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3.5 | PROPOSER’S QUALIFICATIONS, EXPERIENCE, CAPACITY, PAST PERFORMANCE &FINANCIAL 
STRENGTH 
 

A. QUALIFICATIONS OF THE PROPOSER 

Gardner Capital Development Florida (Gardner Florida), Pennrose Properties (Pennrose), and Duvernay  
+ Brooks (D+B) have formed Miami Redevelopment Partners to dedicate their resources to developing 
affordable and mixed  income housing  in Florida, combining national expertise  in mixed  finance public 
housing redevelopment with extensive experience in Florida housing development.   

The partners of MRP have developed over 17,000 units of affordable and mixed  income housing and 
mixed  use  projects  in  more  than  240  separate  developments  in  fifteen  states  and  the  District  of 
Columbia, with total development costs of more than $4 billion.  The Team has over 1,300 units, with a 
total cost of $400 million, currently under construction.    

Gardner Florida is a subsidiary of Gardner Capital, a full‐service developer, syndicator/investor, builder, 
and  manager  of  multifamily  housing,  led  by  a  team  of  professionals  with  extensive  experience 
developing  affordable housing  throughout  Florida.    In  2014 Gardner Capital  formed Gardner  Florida, 
based in Orlando, to implement affordable and mixed income developments in Florida.  

Gardner Florida Managing Director, Joe Chambers, has extensive experience developing affordable and 
mixed  income  housing  throughout  the  State.    Mr.  Chambers  began  his  career  with  Picerne 
Development,  and  his work  included  developing  four mixed‐finance  developments with  the Daytona 
Beach  Housing  Authority  and  the Winter  Haven  Housing  Authority.    For  the Michaels  Development 
Company, Mr. Chambers  led  the  redevelopment effort  for  the Sarasota Housing Authority’s  Janie Poe 
redevelopment.    After  developing more  than  2,000  units  in  Florida  and  the  Southeast, with  a  total 
development cost of nearly $225 million, Mr. Chambers joined Gardner Capital as a Managing Director 
to  lead  all  of  its  Southeast  development  efforts.  Gardner  has  over  1,200 multi‐family  units  in  the 
predevelopment stage  in Florida,  including two market rate developments and five affordable housing 
developments. 

Gardner Florida  is able to draw upon the financial and development capacity of Gardner Capital.   Over 
its 20‐year history, Gardner has developed over 40 properties and sponsored more than $500 million of 
equity  in  affordable  housing  in  74  separate  developments.    Gardner  Capital  divisions  also  include 
construction and property management as well as development and  tax  credit  investment, providing 
capacity  to  the MRP  Team  in  all  facets  of  affordable  and mixed  income  housing  development  and 
operations.   

Gardner’s staff consists of 30 professionals with vast range of experience and expertise  in all areas of 
real estate development, ownership and management.  In addition  to Orlando, Gardner has offices  in 
Atlanta (5 staff members), Dallas (2), San Francisco (1), Springfield (MO) (13) and St. Louis (7).  

Pennrose Properties is one of the nation’s largest developers and owners of affordable housing and has 
particular  expertise  in  the  development  of  complex,  multi‐phase,  mixed‐finance  public  housing 
redevelopments.     Based  in Philadelphia, with regional offices  in Maryland and Tennessee, Pennrose  is 
an award‐winning, multifamily development and property management  company  that has developed 
more  than  14,000  mixed‐income  units  in  more  than  200  residential  and  mixed  use  developments 
throughout  the Mid‐Atlantic, Mid‐South and  Southeast,  the majority of which Pennrose  continues  to 
own and manage.  Pennrose is one of the nation’s leading developers of mixed finance public housing, 
having successfully completed 85 mixed finance redevelopments. 
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Founded more than 40 years ago, Pennrose has achieved an outstanding reputation for producing and 
managing  high  quality  housing.    Pennrose  and  its  affiliated  Pennrose Management  Company  have  a 
combined  total of 450  full‐time development,  finance,  construction, asset management and property 
management  employees  (including  five  in Baltimore  and  3  in  Chattanooga).    Pennrose  specializes  in 
leading  complex,  multi‐phased  projects  from  master  planning  through  implementation,  and  has  a 
demonstrated commitment to actively engage and manage the community outreach process that  is so 
crucial to the success of mixed finance developments.    

