growth Development Trust
Barmnstable Town Hall

367 Main Street, Hyannis, MA 02601

Attention: Andrew Clyburn, Assistant Town Manager

1. PROJECT INFORMATION:

Name of Project: Barnstable Flats

Address of Project: 199 Barnstable Road

Town: Barnstable Village: Hyannis Zip: 02601

Map:310/331,332,289,154 Parcel:

Contact Person Name and Title
Bradley Sprinkle & Timothy Tebman {Managers)

Mailing address
49 Center Street, #1A Hyannis, MA 02601

Telephone
508-776-2496 & 508-364-0234

Email: bradk_sprinkle@comcast.net & ttelman@comcast.net




Budget Summary

Total Project Cost:
$12,443,750

Total Trust Funds Requested
$1,050,000 (5150,000 ox 54% per affordable unit - 7 units)

2. Summary Use of Funds (All that apply)
Predevelopment
Acquisition

* Rehabilitation/
Site Preparation
New construction
Redevelopment
Direct Assistance
*  Other

><|§>< |§><

1]

3. Type of Housing (all that apply) Number of Units
*  Homeownership Single family

Homeownership Condominium

* Rental 45

Group Residence

Single Room Occupancy

¢ Other

4, MAPS OF THE FOLLOWING:

A. Identification of locus of development: Exhibit 2

B. Site plan showing lot lines, building footprint and general dimensions: Exhibit 2




5. DESCRIPTION OF THE PROJECT: Narrative description of the proposed project.

SHI LLC owns four contiguous lots just off of the Hyannis Airport Rotary containing in
the agregate 1.21 acres serviced by town provided water, sewer, and natural gas. The
applicants propose new construction of 45 one-bedroom apartments, including seven
(only five required) affordable units with five units at 65% AMI and two units at 100%
AMI, allowing for 38 market-rate workforce housing units (84.4% of project).
Approximately 30,000 SF dispersed across four independent structures, three with 12
units each, and the fourth with nine units. All units will be nearly identical with
granite countertops, stainless appliances, in unit washer/dryer, fully electrified, and
secured main and unit entrances. All structures will be solar ready. This project will
fully redevelop a site that is an eye sore and has become a dumping ground as the
existing tenant has diminished operations. It remains an attractive nuisance for]
neighboring families and businesses located on both sides of property. The "Flats" will
offer further economic stability to the current residents of the area, beautifying sight lines
of those traveling Barnstable Road as the "Gateway" from the airport to the Hyannis
waterfront. This development will add to the vibrancy, security, and uplifting of the area.

6. COMMUNITY NEED Describe how the project meets the BAHGDT funding priorities and
the Town’s housing needs

Project addresses need for Workforce and Affordable housing in the hub of Hyannis
in accordance with the Town eof Barnstable’s “Housing Production Plan” -
November 2022 (attached)

7. PROJECT DETAILS:

Development Name: Barnstable Flats

Construction Plans and Specifications (please attach)

Proposed Uses(s): Residential S. F.: 29000 Other S.F.:

Total Floor Area; 29000

Total Number of Units: 45 IBR - 45 2BR IBR 4BR.

Total Number of Affordable Units for Sale/Rent: 7 1BR -7 2BR 3IBR 4BR

Total Number of Market Rate Units Sale/Rent: 38 1BR - 38 2BR 3BR 4BR




Affordability Composition: 15.6% (7 units) affordable @ 65%/100% AMI

Site Control (attach details)
Purchased January 2024 - SHI LI.C

Permitting Status:

Informal Site Plan Review - 4/2/24 and 4/30/24
Formal Site Plan Review - Scheduled 5/16/24
Building Permit - July 2024

Amenities and services:
1 BR - 1 BA - granite countertops, stainless appliances, in-unit washer/dryer, walking
paths, smart-home technology at main & unit entrances, rooftop solar ready.

Construction Cost Estimates— Exhibit 7

.| Management Plan — Exhibit 4

Identification of all funding sources committed:

Developer Equity § 1,575,000

BankFive $ 7,818,750

BAHGDT $ 1,050,000 Application submitted
HDIP $ 2,000,000 Application submission 7/24
Total $ 12,443,750

8. DEVELOPMENT TEAM:

« Owner BRATT 1L.1.C

+ Developer BRATT LLC

« (eneral Partner Bradley Sprinkle & Timothy Telman

+ Development Consultant Richard Fennucio

« Architect LaFreniere Architects

+ Contractor Starbuck Construction/Colors of Cape Cod

+ Construction Manager

+ Management Agent Richard Fennucio




» Attomneys (real estate & tax) David Lawler & Bernard Kilroy

» Guarantor Bradley Sprinkle & Timothy Telman

+ Service Provider

+  Otherrole

+  QOthers

9. DEVELOPER EXPERIENCE AND CAPACITY: Describe relevant background and/or
experience that demonstrate the capacity of the development team to successfully carry out the
proposed project. * See attachment requirements*

Exhibit 8

8. DESIGN: Attach copies of site plan, floor plans, clevations, and/or specifications that will
clearly indicate the scope of work to be undertaken and the types of materials to be used.
Describe environmental and energy efficient design..

Exhibit 5

9. PROJECT SCHEDULE: (Milestones) Attach project timeline,

Trust Application Date: May 13, 2024

Construction
Start: Q4 2024

50% Construction completion: Q2 2025

Construction Completion: Q4 2025

First Certificate of Occupancy - Q3 2025

Last Certificate of Occupancy - Q4 2025

Permanent Loan closing: Q3 2024

Full Lease Up: Q4 2025

Other tasks:




10. PROJECT FINANCING:

A. Development Budget

Project Cost | Cost/Unit

Cost/Sq. Ft.

Number of Units - 45

$12,443,750 | $276,528

$425

Sources: Amount;
» Developer Equity $ 1,575,000
« Ist Mortgage $ 7,818,750

* Syndication Bridge Loan

»  Construction Loan

*  Permanent Loan

» Sale of Units

» Public Subsidy/source (BAHGDT)

$ 1,050,000

« Other (HDIP @ 80%) $ 2,000,000
Total Sources: $12,443,750
Uses:

» Acquisition $1,575,000
» Direct Construction Budget $8,043,750
» General Development Costs $ 825,000
+ Developer Overhead & Fee $ 900,000
* Reserves $1,100,000
« Other

Total Uses $12,443,750

Total Development Cost




B. Projected Rents/Sales:

Market Rate Rental Units: 36 #f of Units: | Square Feet: | Projected Monthly Rents
+ 1 Bedroom 38 525 $2,100
+ 2 Bedrooms
* 3 Bedrooms
* 4 or more Bedrooms
Affordable Rental Units: 9
« | Bedroom (65%/100%) 7 525 $1,283/$2.094
* 2 Bedroom
* 3 Bedroom
* 4 Bedroom
Commercial Space
Operating Budget Project Unit
Income
Rents $1,084,836
Less
Vacancy $ 54,242
Gross Effective Rent $1,030,594
Expenses
Operating
Taxes (TIE @ 100%) + FireDist $40,000
Insurance $25,000
Landscaping/Snow Removal $25,000
Trash/Cleaning/Water/Sewer $32,000
Management Fee (5.0%) $51,530
Legal, accounting, supplies, $15,000
Credit checks, ad & marketing




Admin payroll $17,500

Repairs&Maint $
Electric (Common/Affordable) $15,000
Replacement Reserve $15,750

Total Annual Operating Expense $236,780

Operating reserve

Debt Service $645,982
Debt Service Coverage 1.25X
Bank Minimum 1.25X

Development Pro-forma and Operating Pro-forma. Applicants may use their
own format

