
 

CITY OF PORTLAND/ECONOMIC DEVELOPMENT DEPT./389 CONGRESS ST./PORTLAND, ME  04101/(207) 874-8683 
 

 
 

       

JOINT MEETING OF THE  

 

ECONOMIC DEVELOPMENT COMMITTEE  

 

AND  

 

HOUSING COMMITTEE 

 
 

DATE:  June 5, 2018 (Tuesday)  

TIME:  5:30 – 6:30 p.m.  

   LOCATION:  

  

Room 209 

Portland City Hall  

 

1. Public hearing and vote to recommend to City Council 178 Kennebec Street Affordable 

Housing Tax Increment Financing and Credit Enhancement Agreement Request from 

Maine Workforce Housing. 

 

a. See enclosed memorandum and backup material from Housing Division Director 

Mary Davis 

NOTE:  Pursuant to 1 M.R.S.A. 405(6)(C) and 5 M.R.S.A. 13119-A, the 

Committee may go into executive session to discuss negotiations for this proposed 

TIF District and Credit Enhancement Agreement and provide guidance to staff. 

 

2. Public hearing and vote to recommend to City Council 977 Brighton Avenue Affordable 

Housing Tax Increment Financing and Credit Enhancement Agreement Request from 

Avesta Housing Development Corporation. 

 

a. See enclosed memorandum and backup material from Housing Division Director 

Mary Davis 

NOTE:  Pursuant to 1 M.R.S.A. 405(6)(C) and 5 M.R.S.A. 13119-A, the 

Committee may go into executive session to discuss negotiations for this proposed 

TIF District and Credit Enhancement Agreement and provide guidance to staff. 

 

 

 

Councilor Justin Costa/Chair/Economic Development Committee 

   Councilor Jill Duson/Chair/Housing Committee 

 

 

 



 
 

 

 

TO:  Councilor Duson, Chair  

Members of the Housing Committee 

 

Councilor Costa, Chair 

Members of the Economic Development Committee 

 

FROM: Mary Davis, Division Director, Housing & Community Development  

 

DATE: June 1, 2018 

 

SUBJECT: Maine Workforce Housing – 178 Kennebec Street 

  Affordable Housing Tax Increment Financing Request  

 

I.  SUMMARY OF ISSUE 

 

Maine Workforce Housing (MWH) is proposing to construct 46 1-bedroom units for 

seniors (55+) on a site located at 178 Kennebec Street.    MWH is requesting financial 

assistance from the City in the form of an Affordable Housing TIF (AHTIF) to assist with 

the project.  If approved, the AHTIF financing will be provided through a Credit 

Enhancement Agreement at 75% of the increased taxable value, currently estimated at an 

average $96,305 annually over 30 years. 

 

The developer has requested two forms of financial assistance. 

 

(1)  HOME funds request: $400,000, 0% interest rate loan, deferred for 30 years. 

 

Total City HOME Investment of $400,000/unit - $8,696. 

Total City HOME Investment of $400,000/affordable unit = $11,111 

 

The Housing Committee will make final HOME funding recommendations at their June 

5th meeting. The final loan terms will be determined based on the results of the 

underwriting which is anticipated to be completed by the June 5th committee meeting. 

 

(2)  Tax Increment Financing request:  If approved, the Affordable Housing TIF 

financing will be provided through a Credit Enhancement Agreement at 75% of the 

increased taxable value, currently estimated at a 30 year annual average of $96,305, with 

an estimated total of $2,889,164 in captured revenue returned to the developer to off-set 

project operating costs. The proposed project will be taxable, with an estimated annual 

assessment of $4,300,000 and estimated annual tax of $93,095. The remaining increased 

taxable value will be general fund revenue.  TIF projections and proposed district map 

are included in the backup to this memo. 
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Maine Workforce Housing is proposing to construct 46 1-bedroom units for seniors 

(55+).  The development will include:   

 

 

178 Kennebec Street 

1-Bedroom Units (46) at or below 40% area median income 0 

  at or below 50% area median income 15 

 at or below 60% area median income 21 

 Market Rate 10 

Total Units   46 

 

As stated in the developer’s application, the project: 

 

“…includes ground-level retail and/or artist studio space with 46 units of housing on the 

upper floors.  The housing will be rental; all 1-bedroom units, set aside for households 

whose head of household is aged 55+. 