Duvernay + Brooks, is a national leader in providing advisory services to housing authorities and private 
developers  for public housing  revitalizations,  as well  as  an  accomplished developer of mixed  finance 
public redevelopments and affordable housing.   New York City‐based D+B is a small (6 staff members), 
woman‐owned business primarily focused on assisting housing authorities and their developer partners 
in implementing mixed finance public housing redevelopments.  A co‐author of the HUD mixed finance 
guidebook, D+B combines broad, general affordable housing finance and development experience with 
expertise  in  the  issues  faced by public housing authorities and  the particular complexities  inherent  in 
mixed‐income, mixed‐finance public housing development.   

Since  its  founding  in 1999, D+B has advised housing authorities and private developers on developing 
more than 130 public housing mixed finance projects with 15,400 affordable and mixed income housing 
units and a  total value of $2.4 billion, and has served as  the co‐developer of projects with more  than 
1,500 units and a  total value of $344 million.   D+B has also assisted dozens of housing authorities  in 
preparing  and  implementing master  plans,  including more  than  20  successful  HOPE  VI  and  Choice 
Neighborhood plans.   

D+B’s has worked with housing  authorities nationwide on multi‐phase, mixed  finance public housing 
redevelopments,  including  serving  as  an  advisor  to  the  Sarasota Housing  Authority  on  its  Janie  Poe 
redevelopment. D+B  is  currently  a  developer  partner,  along with Gardner  Florida,  to  the  Bradenton 
Housing  Authority,  and  a  co‐developer  with  Pennrose  on  HOPE  VI  revitalizations  in  Brooklyn  and 
Memphis. In addition to HUD mixed finance development expertise, D+B also brings to the MRP Team 
extensive experience with RAD, FHA multifamily, HUD homeownership and other HUD programs.  

B. COMPARABLE PROJECTS 

Comparable 1 - Prospect Plaza HOPE VI Redevelopment , Brooklyn, New York 

1. Developer. Developed by a  joint venture of Pennrose Properties, LLC, Duvernay + Brooks, LLC, Blue 
Sea Development Company, LLC, and the Rosenberg Housing Group, Inc.  Phase I developer entity is 
PPD I, LLC; Phase II and III developer entity is PPD II, LLC. 

2. Owner. Affiliates of the developer are the Managing Member of each Prospect Plaza phase, with tax 
credit  investors as  Investor Members  (Red Stone Equity Partners  for all phases).   Phase  I owner  is 
Oceanhill I, LLC; Phase II owner is Oceanhill II, LLC; Phase III owner will be Oceanhill III, LLC. 

3. Name and Address. Prospect Plaza HOPE VI Redevelopment; Address: Phase I ‐ 1776 Prospect Place, 
Phase II ‐ 1750 and 1796 Prospect Place, Phase III – Block 1467, Saratoga Avenue, address TBD. 

 
4. Project Manager. Richard Barnhart, Pennrose Properties CEO, Project Executive; Gale  Kaufman, D+B 

Managing Director, Project Manager; Brian Heeger, D+B Managing Director, Project Manager. 

5. Description.  Prospect  Plaza will  redevelop  the  three  block  area  (approximately  4.5  acres)  of  the 
Prospect  Plaza  public  housing  development  located  in  the  Ocean  Hill‐Brownsville  section  of 
Brooklyn.    Prospect  Plaza,  completed  in  1974,  originally  included  four  high‐rise  towers with  365 
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public  housing  units.    The  four  towers  were  demolished  and  will  be  replaced  with  the  new 
construction of 385  low‐income housing tax credit rental units, of which 80 will be public housing 
units, in three phases.  The first phase (”Site 1” or “Prospect Plaza North”) closed in June 2014. It is 
comprised of 109 low income housing tax credit (LIHTC) rental units, of which 38 are public housing 
units,  plus  one  superintendent's  unit.    The  second  phase,  (“Site  2"  or  “Prospect  Plaza  South”)  is 
comprised of 148 LIHTC rental units, of which 42 are public housing units, 20 are Section 8 project‐
based voucher (PBV) units, 86 are LIHTC‐only units, plus one superintendent’s unit.  The third phase 
will have 126 LIHTC units  (including 8 PBV), a grocery store and a community center.   An adjacent 
city‐owned property will be maintained and operated as a park for residents and neighbors. 