Checklist for Exhibits to Application, where applicable
Exhibit 1; Organization Documents (Articles of Organization)
Exhibit 2: Site Information
. Site plan showing lot lines, building footprint, parking, landscaping, and general
dimensions
Exhibit 3 Evidence of Site Control
Exhibit 4 Management Plan, Management Agent Profile

Exhibit 5 Construction Plans including exterior elevations, floor layouts, typical unit plan,
and a color rendering

Exhibit 6 Documentation of any Funding Commitments and/or schedule for application or
award of funds

Exhibit 7 Development and Operating Pro-forma
Exhibit 8 Developer Team Resumes and Qualifications

Exhibit 9 Letters of interest from construction and/or permanent lenders




TOWN OF BARNSTABLE _
AHGDT Application Evaluation Worksheet- Development Activities
FY 2022-2023

PROJECT: Barnstable Flats
LOCATION: 199 Barnstable Road, Hyannis

Below are the evaluation criteria contained in the NOFA. The Trust reserves the right to
consider additional community needs that may be presented in a particular project, for which
additional points may be assessed, such as a project which preserves an expiting usec or a
project which converts existing structures into affordable housing,

Minimum Points fo be considered for funding: 65 (bonus points cannot be used to
reach minimum point threshold)

Total Available Points (not including bonus points): 100

POINTS

The level of affordability and the percentage of the total number
of units created that are affordable

25

Demonstrated market need for the size, type and mix of units, overall
design reflects local vernacular, site design, parity of Affordable with
Market Units, incorporation of sustainable design and smart growth
principles; additional public benefits. Bonus point for sewer connection
and/or certifiable Green design

23




TOWN OF BARNSTABLE
AHGDT Application Evaluation Worksheet- Development Activities
FY 2022-2023

Experience of applicant and of development team members in
projects the type, size and complexity proposed

Experience with affordable residential development projects
Successful experience with residential projects owned and/or
managed. Understanding of fair housing and affordable housing.
The financial strength of the developer

The overall staff capacity of the developer

Status of compliance/good standing with other subsidy
programs

15

BOMNUS POINTS FOR PROIECTS LISTED IN THE NOFA AS PRIORITY
PROIJECTS
{Factor to be considered in determining the amount of award)




Total Points:

TOWN OF BARNSTABLE
AHGDT Application Evaluation Worksheet- Development Activities
FY 2022-2023

N RE e X
e e,
e
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AHGDT Application Evaluation Worksheet

Project: Barnstable Flats
Location: 199 Barnstable Road, Hyannis
Re: Evaluation Rationale

. Seven affordabile units are proposed with five at 65% AM! and two at 100% AMI.

. Additional subsidies being sought are a Tax Increment Exemption (TIE), HDIP Tax

Credits

. The Barnstable Housing Production Plan {11/22) outlines the need for the proposed

units, and specifically studio, one BR, and two BR units. Proposed site design will
complement the local vernacular, construction of all units will be identical
including affordable units, site is within walking distance of downtown Hyannis, will
utilize local sewer availability, and offer Green design elements (see attached
architect’s summary).

. The development team is well-known to the Town of Barnstable, and has recently

completed a similar larger project of greater complexity than the proposed project,
The development team has demonstrated its capacity and financial acumen to
complete a project of this magnitude. Developer remains in compliance and good
standing with other subsidy programs.

. Project demonstrates need for the subsidy requested as supported by the

development and operating proforma, and further supported as outlined in the
Funding Analysis,

. Three units will be accessible to individuals with disabilities.

. Building permit anticipated to be issued july 2024 with construction

commencement Q4 2024.




199 Barnstable Road, Hyannis, MA 02601 {Barnstable Flats)

Proposed new canstruction of 45 one-bedroom apartments, including seven {only five required} affordable units
with five units at 65% AM1 and two units at 100% AM|, allowing for 38 market-rate workforce housing units
{84.4% of project). Approximately 30,000 SF dispersed across four independent structures, three with 12 units
each, and the fourth with nine units, All units will be nearly identical with granite countertops, stainless
appliances, in unit washer/dryer, fully electrified, and secured main and unit entrances. All structures will be
solar ready. This project will fully redevelop a site that is an eye sore and has become a dumping ground as the
existing tenant has diminished operations. 1t remains an attractive nuisance for neighboring families and
businesses located on both sides of property. The "Flats" will offer further economic stability to the current
residents of the area, beautifying sight lines of those traveling Barnstable Road as the "Gateway" from the
airport to the Hyannis waterfront. This development will add to the vibrancy, security, and uplifting of the area.

Unit Mix Challenges

This project is challenging on many levels, but out of reach with a different unit mix. We take a disciplined
approach to the acquisition cost per unit and typically need to be about $30,000 to $35,000 per unit to be
successful. In our case, 45 units targets the acquisition of the site at $1,575,000, which is exactly on point.

Although the overall site is an odd shape consisting of four unique parcels, we have proposed the largest
footprint possible for each of the four structures while adhering to necessary local parking requirements. See
attached proposed site plan.

This project resides in the HDIP zone, Hyannis Growth Incentive Zone, Federal Opportunity Zene, and within
Barnstable's Form Based Code zoning area. The site, consisting of four contiguous parcels, is uniquely and oddly
shaped and allows for only limited design and density whereby the project will be financially feasible. Timing to
receive building permit approval should be less than typical projects due to the town's expedited zoning. Our
team is on track to have all necessary approvals for demo and construction to begin in Q3 2024, with completion
in Q3 2025,

45 ynits ~

Barnstable's Housing Production Plan (11/22) highlights that "nearly 70% of households are one or two people;
however, most Barnstable homes have three bedrooms and this mismatch suggests the need for more studio,

one, and two-bedroom options". See attached Housing Production Plan.

Financial projections indicate that the project is financially feasible with adequate cash flow coverage for
traditional bank financing at 45 units. However, even a minimal reduction in the unit mix within the same
footprint of the structures to 39 total {6 2-BR and 33 1-BR}, cash flow coverage becomes unacceptable and the
project is unbankable. A further reduction in total units to accommodate more than six 2 BR units makes the
project even less financeable.

This project is bankable at no less than 45 units.




Barnstable Flats

Funding Analysis

Bank Financing $ 7,818,750 7.25%, 30 Year Amort

HDIP Tax Credit $ 2,000,000 Market Rate Housing

Owner’s Equity $ 1,675,000 10.08% return

BAHGDF $ 1,050,000 Affordable Housing

TOTAL $12,443,750 h

1) Determine amount of bank financing supported by project

Project Bank
Debt Setvice Coverage (DSC) DSC Required
1.25X 1.25X (minimumy
Loan to Value (LTV) LTV Required (maximum)
63% 75%

Even though more could be borrowed given the lower LTV, the DSC is insufficient to support
more debl.

Developers must guarantee the loan joint and several.

2) HDIP Tax Credit (Market Rate Housing)

Net Credit Available $2,000,000 (25% of Qualified Project Expenditures or QPE}
$10 miflion of QPE’s qualifies for $2.5 million tax credit

Sell credit into Capital Markets at 80% gross yield - $2,000,000

$2,275,000 Dorfman Capital sells at 91% (includes Dorfman fee)
($ 275.000) Interest on Bridge Loan (24 months)

$2,000,000 Net Cradit available

3} Owner's Equity

Based upon free cash flows, what amount is appropriate for a 10% return?
$1,575,000 = 10.39% ROE
Personally guarantee $7.8 Million bank loan

Return must be commensurate with the risk, otherwise no one would ever undertake this
project.




4) BAHGDF Request (Affordable Housing)

Why the request of $150,000 per AFFORDABLE unit at 65/100% AMI?