 

“We expect the income mix targeted for this development will be 22% market rate, and 

78% affordable (aimed at those at or below 60% of the area median income), creating 

economic diversity both in the building and in the neighborhood.” 

 

The developer will submit an application with MaineHousing’s Low Income Housing 

Tax Credit program contingent upon a reduction in operating costs through a tax 

increment financing program that provides for a minimum of 75% of the projects annual 

property tax revenue to be returned to the developer. 

 

II. REASON FOR SUBMISSION 
 

TIF Agreements require a recommendation from both the Housing Committee and the 

Economic Development Committee as well as approval and authorization from the City 

Council. 

 

III. INTENDED RESULT 
 

Establish an Affordable Housing TIF District to support the development of 46 new units 

of rental housing. 
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IV. COMMITTEE GOAL/COUNCIL GOAL ADDRESSED 

 

Increase access to rental and ownership housing that is safe and affordable for working 

and low-income families.   

 

V. FINANCIAL IMPACT 
 

When completed, this project’s new assessed value is estimated at $4.3 million, which 

will yield the same amount in increased annual assessed property value as the project is 

currently city-owned property.  Seventy-Five (75%) percent of the increased tax revenue 

will be captured revenue returned to the developer.  The remaining 25% will be general 

fund revenue.   

 

A Credit Enhancement Agreement will return approximately $2,889,164 in captured 

revenue to the project (averaged at $96,305 annually over thirty years) to off-set project 

operating costs. The proposed project will be taxable.  TIF projections and proposed 

district map are included in the backup to this memo. 

 

Total development costs are estimated at $11.9 million.  At full build out, the 

development is projected to pay an average $96,305 annually in projected new taxes 

captured.  Non-captured general fund revenues are estimated at an average $32,102 

annually. 

 

In addition, with the tax sheltering benefits of TIF Districts, overall savings to the City 

during the term of the district averages an estimated annual amount of $26,919+, or 

$807,579 + over the life of the district. 

 

VI.  STAFF ANALYSIS AND RECOMMENDATION 

 

The Housing and Community Development Division works with an independent 

consultant who performs third party underwriting reviews of all requests for City funding 

(local and federal resources), including Affordable Housing Tax Increment Financing 

requests.  The third party analysis will show a positive recommendation for the both the 

TIF and HOME funds investment.   A detailed written analysis will be made available 

prior to the meeting on Tuesday evening.   

 

Public Benefits   In reviewing this TIF request, staff notes the public benefit associated 

with the TIF District of 46 units of 55+ housing, seventy-eighty percent (78%) of which 

will be affordable to households at or below sixty percent (60%) of the area median 

income.  Additionally, the TIF will create tax sheltering benefits estimated at an average 

$26,919 annually.   
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The Housing Committee will review and make a recommendation regarding HOME and 

TIF financing conditioned upon receipt of a satisfactory underwriting review.   

 

Staff is requesting the Housing Committee and the Economic Development Committee 

approve and recommend to the City Council support of this Affordable Housing TIF 

proposal which meets the City’s policy goal of increasing access to safe, location-

efficient housing that is affordable for working and low-income families.   
 
 

ATTACHMENTS 
 

178 Kennebec Street Project Description 

TIF Projection Table  

TIF District Map 

Underwriting Analysis (will be provided prior to the June 5th meeting) 
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Maine Workforce Housing, LLC 
482 Congress Street, Suite 203 

Portland, ME 04101 
 

 
Project Summary  

 
Maine Workforce Housing is applying for $400,000 in City of Portland HOME funding in this 
application, to fill a gap for a project at 178 Kennebec Street.    
 
Project Team 
 
The principals and staff of Maine Workforce Housing have successfully developed nine (9) mixed-income 
housing projects in Maine and New Hampshire over the last fourteen (14) years. These properties, the 
oldest of which has been open since 2004, have never had a single year of operating deficits.  All of them 
are 100% leased with long waiting lists.  
 
We are working with Ross Furman’s team to incorporate housing into their multi-phase development of 
the block. The first phase includes the area closest to Kennebec Street.  It includes ground-level retail 
and/or artist studio space with 46-51 units of housing on the upper floors.  The housing will be rental; all 
1-bedroom units, set aside for households whose head of household is aged 55+.  We’ve included a 
concept floor-plan of Phase 1.  