6. Acreage & Density. 4.5 acres; 80.4 units/acre 

7. Units and Affordability Types.  385  total. ACC/Public Housing  /Tax  Credit Units  ‐80,  Section  8  PBV 
Units/Tax Credit Units – 28, 30% AMI Tax Credit Units – 6, 40% AMI Tax Credit Units ‐19, 50% AMI 
Tax Credit Units – 37, 60% AMI Tax Credit Units‐ 212, Super’s Units – 3 

8. Unit Types.  80  units  in  two  four‐story  walk‐up  buildings,  305  units  in  three  six‐story  elevator 
buildings 

9. Bedroom Mix. 1‐br – 105, 2‐br – 231, 3‐br ‐ 46 

10. Non-Residential Space. Phase  III of  the project will  include 23,300 square  feet of  retail space  for a 
grocery store and a 10,500 square foot community center for both residents and community. 

11. Income Groups. Phases  I and  II: units range from ACC/Public Housing, Section 8 PBV, 50% AMI and 
60% AMI; Phase III: Section 8 PBV, 40% AMI, 50% AMI, 60% AMI 

12. Total Development Costs.   Phase I – $45,122,352 ; $410,203 per unit  
  Phase II – $69,980,369; $469,667 per unit  

Phase III – $67,060,847; $418,762 per unit (excluding retail and comm. 
center)

13. Soft Costs.  All  transactions were  tax‐exempt bond  financed,  and Phases  II  and  III have extensive 
soils issues requiring additional A&E costs. 

  Phase I – $11,444,315; $104,039 per unit  
Phase II – $17,480,368; $117,317 per unit 
Phase III – $17,185,847; $136,395 per unit 
 

14. Construction Costs.   Phase I – $33,678,037; $306,164 per unit; $246/SF (incl. contingency) 
Phase II – $52,500,000; $352,349 per unit; $285/SF (incl. contingency) 
Phase III – $39,150,245; $310,716 per unit; $276/SF (excluding subsurface 
parking, retail and comm. center)

15. Developer Fee. Developer fee of approximately 11% all phases, 7% to 9% net of deferred fee. Net of 
deferred fee, the amount of fee to the developer is – Phase I $3.7 million; Phase II $4.28 million; 
Phase III $4.4 million.  

16. Owner Participation. Housing Authority received 1% of the developer fee for Phase I; Housing 
Authority received 11% of the developer fee for Phase II; Phase III has no Housing Authority 
participation in funding, subsidy or developer fee.  All deferred fees borne solely by Developer. 

Percentage of net revenues – After repayment of the deferred developer fee, NYC Dept. of Housing 
Preservation and Development receives 50% of net cash flow, and the remainder goes 90% to GP 
and 10% to investor LP. 
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17. Term of Contract. 99 year ground lease for all phases. 