« $1,932,000 - Cost to build 7 Units @ $276K/unit

Requesting approximately 54% of the cost to build
Score 103 points - AHGDT Development Activities-Point

Assignment Considerations for request:

« Construction costs have increased 40% in the past 3 years
+ Borrowing costs have doubled in past 3 years...3.5% to over 7%
+ Construction costs have far outstripped rent increases over past 15 years minimizing
offset from increases in density
+ Updated building codes i.e. Hurricane windows/doors/construction
« Sprinklers
« Solar
« Security Measures

Without the Trust support, LTV would be approximately 71% and DSC would be 1.1X which
would make the project unbankable, and Owner’s Return would be only 4.9%.

Owners would not take this risk for such a small return and project would never be underiaken.




199 Barnstable Road, Hyannis, MA 02601 (Barnstable Flats)

Proposed new construction of 45 one-bedroom apartments, including seven (only five required) affordable units
with five units at 65% AM! and two units at 100% AM, allowing for 38 market-rate workforce housing units
(84.4% of project). Approximately 30,000 SF dispersed across four independent structures, three with 12 units
each, and the fourth with nine units. All units will be nearly identical with granite countertops, stainless
appliances, in unit washer/dryer, fully electrified, and secured main and unit entrances. All structures will be
solar ready. This project will fully redevelop a site that is an eye sore and has become a dumping ground as the
existing tenant has diminished operations. it remains an attractive nuisance for neighboring families and
businesses located on both sides of property. The "Flats" will offer further economic stability to the current
residents of the area, beautifying sight lines of those traveling Barnstable Road as the "Gateway" from the
airport to the Hyannis waterfront. This development will add to the vibrancy, security, and uplifting of the area.

Unit Mix Challenges

This project is challenging on many levels, but out of reach with a different unit mix. We take a disciplined
approach to the acquisition cost per unit and typically need to be about $30,000 to $35,000 per unit to be
successful. In our case, 45 units targets the acquisition of the site at $1,575,000, which is exactly on point.

Although the overall site is an odd shape consisting of four unique parcels, we have proposed the largest
footprint possible for each of the four structures while adhering to necessary local parking requirements. See
attached proposed site plan. ' ~

This project resides in the HDIP zone, Hyannis Growth Incentive Zone, Federal Opportunity Zone, and within
Barnstable's Form Based Code zoning area. The site, consisting of four contiguzous parcels, is uniquely and oddly
shaped and allows for only limited design and density whereby the project will be financially feasible. Timing to
receive building permit approval should be less than typical projects due to the town's expedited zoning. Our
team is an track to have all necessary approvals for demo and construction to hegin in Q3 2024, with completion
in Q3 2025.

45 units -

Barnstable's Housing Production Plan (11/22) highlights that "nearly 70% of households are one or two people;
however, most Barnstable homes have three bedrooms and this mismatch suggests the need for more studio,
one, and two-bedroom options". See attached Housing Production Plan.

Financial projections indicate that the project is financially feasible with adequate cash flow coverage for
traditional bank financing at 45 units. However, even a minimal-reduction in the unit mix within the same
footprint of the structures to 39 total (6 2-BR and 33 1-BR}, cash flow coverage becomes unacceptable and the
project is unbankable. A further reduction in total units to accommodate more than six 2 BR units makes the
project even less financeable.

This project is bankable at no less than 45 units.




M GOLDSON

EMPOWERING PEOPLE. CREATING COMMUNITY.

" BARNSTABLE HOUSING PRODUCTION PLAN

Housing Needs Assessment Summary
Prepared by JM Goldsor LLC November 2022

Demographic Profile

Population growth: Between 2010 and 2020, the number of households decreased by three
percent, while the total population increased by eight percent. Hyannis is a growing share of the
overall population. Future growth or decline is uncertain.

Aging: The proportion of older adults has increased over the past 20 years, reaching over 30
percent of the population. Residents over 60 are expected to comprise 37 percent of the
population by 2040,

Diversity: Barnstable town and Hyannis have much higher than average diversity of residents
compared fc Barnstable County {92 percent white alonet). One out of four Barnstable residents
identifies as Black, Indigenous, and other Peaple of Color {BIPOC). The BIPOC population in
Hyannis has grown from 25% in 2010 to 46.6% of the Hyannis population in 2020.

Language: Many Barnstable residents were born outside of the United States (14%), and for even
more, English is not the primary language spoken at home {18%).

Special needs: Mare than one in ten Barnstable residents have some form of disability, especially
ameng older adults.

Household size: Most Barnstable residents live in one- or two-person households (69%).

School enroliment: School enroliment has declined steadily since 2002, Enrollment was at 5,542
students in 2020,

Labor Force: Most residents over 25 do not hold a Bachelor's degree. Barnstable residents are
more likely to have lower-paying jobs, exacerbating the need for affordable housing, The
unemployment rate in Hyannis is almost double that of Barnstable,

Housing Profile

»

Housing types: Most of Barnstable's housing stock is detached single-family homes (81 percent}.
In Hyarnis, the proportion of single-family homes is 59 percent, and the village holds one-fifth of
all housing units, demonstrating greater density. Barnstable has more rental housing than most
surrounding towns (26 percent). In Hyannis, most units are renter-occupied (55 percent),
Housing size mismatch: Nearly 70 percent of households are one or two people; however, most
Barnstable homes have three bedrooms. This mismatch between household size and the number
of bedrooms suggests a need for more studio, one, and two-bedroom options in Barnstable.
Hyannis homes are more evenly balanced between the number of bedrooms and people per
household.

Seasonal housing: A significant proportion of Barnstable’s housing are second homes {at least
33%) or short-term rentals (at least 5%). There are 680 active short-term rentals listed in
Barnstable, though only 25 percent have hosted tenants in the last year, More data is needed to
better understand this segment of the housing stock and its overall impact.

¥ Quick Facts Barnstable County, Massachusetts, https://www.census.gov/quickfacts/barnstablecountymassachusetts

v JEMNIFER@IMGOLDGON.COM pr 617-221-4003 w: FMGOQLDSON.COM




Housing Affordability

-

Housing cost: Housing prices are on the rise. Between 2020-2021 the median sales pricefor a
home in Barnstable grew 22 percent. The median sales price far a single-family home in 2021
was $586,250, and $252,000 for condos. Rental costs have also increased, but the exact costs
are difficult to place given the lack of reliable data (about $2,500/ month for a two-bedroom
space in August 2022).

Housing Cost-Burden: Thirty-seven percent of all households are cost-burdened {spending more
than 30 percent of monthly income cn housing costs); 72 percent of low-and-moderate income
households are cost-burdened.

Subsidized Housing Inventory: Barnstable currently has 1,485 units on the Subsidized Housing
Inventory, accounting for 7.23 percent of their 2010 Census Year-Round Housing Units.

Development Constraints:

Environmentai constraints include water quality, local wetlands regulations, sensitive ecosystems,
and culturally/historically significant resources.

Infrastructure constraints include wastewater treatment and public sewer, Future sewer
expansion may pair well with zoned growth districts.

Zoning constraints: Multi-family and mixed-use developments are permitted as a right on just two
percent of the towny's total net land area; though, Accessory Dwelling Units were recently
approved right by right in all zoning districts.

Implementation Capacity and Resources:

Staff: Barnstable's Housing and Commuinity Development Program withinits Planning and
Development Department focuses on affordable housing preservation and production.

Housing Authority: There are currently over 2,000 people on the state-wide waiting list for
elderly/disabled units. This number more than triples for the family housing waiting list, with
4084 families waiting for two-bedroom homes, 2,077 families waiting for three-bedrocom homes,
and 501 families waiting for four-bedroom homes.

Housing Trust: The Trust has $2.65 million in grants and is working on marketing a Notice of
Funding Availability (NOFA) to developers interested in creating affordable housing.

Financial support: Since 2006, Barnstable has supported 30 community housing projects,
appropriating $8.9M.