The site has some unique advantages for residential development:  
 

• The City has identified the Bayside neighborhood as a priority for redevelopment. Kennebec Street is a 
prominent street in Bayside, and street-level retail will dovetail well with surrounding buildings.  
 

• A mixed-use residential/retail building will bring new residents to live, work, and shop in Bayside, 
reinforcing the urban fabric and adding new vitality to the core of the City.  

 
• The site is within walking distance of a variety of services and destinations for daily living (e.g., banks, 

library, schools, etc.) as well as employers and public transportation.  
 

• The site is within steps of a major park (Deering Oaks Park).  Yet, it is also just a minute from an 
entrance to and exit from I-295, a highway that takes residents throughout Maine. 

 
We expect the income mix targeted for this development will be 22% market rate, and 78% affordable (aimed at 
those at or below 60% of the area median income), creating economic diversity both in the building and in the 
neighborhood.  Our attached proforma shows a mix of 22% market rate and 78% affordable.  If construction 
costs come down from the conceptual estimate included in our application, this mix may shift slightly.  As a 
business model, we find a more even mix of low-income and market-rate renters is more acceptable to renters 
and neighbors. 
  
The residents will be a mix of people, incomes, and occupations in Portland.  We expect the tenants in income-
restricted units will include retired people on social security and also those with jobs at the lower end of the 
wage scale.  The market-rate units are likely to also include retired people, and also professionals who are 
downsizing from larger homes.  
 
This project, like all of our projects to date, will be completely non-smoking.  Smoking will be prohibited 
both inside units and in the interior and exterior common areas of the project.  This will be outlined both 
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as an addendum to each lease, and also stated in the House Rules. Our Resident Services Coordinator will 
have materials on tobacco cessation programs available to residents.   
 
The project incorporates smart growth, affordable housing, green building design, brownfield 
redevelopment, downtown revitalization, urban outdoor recreation, and alternative transportation.   

Amenities 
 
We propose to provide our residents with the following amenities:  
 

 Heat and hot water included in rent 
 Community room with kitchen 
 Coin-operated laundry facility  
 Wireless internet throughout the building at no extra charge;  
 Resident Services Coordinator on staff;  
 Telemedicine room  
 

Resident Services Coordination 
 
Our RSC’s mission is to foster an environment in which elderly persons and people with disabilities can 
live independently and remain in their communities.  As this project is proposed to be elderly, and with 
the Portland Shelter set-aside requirement, we are proposing to increase the number of hours an RSC is on 
the property.  The Low Income Housing Tax Credit Program, as administered by MaineHousing, requires 
one (1) hour per week for every five (5) low-income units, or six (6) hours in this case.  We would 
schedule an RSC for twelve (12) hours – double what is required.  Our experience in other properties with 
a Homeless Preference has given us an appreciation for the staff levels needed onsite.  This is reflected in 
our operating budget which is part of this application. 
 
Transportation 
 
The site is wonderfully located for service by public transportation.   The METRO bus system, with 
scheduled service all over downtown Portland and connections to the neighboring cities, stops 2/10 of a 
mile from our site.       
 
Photos and Renderings 

 
 We urge you to look at the set of photos of the site and “before” and “after” renderings, found 
immediately after this Executive Summary.  They convey information about the project which simply 
cannot be expressed in narrative form.    Thank you.   
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3/6/2018 174 Kennebec St - Google Maps

https://www.google.com/maps/@43.6600279,-70.265561,3a,89.9y,217.21h,101.16t/data=!3m6!1e1!3m4!1s-uJSZSv04_PufqB3FY8bbA!2e0!7i13312!8i6656 1/2

Image capture: Aug 2017 © 2018 Google

Street View - Aug 2017

Portland, Maine

 Google, Inc.

174 Kennebec St
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178 Kennebec Timeline 

April 2018 – July 2018 

• Full Site Plan and Subdivision Approval

• City HOME Application

• City Tax Increment Financing Application

• Market study

September 2018 

• Submit Affordable Housing Tax Credit Application to MaineHousing

November 2018 – May 2019 (if successful on MaineHousing Application): 

• Full design

• Finalize investor agreement

• Finalize construction loan

June 2019: 

• Close and begin construction

Summer 2020: 

• Open for occupancy

11 of 19



12 of 19



13 of 19



14 of 19



15 of 19



16 of 19



17 of 19



PROPOSED 

DISTRICT MAP 
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Note: Islands not shown to improve map legibility.  

PROPOSED 

DISTRICT  
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TO:  Councilor Duson, Chair  

Members of the Housing Committee 

 

Councilor Costa, Chair 

Members of the Economic Development Committee 

 

FROM: Mary Davis, Division Director, Housing & Community Development  

 

DATE: June 1, 2018 

 

SUBJECT: Avesta Housing Development Corporation – 977 Brighton Avenue 

  Affordable Housing Tax Increment Financing Request  

 

I.  SUMMARY OF ISSUE 

 

Avesta Housing Development Corporation (AHDC) is proposing to construct 40 1-

bedroom units for seniors (55+) on a site they own located at 977 Brighton Avenue.   

AHDC is requesting financial assistance from the City in the form of an Affordable 

Housing TIF (AHTIF) to assist with the project.  If approved, the AHTIF financing will 

be provided through a Credit Enhancement Agreement at 75% of the increased taxable 

value, currently estimated at an average $65,150 annually over 30 years. 

 

AHDC has requested two forms of financial assistance. 

 

(1)  HOME funds request: $300,000, 0% interest rate loan, deferred for 30 years. 

 

Total City HOME Investment of $300,000/unit - $7,500. 

Total City HOME Investment of $300,000/affordable unit = $8,824. 

 

The Housing Committee will make final HOME funding recommendations at their June 

5th meeting. The final loan terms will be determined based on the results of the 

underwriting. 

 

(2)  Tax Increment Financing request:  If approved, the Affordable Housing TIF 

financing will be provided through a Credit Enhancement Agreement at 75% of the 

increased taxable value, currently estimated at a 30 year annual average of $65,150, with 

an estimated total of $1,954,486 in captured revenue returned to the developer to off-set 

project operating costs. The proposed project will be taxable with an estimated annual 

assessment of $3,200,000 and estimated annual taxes of $69,280. The remaining 

increased taxable value will be general fund revenue.  TIF projections and proposed 

district map are included in the backup to this memo.  

1 of 22



 
 

 

 

 

The development will include:  

 

977 Brighton Avenue 

 1-Bedroom Units (40) at or below 50% area median income 24 

 at or below 60% area median income 10 

 Market Rate 6 

Total Units   40 

 

Eight (8) units will have project based rental assistance.  As stated in the developer’s 

application: 

 

“The 0.73 acre site currently contains a single-family home and a garage, both of which 

will be demolished and cleared prior to construction.  The project consists of one 4-story 

building, placed at the front of the property so as to create maximum active street 

frontage.  There will also be a parking lot of 32 cars and an external gathering area or 

patio for residents.  Vegetative screening will be used to create a level of privacy for 

residents.”  

 

The developer will submit an application with MaineHousing’s Low Income Housing 

Tax Credit program contingent upon a reduction in operating costs through a tax 

increment financing program that provides for a minimum of 75% of the projects annual 

property tax revenue to be returned to the developer. 

 

II. REASON FOR SUBMISSION 
 

TIF Agreements require a recommendation from both the Housing Committee and the 

Economic Development Committee as well as approval and authorization from the City 

Council. 

 

III. INTENDED RESULT 
 

Establish an Affordable Housing TIF District to support the development of 40 new units 

of rental housing. 

 

IV. COMMITTEE GOAL/COUNCIL GOAL ADDRESSED 

 

Increase access to rental and ownership housing that is safe and affordable for working 

and low-income families.   
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V. FINANCIAL IMPACT 
 

When completed, this project’s new assessed value is estimated at $3.2 million, which 

will yield approximately $2.9 million in increased annual assessed property value.  

Seventy-Five (75%) percent of the increased tax revenue will be captured revenue 

returned to the developer.  The remaining 25% will be general fund revenue.   

 

A Credit Enhancement Agreement will return approximately $1,954,486 in captured 

revenue to the project (averaged at $65,150 annually over thirty years) to off-set project 

operating costs. The proposed project will be taxable.  TIF projections and proposed 

district map are included in the backup to this memo. 

 

Total development costs are estimated at $8.2 million.  At full build out, the development 

is projected to pay an average $65,150 annually in projected new taxes captured. Non-

captured general fund revenues are estimated at an average $21,717 annually. 