Capacity is a strength: Several other local and regional organizations and committees support
afferdable housing initiatives financially and through regulatory guidance, including the Housing
Authority, Affordable Housing Growth & Development Trust, Community Preservation
Committee, the Cape Cod Commission, Housing Assistance Corporation, and more,
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MA SOC Filing Number: 202330293390 Date: 12/7/2023 7:35:42 AM

The Commonwealth of Massachusetts, William Francis Galvin
Corporations Division
One Ashburton Place - Floor 17, Boston MA 02108-1512 [ Phone: 617-727-9640
Certificate of Organization
{General Laws, Chapter 156C, Section 12) Filing Fee: $500.00

Identification Number: 001730485 {number will be assigned)

1. The exact name of the limited liability company is:

BRATT, LLC

2. The address in the Commonwealth where the records will be maintained:

Number and 49 CENTER STREET

street:

Address 2:

City or town: HYANNIS State: MA _ Zip code: 02601
Country: UNITED STATES

3. The general character of business (if the limited liability company is organized to render
professional service, this form must be filed by fax, mail or in person):

ACQUIRE, DEVELOP, OPERATE AND SELL REAL ESTATE AND CARRY ON ANY OTHER BUSINESS THAT
A LIMITED LIABILITY COMPANY MAY LAWFULLY OPERATE UNDER THE LAWS OF THE
COMMONWEALTH OF MASSACHUSETTS

4. The latest date of dissolution, if specified: (mm/dd/yyyy)

5. The name and address of the Resident Agent:

Agent name: TIMOTHY T. TELMAN

Number and 28 MERIDIAN WAY

street:

Address 2: P.O. BOX 153

City or town: BARNSTABLE State: MA Zip code: 02630

1 TIMOTHY T. TELMAN,

resident agent of the above limited liability company, consent to my appointment as the resident
agent of the above limited liability company pursuant to G. L. Chapter 156C Section 12.

6. The name and business address of each manager, if any:




MANAGER TIMOTHY T. TELMAN 28 MERIDIAN WAY BARNSTABLE, MA 02630
¢ USA

MANAGER BRADLEY K. SPRINKLE 190 LOTHROP LANE HYANNIS, MA 02668 USA

7. The name and business address of the person(s) in addition to the manager{s}, authorized to
execute documents to be filed with the Corporations Division, and at least one person shall be
named if there are no managers.

8. The name and business address of the person(s) authorized to execute, acknowledge, deliver and
record any recordable instrument purporting to affect an interest in real property:

REAL PROPERTY TIMOTHY T. TELMAN 28 MERIDIAN WAY BARNSTABLE, MA 02630
USA

REAL PROPERTY BRADLEY K. SPRINKLE 190 LOTHROP LANE BARNSTABLE, MA 02668
USA

9. Additional matters:

10. This certificate is effective at the time and on the date approved by the Division, unless a
later effective date not more than ninety (80) days from the date of filing is specified:

Later Effective Date (mm/dd/yyyy): Time {(HH:MM)

SIGNED UNDER THE PENALTIES OF PERJURY, this 7 Day of December, 2023,

TIMOTHY T. TELMAN

, Signature of Authorized Signatory.




MA SOC Filing Number: 202330293390  Date: 12/7/2023 7:35:42 AM

THE COMMONWEALTH OF MASSACHUSETTS

1 hereby certify that, upon examination of this document, duly submitted to me, it appears
that the provisions of the General Laws relative to corporations have been complied with,
and I hereby approve said articles; and the filing fee having been paid, said articles are

deemed to have been filed with me on:

December 07, 2023 07:35 AM

WILLIAM FRANCIS GALVIN

Secretary of the Commonwealth
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NOT NOoT
AN A N
OFFICIATL OFFICIAL
coPrvY coPry
NOT NCoT
AN  QUITCLAIM DEEDA N
OFFICIAL OFFICIAL
CoPY CoOPY

1, Joan M. Sprinkle, Trustee of the Bruce and Joan Sprinkle Revocable Trust, under
declaration of trust dated November 27, 2018, Trustees’ Certificates for which are recorded with
the Barnstable Registry District of the Land Court as Document No. 1,361,253, and with the
Barnstable County Registry of Deeds in Book 31740, Page 261, and herewith, of 164 Cove
Road, West Dennis, Massachusetts 02670,
for consideration of Three Hundred Thousand and 00/100 ($300,000.00) Dollars paid, grant to
Bradley K. Sprinkle, Trustee of SHI Realty Trust, under declaration of trust dated January 18,
2024, a Certificate of Trust for which is recorded herewith, of 190 Lothrop’s Lane, West
Barnstable, Massachusetts. 02668,
with QUITCLAIM COVENANTS,

the land, together with the buildings thereon, situated in Barnstable (Hyannis), Bamnstable
County, Massachusetts, more particularly bounded and described as follows:

114 Grove Street, Hyannis, Massachusetts:

Being Lot A on Land Court Plan 10504-D, and

Being Lot 43 on Land Court Plan 10504-H

199 Bamnstable Road, Hyannis, Massachusetts:
Registered Land:
Being Lots 8, 9 and 10 on Land Court Plan 10504-C
Unregistered Land:
Parcel 1

Beginning at the Southeasterly comer of the granted premises at a stone bound at
Barnstable Road and land now or formerly of Hannah Chase;

MASSACHUSETTS STATE EXCISE TAX BARNSTABLE COUNTY EICIEE TAX
BARNSTABLE COUNTY REGISTRY OF DEEDS BARNSTABLE COUNTY REGISTRY OF DEELDS
Data: 01-18-2024 ¢ 12:2Zpm Date: 01-18-2024 € 12:22pm

Ctl4: 284 Docll: 2208 ctl¥: 284 Doclf: 2208

Fae: $1,026,00 <Cons: $300,000.00 Fea: $918.00 cons: §300,000,090
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NOT NOT

Thence Wesierly by'lakld now or formerly of said Crﬁsé\labout 145 feet to land now or
formerly of AlberfCE r}bs%oﬁleIL M ditett; OF

COP C o P Y
Thence Northerly by land now or formerly of said Hallett about 114 feet to land now or
formerly of Oliver M. Hikbk§ey! NOT
AN A N
Thence EadteEly By Thélafterlafid about 83 $ecFtoEBdinStabile Robd; and
COoOPY COoOPY

Thence Southerly by said Barnstable Road about 75 feet to the point of beginning.
Excepting therefrom so much of the land conveyed to David L. Ennis by deed recorded in said
Registry in Book 994, Page 559, which parcel is shown on a plan recorded in Plan Book 139,
Page 37.

Parce] 2

Beginning at the Southeasterly corner of the granted premises at Barnstable Road and
land now or formerly of Charles H. Hinckley Jr.;

- Thence Westerly by land of said Hinckley about 83 feet to land now or formerly of
Albert C. Hallett;

Thence Northeasterly by land of said Hallett about 168 feet to said Bamstable Road; and

Thence Southerly by said Barnstable Road about 121 feet to the point of beginning,

191 Barnstable Road, Hyannis, Massachusetis, and 187 Barnstable Road, Hyannis,
Massachusetts:

Parce]l No. 1:

The land together with the buildings thereon situate in Barnstable (Hyannis), Barnstable County,
Massachusetts, bounded and described as follows:

EASTERLY by Barnstable Road, 84 feet;

NORTHERLY by land now or formerly of Hannah Chase, 118 feet, more or less;

WESTERLY by land iow ot formetly of Charles H. Hinckley, Jr., 59 feet, more or Jess;
and

SOUTHERLY by a private roadway, 112 feet, more or less.