 

In addition, with the tax sheltering benefits of TIF Districts, overall savings to the City 

during the term of the district averages an estimated annual amount of $18,211+, or 

$546,319 + over the life of the district. 

 

VI. STAFF ANALYSIS AND RECOMMENDATION 

 

The Housing and Community Development Division works with an independent 

consultant who performs third party underwriting reviews of all requests for City funding 

(local and federal resources), including Affordable Housing Tax Increment Financing 

requests.  The third party analysis will be made available prior to any council action on 

this request.   

 

Public Benefits   In reviewing this TIF request, staff notes the public benefit associated 

with the TIF District of 40 units of 55+ housing, eighty-five percent (85%) of which will 

be affordable to households at or below sixty percent (60%) of the area median income.  

Additionally, the TIF will create tax sheltering benefits estimated at an average $18,211 

annually.   

 

Committee recommendation regarding HOME and TIF financing will be conditioned 

upon receipt of a satisfactory underwriting review.   

 

Staff is requesting the Housing Committee and the Economic Development Committee 

approve and recommend to the City Council support of this Affordable Housing TIF 
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proposal which meets the City’s policy goal of increasing access to safe housing that is 

affordable for working and low-income families.   
 
 

ATTACHMENTS 
 

Copy of 977 Brighton Avenue Tax Increment Financing Application 

TIF Projection Table  

TIF District Map 
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PROJECT NAME: 9n Brighton Avenue Date 04l30!18 
LOCATION Portl•nd 

DEVELOPMENT ASSUMPTIONS LIHTC Alloc 638,000 
Total lJnits 40 lnllation Adjustments Yr 1-5 Yr 6-15 Yr. 16-30 Equi1y YMtld 0.830 
#@ 50% AMI (PBVs) 20.0% 8 Rent 2.00% 2.500/o 2.00% 
# 0 50% AMI (LIHTC/tfigh HOME) 40.0% 16 Operating Expense 3.00% 3.00% 3.00% 

Synd. % 99.99% 
4,590.846 Equity Raise ' !i 29' 8'10 

# 0 60% AMI (LIHTC/Hlgh HOME) 0.0% 0 Other Income 2.00% 2.50% 2.00% 
# 0 60% AMI (LIHTC) 25.0% 1 O Debi Coverage Ratio 0.00 Historic Cred~ FED 0 

•o Malttet 15.0% 6 Vacancy 5% Equity yield 099 
!AA>raisil!d Marttet Value Maitcet VahleNnH Synd. % 99.99% 

Equitv Raise 0 
PROFORMA DEVELOPMENT BUDGET 

Residential Per Unit Commercial Total Number of T ax-11<1vers 
S~e Improvements 572194 14,305 572,194 Historic Credit STATE 0 
Construdion 5.227,444 130,686 5,227,444 Equity yield 0 
Solar 0 0 0 
General Requirements 0 0 0 Synd. % 99.99% 
Builder Ovemead 0 0 0 Enuitv Raise 0 
Builder Profit 0 0 0 
Bond Premium 0 0 0 !Total Equi!l: 5,294,8701 
Construction Contingency 5% 289 982 7,250 289,982 
Subtot81 Construction Costs 6,089,620 152,240 0 6,089,620 

Gross Square Footage 0 
Building Perm~s and Fees 81 ,936 2,048 81 ,936 Construction CosVSq ft so #DIV/OJ 
Sunrey & Engineeling 38,000 950 38,000 
Arc:hiteclural & Design 461 ,000 11 ,525 461 ,000 
Legat 65.000 1.625 65,000 Notes 
Tiile & Reco«ling 5.885 147 5,885 

I Accounting 10,000 250 10,000 
Construction Period Tax 12,000 300 12,000 
Construction Period Insurance 12.000 300 12,000 
Subtot81 Soft Coats 6115,821 17,146 0 6115,821 

Construction Loan Origination Fees 10 ,000 250 10,000 
Construction Loan Interest 157,266 3,932 157,266 
Lener of Credit Fee 3,630 91 3,630 
Escrow Agent Fee 0 0 0 
Perm Loan Commitment Fee 10,000 250 10,000 
Construction Lender Legal 12,000 300 12,000 
Subtol•I Fln•nce Costs 192,896 4,822 0 192,896 