The corners of the above-described premises are marked by stakes with the exception that the
southeast comner of the same is marked by an iron pipe.
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ParcelNo.2: NOT NOT
- A N AN
A certain parcel oplaﬁd,EtgéetGerIw% Ay buildings tFer&on! 1dcated dnBarnstable Road,
Barnstable (Hyannis), Barrstable'County, MassachusettsCmBrefpatticularly bounded and
described as follows:
NOoT NOCT
EASTERLY A My Barnstable Road, 15 feet, nford) or less;
OFFICIAL OFFICTIATL
SOUTHERLY C O ByYand now or formerly oftFréerkany 118.76 feet;
SOUTHERLY by land now or formerly of Knoblauch, 84.83 feet;
WESTERLY by land now or formerly of Hallett, 106 feet;
MNORTHERLY by land now or formerly of Freeman, 28 feet;
EASTERLY by land now or formerly of Ennis, by three lines measuring 37.81
feet, 17,10 feet and 16 feet, more or less; and
NORTHERLY by Jand of said Ennis, 95,22 feet.

The above-described premises is conveyed together with the benefit of a Grant of Easement and
Right of Way appurtenant to said premises for all purposes for which streets and ways may now
or hereafter customarily be used in the Town of Barnstable from Annaliese Knoblauch to Bruce
T. Sprinkle, dated March 12, 2006, filed with the Bamstable Land Court Registry as Document
No. 1,031,027, and as recorded with the Barnstable County Registry of Deeds in Book 20911,
Page 310.

Property Addresses: 114 Grover Street, Hyannis, MA
187, 191 and 199 Barnstable Road, Hyannis, MA

For title, Certificate of Title No. 218210, registered with the Bamstable Registry District
of the Land Court and deed recorded with the Barnstable County Registry of Deeds in Book
31740, Page 264.

1, Joan M. Sprinkle, Trustee of the Bruce and Joan Sprinkle Revocable Trust, hereby
warrant and represent that there are no persons entitled to an estate of homestead in the herein
granted premises.
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NOT o T
N M

Executed as a sealéd iNstrument under the pains and?eﬁlaltitj:s of ﬁrerjury this j2
day of January, 2024 I AL OFFICIA —

COPY COPY
NOT — NOT .
AN JCan m*ﬁs'f)n,a nKis
OFF ICTIAL  Joan M. Bpiinkle (riistée &f the Bruce and Joan
COoOPY Sprinkle Re@oéabR Trust
COMMONWEALTH OF MASSACHUSETTS
Bamstable, ss:
.

On this 1% day of January, 2024, before me, the undersigned notary public, personally
appeared Joan M. Sprinkle, [ who proved 1o me through satisfactory evidence of identification,
which was , or # who is known by me and to me known to be, the person
whose name is signed on the preceding or attached document, and swore or affinmed to me that
the contents of this document are truthful and accurate to the best of her knowledge and belief
and acknowledged to me that she signed it voluntarity for its stated purpose and as her free act
and deed, as Trustee of the said Bruce and Joan Sprinkle Revocable Trust.

S —

Phitif Michael Bondreau, Notary Public
My commission expires: December 27, 2024

PHILIP m\m%\;acounmu
b
Commomsealtl of blas 5351112?&1\%5
!.\\;[}uﬁ‘.lmssiumwesbmm ,

W
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N O T TRUSTEE’S CERTIFICGA1®: T
A N A N

OFFICIAL . OFFICIAL

I, Joan M., SprinkleCoffW¥st Dennis, Massachusefls, Qnderoath, does depose and say as
follows:
NOT NOT
1. That 1 am the sofe fiistee of the Bruce and Joan Sprifikle Revocable Trust, under
declaration of trugd dfted NovEmBer®2 71,2018, Trustee®” Cerfificatds forivhich are recorded with
the Barnstable Registry ©i@rigt &f the Land Court as DocingenPN#. 1,361,253, and with the
Barnstable County Registry of Deeds in Book 31740, Page 261, and herewith, {the “Trust™).

2. That the Trust has not been revoked and is still in full foree and effect.

3. That ] am duly authorized by the terms of the Trust and have been duly authorized and
directed by all of the beneficiaries of the Trust, to sign, seal, acknowledge and deliver the
attached or foregoing deed of 114 Grove Street, Hyannis, Massachusetts, and 187, 191 and 199
Bamstable Road, Hyannis, Massachusetts, to BRATT, LLC, for the purchase price of
$300,000.00.

4. That 1 am not the sole beneficiary of the Trust; and that no beneficiary of the Trust is a
miner, a corporation or a limited liability company selling all or substantially all its
Massachusetts assets, or a personal representative of an estate subject to estate tax liens, or is
now deceased or under any legal disability or operating under any constraint or undue influence.

Pt
Subscribed and sworn to under the pains and penalties of perjury this 12 day of
January, 2024,

Jaan 1 Spakle

Joan M. Sprinkle

COMMONWEALTH OF MASSACHUSETTS
Barnstable, ss

v

On this __|2_ day of January, 2024, personally appeared before me, the undersigned
notary public, the above-named Joan M. Sprinkle, (1 who proved to me through satisfactory
evidence of identification, which was A&’ who is known by me
and to me known to be, the person whose name is signed on the preceding or attached document,
and who swore or affirmed to me that the contents of the document are truthful and accurate to

the best of her knowledge and belief.

PHILIP mwﬂhg‘}b‘gﬂuwiﬂ“ Philip Michael Boudreau, Notary Public
cﬂmmmg}fﬁi Massachusetts My commission expires: December 27, 2024

My Commission Expites Decarber 27, 202

JOHN F. MEBADE, REGISTER
BARNSTABLE COQUNTY REGISTRY OF DEEDS
RECEIVED & RECORDED ELECTRONICALLY
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\Barnstable Flats i

Management Plan - 199 Barnstable Road

BRATT LLC controls the four-parcel site at 199 Barnstable Road approximating a total of 1.21
acres. The property is serviced by town provided water, sewer, and natural gas. The combined

acreage will allow for construction of 45 rental apartiment units, with a corresponding component
of seven affordable units at 65%/100% AMI (five at 65% and two at 100%).

Working with Town of Barnstable Planning and Development, the project is also eligible for the
Housing Development Incentive Program (HDIP) that offers state tax credits for the production

of market rate housing, as well as the local Tax Increment Exemption (TIE). The TIE is required
to participate in the HDIP program. The TIE application has been submitted for review.

Site Plan Review holds the authority for review and approval of the required “as of right” permit
-prior to further submission to the Barnstable Building Department. The project has been
approved by formal Site Plan Review and the team will submit for the building permit within the
next four week. :

The site is currently within the local HDIP Zone, local Growth Incentive Zone, and federal
Opportunity Zone.

Bratt will develop the site to include 45 one-bedroom one-bath rental units. Construction of all
45 units will be identical regarding quality and workmanship and include: granite countertops,
stainless appliances including dishwasher, in-unit washer/dryer, smart-home technology at main
& unit entrances, solar ready rooftops, and security cameras to monitor all common areas
(indoors/outdoors).

Ideally, ground breaking with occur in early Q4 2024 and construction should be completed
within 12 months. Marketing of the units will begin in Q2 2025 with initial occupancy in Q3
2025.

Management’s goal is to create an inviting, secure and safe environment, where all of the
residents will be proud to call “home”.

Status of Project

Bratt controls the site through the purchase in January 2024. Architectural and building plans are
complete, Formal Site Plan Review approved the project on May 16, 2024. Engineering of the
site is complete, Construction and permanent financing is in process. Preliminary estimates of
construction costs are complete with final costing underway. Local Barnstable Affordable
Housing & Growth Development Trust application has been submitted for review for grants in




support of the affordable units.. A Tax Increment Exemption application is in process awai%ing
approval.

Management Plan upon Completion

Barnstable Flats will be managed by a third party management company and will utilize smart
landlord software for operations by the landlord/management as well as for use by the tenants.
The system under consideration is AppFolio with the goal of offering a tenant-management web-
based interface creating efficient dialogue among all constituents.