Market Survey 3.500 88 3.500 
Appraisal 6,200 155 6.200 
Environmental 12,700 318 12,700 
LIHTC Fees 40,000 1.000 40,000 
Soft Cost Contingency 25,000 625 25.000 
3rd Party Consultants 18,000 450 18.000 
FF&E 61,000 1.525 61 .000 
SubtotM Mlac:ellaneoua 166,.COO 4,160 0 166,.COO 

Acquisition: Builc!Wlgs 0 0 0 
Acquisition: Land 280,000 7,000 280.000 
Carrying Costs 0 0 0 
Subtotal Acquisition 280,000 7,000 0 280,000 

Operating OeficH Escrow 141 ,659 3546 141 ,859 
Pre-funded Replacements 52.274 1 307 52,274 
Tax & Insurance Escrow 28,500 713 28.500 
Developer Overhead 487,500 12188 487.500 MAXIMUM DEVELOPER FEE AVAILABLE 650,000 
Developer Profit 0 0 0 ACTUAL DEVELOPER FEE 1,208,430 
Marketing & Rent-Up Reserve 40,000 1 000 40,000 % OF MAXIMUM DEVELOPER FEE 185.9% 
Subtotal Fee and ReMf'Vea 750,133 18,753 g, 750,133 NET DEVELOPER FEE COLLECTED 1,208,430 

% OF MAXIMUM DEVELOPER FEE 1859% 
8,164,870 

G 
Tot.l_pevetopment ' • 8,164,870 204,122 0 

......,. '--
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7,983.011 199.575 
< 175000 ,.4PTS 

FLOW OF FUNDS 

CLC During Construction PLC 
Sources May·19 Jul-19 Oct-19 Jan-20 Apr-20 Jul-20 Mar-21 Aua·21 Total 

Beginning Cash 0 0 0 0 0 0 0 0 
0 1 

Capital Contr'lbution 1.058,974 1.058,974 2,956,922 170,000 50,000 5.294.870 
Construction loan 406,143 1,272,405 213.431 1,522.405 1,522.405 4,936,788 i 
GP Bridge Loan 0 , 

I 

MSHA Subsidy 0 1 
MSHA Amortizing Mortgage 0 O! 

AHP Grant 0 250,000 250.000 500,000 

AHP loan 2,070,000 2,070,000 

City HOME 0 0 300,000 300,000 
Solar Equity 0 0 0 0 
Other: Sponsor Loan 0 0 
Other 0 
Development Fee Loan 0 0 
TOTAL SOURCES 1,465,117 1,522,405 1,522,405 1,522,405 1,522,405 5,326,922 170,000 50,000 13,101 .659 1 

Usu 

Acquisition 280,000 280.000 
Construction 1.522.405 1,522,405 1.522.405 1,522,405 6,089,620 
Soft Costs 685,821 685,821 
Financing Costs 192,896 192,896 
Miscellaneous 166,400 40,000 206,400 
Dev Fee 140,000 127,500 170,000 50,000 487,500 
Reserves 222,633 222,633 
TOTAL DEV. COSTS 1,465,117 1,522,405 1,522,405 1,522,405 t.522,40$ 390,133 170,000 50,000 8,164,870 

Repay GP Bridge loan 0 0 
Repay Construction loan 4,936,788 4,936,788 
SUBTOTAL OTHER ITEMS 0 0 0 0 0 4,936,788 0 0 4,936,788 
TOTAL USES OF FUNDS 1,465,117 1.sa405 1,522,405 1,522,405 1,522,405 5,326,922 170,000 50.000 13,101,658 

Ending Cash 0 0 0 0 0 0 0 0 0 

PROJECT FINANCING 
Source Amount Rate Temi lien Annual 0/S 

Yr. 1-5 Yr. 6-15 Yr 16-30 
Source 1: MSHA Subsidy 0 0.00% 30 0 0 0 
Source 2 MSHA Interest Only Mortgage 0 6.00% 30 0 0 0 
Source 3 AHP Grant 500,000 0.00% 30 Co-First 0 0 0 
Source 4 AHP Loan 2,070,000 36C% 30 First 112.934 112.934 112,934 
Source 5 City HOME 300,000 0,00% 30 Co-First Grant 
Source 6 Solar Equity 0 
Source 7 Other Sponsor Loan 
Source 8 Development Fee Loan 0 CaSh Flow 
Source 9 Net Syndicalion 5,294,870 $0.83 

Capitalization Gap (Surplus) (0) 

Total 8,164,870 

0 0 
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PROPOSED RENT SCHEDULE 

Type 

,,_ 

0 
1BR 

I 4Q 

2BR 

0 
3BR 

0 
4BR 

0 
Otner 

Subtotals 

AMI 
50%P8Vs 

50%LIHTC 
60%HOME 
60% LIHTC 
Marti et 
50%PBVs 
50%UHTC 
60%HOME 
60%LIHTC 
Market 
50%HOME 
50%LIHTC 
60%HOME 
60%LIHTC 
Market 
50%HOME 
50%UHTC 
60%HOME 
60%UHTC 
Market 

50%HOME 
50% LIHTC 
60%HOME 
60%LIHTC 
Mar1tet 

•Units 
0 
0 

0 

8 
16 

10 
6 

40 

Rents from -

Other Income 
Vacancy Rate 
Other Income 

Effective Gross Income 

Program Gross 
Max Renls Rent 

911 911 
718 718 

862 862 

1028 1,028 
770 770 

924 

923 

1108 

924 
1,050 

923 

1,108 

Laundry 
5% 

TIF 

AFFORDABLE MORTGAGE CALCULATION 

Effective Gross Income 
Annual Operating Expense 

'Stabilized NOi 
DSC 
S Avail for D/S 
OtnerDS 
Balance 

BREAKEVEN ANALYSIS 

Operating Expense 
Debi Service 

Breakeven Rent 

RENT SENSITMTY 

Total 
312;543 
112,934 

887 

445,120 

312,643 

132,477 

112,934 

117 

Market 
Renl 
$955 

$955 

$955 

$1,050 
$1,050 
$1,050 
$1 ,050 
$1,050 

$1,250 

$1.250 

65% 

Utility 

Allow 
0 

0 
0 

0 

0 

0 

0 
0 
0 
0 

0 

0 
0 
0 

0 
0 

0 
0 

OCCUPANCY 

Gross Revenues 

Breakeven Occupancv 

Total 
Rent 

0 

0 
0 
0 
0 

98,688 
147,840 

0 
110,880 
75,600 I 

0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 

433.008 IOIV/01 

3.Hi6 
(21,808) 
30,765 

445,120 

A/'lnuat 
466,929 

111% 

current 

taxes 
4.670 

0 

'F•Mnse 

Admonlstra!JYe Expenses: 
Management Fees 
Management Charges 
Marketing Expenses 
Leg<ll Expenses 
Auditing Expenses 
Bad Debts 
Other Administrative Expenses 
Administrative Expenses 
Opera~ng Expenses: 
Janitorial Payroll 
Janitorial Supplies and Equipment 
Janitorial Contractual Services 
Fuel and Gas 
Electricity 

Water and Sewer 
Garbage and Trash Removal 

Vehicle and Equipment Expenses 
Other Operating Expenses 
Operating Expenses 

Mamtenanoe Expenses: 
Grounds Maintenanoe Payroll 
Grounds Tools and Stlppkes 
Grounds Contractual Services 
Mi~ Ground Maintenance 

Tenant Damage Charges · Grounds 
Building M8111tenance Payroll 
Building Toots and Suppries 

Buffding Contractual Services 
Building Systems Maintenance 
Miscellaneous Building Maintenance 
Tenant"-'- f'.ftwnes - BuilM>n 

! Maintenance Exoenses 
General Expenses: 

Property Taxes 

Property and Liability Insurance 
Tenant Computer Network Expense 

Tenant Service EXDenses 
General ,..._,.,es 

Repla<iement Reserve Funding 

Commercial Expenses (ii applicable) 

Total 

OPERATING EXPENSES 

A/'lnual Monthly 
Annual Per Unit Per Unit 

24672 617 51 
24672 617 51 

0 0 0 
1,500 38 3 
5,000 125 10 

0 0 0 
6,000 150 13 

61,844 1,546 129 

0 0 

I 

o I 

0 0 0 
6,600 165 14 

18,000 450 38 

34,000 850 71 

16,000 400 33 
4,000 100 8 I 

0 0 0 I 

0 0 0 
78,600 1,965 164 

0 0 0 

0 0 0 

25.000 625 52 

0 0 0 

0 0 0 

0 0 0 
5,000 125 10 

20,000 500 42 
25,000 625 52 

0 0 0 
0 0 0 

75,000 1,875 156 

52,000 1,300 108 

15,000 375 31 

0 0 
12,199 305 25 
79,199 1,980 165 

18,000 450 38 

0 0 

312,643 7,816 651 
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PROFORMA OPERATING INCOME AND EXPENSE STATEMENT ' 
5 Mon1hs 