Tenants will manage their rental homes with ease of use in the Cloud with access to:

e  QOnline payments

e Online applications

Renter profile

Rental Agreements & E-Sign
Renter Leads -
Online maintenance requests
Renters insurance

-]

e & 2 8

The Management Company will manage the property with ease of use in the Cloud with access
to:

e Online payment and full accounting

e Automatic listing syndication & Vacancies marketing
e  Online rental applications & tenant screening

®  (Contacts management

¢ Team Management

e  Maintenance requests & equipment tracking

e Rental agreements, notices & e-sign

e Lead generation & Renter Leads

e On-demand printable reports

s Renters insurance tracking

The affordable component of the project will be managed in accordance with the Town of
Barnstable Affordable Housing Authority, yet all residents of the Barnstable Flats will have
access to the cloud based portal established.




s

Financial Assumptions

Source of Funds

Owner Equity
Permanent Financing
BAHGDT

HDIP Tax Credit (80%)

Use of Funds
Buildout Costs

Debt Service Coverage
Loan
Term
Rate

Loan to Value

Rents:
Market Rate
1 BR $2100/mo.

$12,443,750

$ 1,575,000
$ 7,818,750
$ 1,050,000
$ 2,000,000

$12,443,750

1.25X

$7,818,750

30 years

7.25%

<70% ($7,818,750/$12,443,750)

Affordable @ 65%/100% AMI (utilities excluded)
1 BR $ 1,283/mo. and $ 2,094/mo.

Vacancy @ 5%

Expenses:
Real Estate Taxes

Tax Increment Exemption @ 100% years 1-5, 85% years 6-10, 55% years 11-20

Management @ 5.0% (3rd party contract)

All other expenses based upon personal management of existing condominium complexes

Replacement reserve - Mass Housing/Lender requirements-
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RENIERE
CHITECTS

OUTLINE SPECIFICATIONS | March 11, 2024

New Housing Project, with 45 units in 4 buildings, 199 Barnstable Road, Hyannis

PROPOSED BUILDINGS: Three 3-story apartment buildings of 12 units, and one with 9 units. All
parking will be provided on grade, Building will be 5A wood framed construction. There are no
elevators and the stairs will be wood framed.

DIVISION 01- GENERAL REQUIREMENTS

All work to be performed to industry highest standards, and according fo each frades
and manufacturer's standards and instructions. Project 1o include all adminisirative costs
and general contractor overhead associated with management and supervision of the
work. Provide the owner with allowances for independent testing of materials (concrete,
soil compaction, etc.) and for warranted assemblies.

DIVISION 02- EXISTING CONDITIONS and Site Work

SITE WORK:

The site shall be fully prepared and finished for the proposed new building, and new
parking and landscaped areas, including clearing and grubbing, grading, foundation
preparation, paving and landscaping. Included is all site work associated with drainage,
water run-off control and construction measures. G.C. fo provide all underground storm
water control. All utilities to be underground and connected 1o new building systems.
Provide allowances for connections 1o electrical services, water and sewer hook-up, and
telcom. Carry a $50,000 allowance for landscaping, hardscape at building entries and
pathways.

DIVISION 03 - CONCRETE

1. Work shall include all foundations, footings, slabs, sidewalks. Concrete paving shall all
be reinforced and sloped to drains as required. Concrete paving to be broom
finished exposed aggregate, with expansion and control joints as required. Assume
soil is capable of bearing building on typical spread footings for 3--story building.
There are no basements or Concrete refaining walls

Ruildings to have first floor slabs on grade with thermal breaks at perimeter wals
Sidewalk and pad ai back of building with 6’ wide sidewalk access for trash
container removal by landlord staff..

B

DIVISION 04 ~ MASONRY

None aniicipated in base project.

BIVISION 05 - METALS

1. Miscellaneous steel hangers, tie-downs, brackets and other framing accessoties
2. Provide and install new steel pipe rails at both sides at egress stairs.
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3. Provide and install steel ship ladders for roof hatch access.

DIVISION 06 - WOOD, PLASTICS, COMPOSITES

Rough Carpentry:

1. All framing will be as defined on structural drawings with 2x10 typical wood floor framing
and custom sloped roof open trusses with additional framing for tops of sloped roofs.

2. Bxerior wall framing to all be 2x6 studs (16" O.C.} to meet requirements of type V
construction. All other framing elements in exterior walls to be wood. Exterior wall
sheathing to be exterior insulated Zipwall R-sheathing {R-6) forming continuous rigid
exterior insulation. 2x4 wood partitions within building interior unless noted otherwise for
load-bearing or acoustic separation purposes.

3. Walls between units to be double stud (2) 2x4 walls with T inch air gap between.

4. Walls between units and corridors walls are structural shear walls and will have 1/2"
plywood, with nailing 6" o.c..

5. Work to ailso include sleepers for roof HVAC units,

6. Provide in-wall blocking for all cabinets and bathroom accessories in all unit bathrooms
to meet ADA requirements. N

Finish Carpentry:

1. Allunits will be have primed and painted standing and running trim. For pricing. assume
5" wood base and custom 4" door casings. No trim at windows.-GWB returns.

DIVISION 07 -~ THERMAL AND MOISTURE PROTECTION

1. New finish for exterior of building to be James Hardie composite fiber cement lap siding
with 4" exposure to the weather, in standard white manufacturers’ color, Siding to have
pvc cormer trim boards. Al vertical transitions will be fully flashed, and sedled.
Attachment to sheathing through insulation to follow all manufacturers’ standard details.
Any paneled areas to be on metal furring channels.

2. Al Roofing for building on flat roofs to be 60 mil single-ply mechanically fastened, white
TPO fully adhered membrane rocf by Carlisle, or equal. All curbs, pardapet sealants,
copings, and penetrations {o be fully guaranteed, and 1o be part of complete roofing
systern, Roofing accessories to be fully coordinated with rigid insulation system to ensure
an effective thermal and moisture protection system. Roof 1o pitch to exterior sloping
roof. No white roofing material to be visible from the ground. Black compatibte roofing
maiterial to be used at perimeter fransitions to sloped roofing and on any verfical rises.
Roof slopes of flat roofs to be achieved using fapered rigid insulation under the roof
membrane.

3. Sleped roofing to becharcoat architectural shingle roofing. For pricing purposes, use
GAF timberline HDZ High definition Lifetime shingles, or equal. Charcoal color.
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10.

11.

12.

Joint Sedlant to be provided at all masonry ¢r concrete expansion joints, window and
door frames, etc. Colors of all seals to be selected by architect from full range of
manufacturers' colors,

White dluminum gutters and rectangular downspouts to be sized fo accommeodale roof
run-off. Roof rain waler leaders, to feed vertically at corners of buildings fo be tied to
storm water management systems under the parking lois.

Weather resistive barrier to be Zip-wall sheathing system at all siding/panel locations and
fluid applied bituminous waterproofing at all underground concrete locations.

Roof insulation 1o be R-49 fiberglass batt insulation on new ceilling, with full insulation at
perimeter, and venting to be provided through gables.

wWall thermal insulation to be 4" fiberglass insulation with an insutation value of R-21, with
I- 1/2" insulated Zip R-sheathing (R-6}.

Acoustic insulation in party walls between units to be 3" ﬂberglqss acoustical insulation on
each side of double wall.

Acoustical insulation above ceiling to be 6" fiberglass insulation,

All exterior horizontal tim boards and changes in materials fo be fully flashed with metal,
to present superior architecturdl appearance

One 3ft x é ft insulated roof hatch to be provided for roof access, Coordinate framing
opening and steel ship ladder.

DIVISION 08 - OPENINGS

1.

Hollow Metal Doors and Frames: All exterior doors to have welded steel frames with
pdinted finish. [nterior utility room doors with steel frames may have KD frames. 3'-0" x 7'-
0", with 2" face, unless otherwise noted. All exterior doors io be insulated hollow metal
doors with painied steel finish.