7/24120 12131/20 12131/21 12131122 12131/23 12131/24 12131125 12131126 12131127 12131/28 12131129 12131/30 
Effective Gross Income 185,467 445.120 454 023 463,103 472 365 481 .813 493.858 506,204 518,859 531.831 545.127 
Less Operating Expense 130,268 312,643 322 022 331 ,683 341 634 351,883 362 439 373,312 384,512 396,047 407,928 1 
Ne1 Opera1ing Income 55,199 132,477 132,000 131,420 130,732 129,930 131,419 132,892 134,348 135,784 137,198 

Less RLP Repay 0 0 0 0 0 0 0 0 0 0 
Less Other Repay 47,056 112,934 112,934 112,934 112,934 112,934 112,934 112,934 112,934 112.934 112,934 1 

Cash Flow 8,143 19,543 19,066 18,486 17,798 16,996 18,485 19,958 21 ,414 22,850 24,264 
Cash Flow per Unit 489 489 477 462 445 425 462 499 535 571 607 

Debt Coverage Ratio(RLP) 1.17 1-17 1.17 116 1.16 1.15 1.16 1.18 1.19 1.20 1.21 I 

I 

Operating Reserve Balance 141,859 148,952 156,400 164,220 172,431 181,052 190,105 199.610 209.590 220,070 231.073 242 627 

PROFORMA OPERATING INCOME AND EXPENSE STATEMENT continued 
Yr15 

1/1132 12131132 12131133 12131134 111136 12131136 12131137 12131138 111140 12131/40 12131/41 
Effective Gross Income 558,755 572,724 587,042 601,718 616,761 629,096 641,678 654,511 667,602 680,954 694,573 
Less Operating Expense 420,166 432,771 445,754 459,127 472,901 487,088 501,701 516,752 532,254 548,222 564,668 
Net Operating Income 138,589 139,952 141,287 142,591 143,860 142,008 139,977 137,760 135,348 132,732 129,904 

Less RLP Repay 0 0 0 0 0 0 0 0 0 0 0 
Less Other Repay 112 934 112.934 112,934 112 934 112,934 112,934 112,934 112,934 112,934 112,934 112,934 

Cash Flow 25,655 27,019 28,353 29,657 30,926 29,074 27,043 24,826 22,414 19,798 16,971 
Cash Flow per Unit 641 675 709 741 773 727 676 621 560 495 424 

Debt Coverage Ralio(RLP) 1.23 1 24 125 1.26 127 1.26 1.24 1.22 1.20 1.18 1.15 

IOottrama Reserve Balance 242.627 254,758 267.496 280,871 294,915 309.660 325,143 341 ,401 358,471 376 394 395,214 414 !it75 

PROFORMA OPERATING INCOME AND EXPENSE STATEMENT, continued 

12131/42 1'1144 12131'44 12131/45 12131146 111148 12131148 12131/49 7/30/50 
Effective Gross Income 708,464 722 634 737.086 751 ,828 "766,864 782,202 797,846 813,803 484,213 
Less Operating Expense 581 ,608 599,057 617,028 635,539 654,605 674,244 694,471 715,305 429,779 
Net Operating Income 126,856 123,577 120.058 116,289 112 259 107,958 103.375 98,498 54,434 

Less RLP Repay 0 0 0 0 0 0 0 0 0 
Less Other Repay 112,934 112,934 112 934 112,934 112 934 112,934 112,934 112,934 112,934 

Cash Flow 13,922 10,643 7124 3,355 H>75) :4 976} (9 559) (14,436) (58.500) 
Cash Flow per Unit 348 266 178 " ( t7) 1'2.Cl f2'3S: (a!l1) (2,507) 

Debt Coverage Ratio(RLP) 112 1,09 1.06 t.oa 0.99 096 o.in 0,157 o.48 

Operatirig Reserve_ Balance 4l4.9~ .C35,723 457,510 480,385 504,404 528,950 550 422 568 384 582,367 SS2 985 
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