Wood Doors: All interior unit entry doors to be solid core wood doors 3'-0" x 7'-0" x 1 3/8",
with primed and painted face. All unit interior doors to be 1 3/8" thick solid MDF doors
with 2 recessed panels.

Aluminum Storefront system: Entry storefront system to be extruded aluminum system
TRIFAB I 451, By Kawneer, in clear anodized aluminum, Enfrance doors fo be wide-style
full- height 3'-0" x 8'-0" extruded dluminum entry system by Kawneer. Each leaf to have 3
off-set pivot hinges, closers 1o be concealed overhead type with adjustments to meet
ADA requirements,

Window systems: All windows in units 1o be Anderson 100 Series, types as shown on
elevations, with thermal breaks and fow-e insulated glass. Window unils to be impact
resistant. Provide insect screens and window control opening devices for all windows.
Alternalive: vinyl windows by Harvey in same sizes as shown on drawings.

Finish Hardware at building entry doors: Schiage locksets AL Series with Jupiter levers and
electric strikes tied into electronic security system.
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Allinterior doors to have Schlage locksets with Jupiter lever handles of functions
appropriate to the use. Al-Series at all common area locksets, $200 Series on unit entries
and AL-Series at unit interior doors. All finishes to be brushed stainless steel.

Mdain enfrance lobby door and rear enirance doors on ¢ floor to have card access.
Provide eleciric strikes and card reader fie-in.

All units to have electronic eniry locks activated by cell phones.

All exterior glass in windows 1o be clear low-E insulating glass. All exterior glass in store-
front system af lobby and restaurant to be clear 1" thick insulating glass.

10. All glass and windows to meet "shoreline hurricane rated" standards.

DIVISION 09 - FINISHES

1.

Gypsum drywall:

a. Interior unit partitions to be built of 2x4 wood studs af 16" o.c. extending to GWB unit
ceiling of 5/8" GWB' with 5/8" GWB each side. All instaliation to be according fo
manufacturer's standards and specifications.

b. All ceilings of units to be 5/8" GWB Type-C on resilient channels af 12" o.c.

c. Bxterior walls in type 5 construction) to have 1 layers of 5/8" type-X GWB on interior
face. GWB to extend completely to underside of sheathing of the floor above.

d. Stairway with only three floors may have a 1-hour continuous partition around.

Gypcrete floor undetlayment: All wood structure floors to have 3/4" gypcrete on top of
Y rasilient Acusti-Mat soundboard, thiroughout the second and third floors.

Ceramic Tile finishes: All unit bathrooms to have porcelain tile floors. All files shall be laid
according to the applicable TCA standards on rasifient flooring system to provide sound
isolation for unit below. Provide $6 per SF allowaince for all tite material {tile material only,
not mud/grout or installation)

Wood Fooring: All units to have wood look luxury vinyl planks flooring in kitchen/ living /
dining and bedroom areas. Provide $4 - /SQ. FT material [flooring material only, not glue
of installation) allowance,

Carpeting:
a. In common ared corridors — commercial carpet tile — provide $35 - /SQ. YD
rmaterial alowance for carpet tile.
b. In common area alternative: same budget for LVT plank flooting.

Ceilings: Ceilings in common areas on 14, 2nd and 31 floors to be GWB,
Resilient flooring and vinyl base: {in commen area utility rooms and stairs) Vinyl flooring on

areds not to be carpeted or filed. Armstrong Excelon vinyl composite tile. Vinyl Base to
be 4" x 1/8" vinyl base by Johnsonite, straight at carpet, coved at vinyl.
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8. Painting: Painting scope to include painting of all exposed interior drywall partitions. All
GWSB to receive one coat of ptimer and two coats of finish paint.

DIVISION 10 - SPECIALTIES

1. Provide 1 mimor 3'w x 4'h in each of the unit bathrooms, adhered to wall without
channels.

2. Bathroom accessories: provide $300 allowance for materials only for towel bars, hooks
and t-paper holders for each bathrecom in the units.

3. Provide standard post-office mail-boxes in main lobby. {12 mail slots and 3 parcel boxes

for each building}

Provide $20,000 allowance for building sighage.

Shower enclosures to be single piece fiberglass with base.

Shower enclosures at tubs to be 3-piece fiberglass surrcund.

In unit standard programmable thermostats. Alternate price for smart thermostats

{Google Nest or similar)

8. Main building entrance to have Butterfly MX smart video intercom system.

Noon -

DIVISION 11 - EQUIPMENT
1. Provide a $2,000 dllowance per unit for {all-electic) appliances.

DIVISION 12 - FURNISHINGS

1. Kitchen and bathroom cabinets: white finish plastic foil laminate cabinets with euro style
full overlay doors. Europedn hinges, bar pulls.

2. Kitchen and bathroom counters: Caesar Stone quariz counters with 4" splash. 14" Thick
at kitchens and 34" thick at bathrooms. Provide cut-outs for under-counter mounted sinks,
and through counter spread valves and faucets, (assume $50 / SF material cost w/o
fabrication)

DIVISION 13—~ SPECIAL CONSTRUCTION
Not used.

DIVISION 14 ~ CONVEYING EQUIPMENT
Not Used

DIVISION 21 — FIRE SUPPRESSION

Codes, Standards, and Authoriiies

perform work in accordance with rules, regulations, standards, codes, ordinances, and laws of
local and federal governments, and other authorities with lawtul jurisdiction, and be responsible
for compliance therewith.

Material and equipment shall be Underwriters Laboratories, Ul-listed and ASME approved as
applicable for service infended.

Conform to applicable code for installation of backflow prevention devices. Provide certificate
of compliance from authority having jurisdiction indicating approval of installation of backfiow
prevention devices. All required permifs and inspection cerfificates shall be obtained and made
available at the completion of the work.
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-Fre Service
Fire service shall be supplied to each building from a minimum 4-inch cement lined ductile iron
ine originating 10’-0” outside the building. Upon entering the building, the piping shall transifion
1o schedule 40 black steel with Victaulic couplings.

Hydrant flow testing wili be necessary to determine if a fire pump will be required.

Fire Protection Piping Distribution

Fire protection distribution schedule 40 piping will extend from the water service room to the stair
enclosures and rise up through the building.

The building will be provided with one {1) minimum four inch {4") sprinkler alarm check valve,

Two {2) 4" combination standpipe / sprinkler risers, and one (1) 4" standpipe equipped with fire
department valve.

Each level will be o dedicaled sprinkler zone.

Floor control valve assembly will be located within the stair containing combination standpipe /
sprinkler riser.

CPVC "BlazeMaster” piping used only in Light Hazard occupancy will extend from the floor
control stations to the coridors and residential units supplying sprinkler heads throughout.

Schedule 40 galvanized steel piping shall be utilized for the dry-pipe sysiems in the roof atlic
spaces.

Fire Protection Systems

Fire Protection systems will include wet pipe sprinkler system throughout residential units,
common areas, stairs, units, mechanical and sforage spaces.

The number of zones will be discussed with the building owner.

Sprinkler system common areds and residential units will be designed to meet Light Hazard
criteriq.

Sprinkler Heads

Sprinkler heads located within each dwelling unit shall be fully concealed residential type and
sidewall heads as indicated on the diagram. Sprinkler heads located outside each dwelling unit
in commeon areas shall be cencedled quick response type.

DIVISION 22 - PLUMBING

Codes, Standards, and Authorities

Perform work in accordance with rules, regulations, standards, codes, ordinances, and laws of
local and federat governments, and other authorities with lawful jurisdiction, and be responsible
for compliance therewith.
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Material and eqguipment shail be Underwriters Laboratories, Ul-listed and ASME approved as
applicable for service intended. All Plumbing fixtures, equipment, and materials shall be
approved by the Board of State Examiners of Plumibcers and Gas Fitters.

Conform to applicable code for installation of backflow prevention devices, Provide certificate
of compliance from authority having jurisdiction indicating approval of installation of backflow
prevention devices, All required permits and inspection certificates shall he obtained and made
available at the completion of the work.

Domestic Water Service

Domestic water shall be supplied to the buildings by a minimum two inch cement lined ductile
iron line originating 10'-0" outside the building. Upon entering the bullding, the plping shall
transition to type "L" copper and pass through a compound type water meter with remote
reading capability,

Domestic Water Distribution and Water Equipment

Domestic water piping and fitfings fwo inches and smaller shall be flow guard gold CPVC and
routed throughout the building to serve the new fixtures and equipment as required.

Each unit shall include guarter turn ball valves. Piping larger than two inches shall be schedule 80
CPVC, ‘

Domestic water systems include cold water and hot water. Domestic water piping within
community or assembly areas {commercial spaces only) shall be type "L" copper.

Hot Waller Generation

Hot water generation (130 degrees F) shall be provided at each unit from a 40 gallon Electic hot
water heater within each unit.

Sanitary Waste

Sanitary waste and vent piping shalt be provided for alt plumbing fixtures. A sanitary sewer main
shall be provided extending 10'-0" outside the building and connect 1o site sanitary system.

Sanitary waste piping and fitiings within the residential sections of the building shall consist of

solid core schedule 40 PVC with glued couplings. Sanitary, waste and vent piping within the first
floor common areas of the building shall be cast iron.

Storm Brginage
Storm Drainage system shall consist of roof gutters and down-spouts for all sloped roofs,

Horizontal storm drainage piping shall be covered with a minimum of one inch of vapor barrier
type insulation.

Natural Gas

No natural gas will be used in these all-electric buildings.
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Plumbing Fixtures

All high-quality plumbing fixtures shall be provided and installed per ADA and ANSI reguirements
when required. Fixtures shall be water-conservation type. Water closets shall be low consumption
elongated tank type complete with closed front seal and cover.

Lavatories shall be equipped with low consumption faucets with aerators. Insulation kits for p-
traps and supplies shall be provided when reguired by ADA.

Kitchen sinks shdll be a minimum of 20 gauge and completfe with single lever faucet with pull out
spray. Tailpiece from kitchen sink shall include stfem for connection of drain from dishwasher.

Testing, Adjusting. and Balancing

Provide testing of plumbing systems as specified and as required by authorities with jurisdiction
including Owner and Architect.

Before date of acceptance, fumish Architect with certificates of testing and inspection for
plumbing systems indicating approval of authorities with jurisdiction and conformance with
requirements of confract documents,

Piping Instaliation

install in accordance with manufacturer's instructions. Route piping in orderly manner and
maintain gradient, Route paraliel and perpendicular 1o walls.

Install piping fo maintain headroom, conserve space, and noti Inferfere with use of space.

Provide clearance in hangers and from structure and other equipment for instaliation of
insulation and access fo valves and fittings.

Provide access where valves and fitlings are not exposed.

Establish elevations of buried piping outside the building to ensure noft less than 5 feet of cover
for water piping and not less than 3 feet for drainage piving.

Install vent piping penetrating roofed areas to maintain integrity of roof assembly. Conscidate
vent lines in attic so roof penetrations are minimized.

Sleeve pipes passing through rated partitions, walls and floors.

Eauipment Installation

Install products in accordance with manufacturer's instructions. Fixture Heights: Install fixtures to
heights above finished floor as directed by the Architect.

Extend cleanouts to finished floor or wall surface. Ensure clearance at cleancut for rodding of
drainage system.

Encase exterior cleanouts in concrete flush with grade.
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Install water dir chambers on hot and cold water supply piping 1o all plumbing fixtures with quick
closing valves.

Rough-in fixture piping connections in accordance with minimum sizes per code.
install each fixture with frap with cleanout plug for servicing and cleaning.

Provide chrome plated rigid or flexible supplies to fixtures with handle stops, reducers, and
escutcheons.

Install components level and plumb.

Install and secure fixtures in place.

DIVISION 23 - HVAC
The apartment windows will meet the natural ventilation requirements,

Apartment hegfing and cooling

Ducted eleciric heat-pump units, similar o Mifsubishi products {or approved equal),
to heat and cocol the apartments. The indoor units would be verlical fype (model PVA-A}, and to
be installed in recesses in walls with dccess from front grills.

Supply, rectangular duct will be located in a soffit on the bedroom/bathroom side of the
bearing walt and diffusers with volume control dampers feeding info rooms on both sides. The
duct will not peneirate the fire rated ceiling, so no fire rating will be required on dampers.

There will be one outdoor unit per apartment. Mechanical ventilation would be in the scope of
work. The outdoar units {Mitsubishi model PUZ} will be mounted on the roof. Elevated stands,
attached 1o the roof structure, will be provided. Uniis will be grouped together in pairs within a
“widow's walk” railing and the stands will be mounted on 6' X 6" weathetproofed sleepers.

Bathroom Exhaust

Bathroom exhausts will be terminated af the building facade., The bathroom fans will be
controlled by wall-mounted switches, Location of exhaust outlets will be coordinated with
operable windows. A minimum distance of 36 inches between outlefs and windows will be
required to meet the code. The bathroom fans will be wired to run continuously at 30 CFM and
as needed at 80 CFM

Dryer Exhgusi

Dryer exhausts from unit washer/dryers will be terminaied at the building facade.

Location of exhaust outlets will be coordinated with operable windows. A minimum distance of
36 inches between outlets and windows will be required 1o meet the code.

Kitchen

The kitchens hoods will be vented to the exterior; Kitchen hood shall be specified by the
architect.
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Stairways and Public areas

The stairways will be ventilated, heated and cooled by a single fan-coil unit.  Smoke/fire
dampers will be required at the shaft penetrations.

Miscelianeous Hedling

Electric cabinet unit heaters and unit heaters will provide miscellaneous heat for areas such as
vestibules, staircases etc.

DIVISION 24 ~ ELECTRICAL

Site and Utility Work

A single centrally ptaced Utility pad-mounted fransformer will serve the four buildings. The
secondary will be 120/208V, 3-phase, 4-wire service and will extend underground to the main
electric room to be located af the exterior electical closet lecated af the end of all 4 buildings.

The bullding telephone service will enter underground fo the madin communicafions room
located on the first floor levet of the stairway of each stack of 6 units via 4- 2-inch conduits.
Tel/data closets will be provided on the first floor of every stairway stack.

The fire alarm service will consist either of an underground municipal loop or radio master box to
the main fire alarm control panet located in the primary stair of each building. The final system
connection will be coordinated with the local authorities.

Electrical Distribution

The building electic service to the site is anticipated to be a 2,000A (estimated), 120/208V, 3
phase, 4 wire switchboard located in the main electrical rooms in the lower level floor fo
distribute power throughout the entire building via twa riser run through each level. The riser will
consist of conduits and building wire,

House panels will be provided at the end electrical closet of each building and will serve the
corridors, stairwells and other common areas.

New distribution and branch circuit panels will be provided throughout the building in new
electric closets. 120/208V panels will service the house ighting, HVAC, and receptacle loads,

Every building will include a centrdl eleciric closet with a conduit riser, 120/208V, 3 phase, 4 wire

panelboards for lighting, HYAC, and receptacles, Load distribution centers will be located in the
end closets to power the load centers within each apartment. In the main electrical room in the
basement there will be individual meters for each of the 12 or 9 residential units per building, and
1 meter for the common spaces.

Each floor will include a central tel/data closet in the first floor entry under the stairway.,

Standby/Emergency Generator

There is no reguirement for a standby generator.
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