18. NTP. Phase I –  6/26/14, Phase II – 2/13/2015, Phase III – projected 1/1/2016

19. Pre-Construction Activities. 28 months phase I, 6 months phase II, 12 months phase III 

20. HUD Approvals. Attached 

21. Financial Closings. Phase I – 6/30/2014, Phase II – 12/30/2014, Phase III – 12/30/2015 (projected) 

22. Completion. Phase I – 6/30/2016, Phase II – 12/31/2016, Phase III – 12/31/2017 (projected) 

23. Current Phase. Phase I 60% complete. 
 

24. Building Permit. Attached. 

25. Construction Duration. Phase I –l24 months, Phase II – 24 months, Phase III – 24 months 

26. Lease-up Duration. Phase I –Lease‐Up – 3  months, Phase II – 3 months, Phase III – 3  months

27. On-Time/Budget. N/A Under Construction 

28. Funding Summary.  
Phase I 
Tax Credit Equity – $20,651,753, Contact: Ryan P. Sfreddo, Managing Director, Red Stone Equity 
Partners, (212) 225‐8300 
NYC Housing Development Corp. (HDC) Tax‐Exempt Bond Financing – $2,710,000;  
HDC Capital Fund Loan ‐ $4,680,000, Contact: Hammad Graham, NYC HDC (212) 227‐9584 
NYC Dept. Housing Preservation and Development Capital Fund Loan ‐ $6,600,000, Contact: William 
Budd, NYC HPD (212) 863‐6482 
NYC Housing Authority (NYCHA) HOPE VI and RHF Loans ‐ $9,552,392, Contact: William Crawley, 
NYCHA (212) 306‐4073

Phase II 
Tax Credit Equity – $31,286,871, Contact: Ryan P. Sfreddo, Managing Director, Red Stone Equity 
Partners, (212) 225‐8300 
NYC Housing Development Corp. (HDC) Tax‐Exempt Bond Financing – $ 7,610,000 
HDC HOME/Capital Fund Loan ‐ $6,955,000, Contact: Hammad Graham, NYC HDC (212) 227‐9584 
NYC Dept. Housing Preservation and Development Capital Fund Loan ‐ $8,940,000, Contact: William 
Budd, NYC HPD (212) 863‐6482 
NYC Housing Authority (NYCHA) HOPE VI and RHF Loans ‐ $13,035,492, Contact: William Crawley, 
NYCHA (212) 306‐4073 

Phase III  
Closing projected 12/30/15 

29. Gap Funding.  The New  York  City Housing Development  Corporation  and Department  of Housing 
Preservation and Development Capital Funds loans and NYCHA RHF and HOPE VI loans provided gap 
funding for the two phases closed to date.   Citibank subordinate financing, New York State Homes 
for Working Families and Community Investment funds are being sought as gap financing for Phase 
III. 

30. Financing Sources Documentation. See attached 

31. Community and Supportive Services.  The  Developer  Team  has  an  MOU  with  a  non‐profit 
organization, Brooklyn Bureau of Community Service,  to provide on‐site  social  services  to project 
residents (including at the community center to be developed in the third phase of the project).  The 
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resident  service plan  includes  case management,  family  support workshops and  counseling, early 
childhood workshops and  referrals  for home based child care, after‐school, evening and weekend 
activity programs and education supports for school‐age children, a green  learning center that will 
be  based  at  the  rooftop  greenhouse  on  the  community  center,  financial  literacy,  technology 
programs and other adult education programs, and a variety of programs for seniors and adults with 
disabilities. The programs will be funded by reserves included in the budgets for each phase of the 
development. 

32. Job Training/Section 3. Outreach efforts to date ‐  Notices of the project were sent to 291 firms listed 
in the NYC M/WBE database and 237 firms listed in the NYS M/WBE database; Requests for bids 
were sent to 226 firms listed in the NYC and NYS M/WBE database who responded to outreach,  28 
firms expressing interest met at Borough President M/W/LBE Procurement Fair, 2 local firms on a 
list obtained from Community Board 16, and 5 firms following a presentation given to members of 
the NYC Chapter of the National Association of Minority Contractors; Working with the NYC 
Department of Probation to place ex‐offenders in construction jobs. To date, 20% of non‐factory 
construction contracted to M/WBE firms and 62% of average monthly workforce are minorities. 
Total Section3 hires – 13; Total work orders sent to NYCHA – 14.

33. Property Manager. Cornell Pace Inc. (CPI), will manage all three phases of the property.  CPI has over 
1,900 units under management and extensive experience leasing and managing LIHTC and other 
affordable housing and working with local, state and federal housing programs.  

34. Architect. Dattner Architects, John Woelfling, (212) 247‐2660 

35. General Contractors. Phase I – Blue Sea Construction Company, LLC, an affiliate of one of the 
members of the Developer, Les Bluestone, Principal; Phase II and III ‐ Mega Contracting Inc., George 
G. Poulon, Vice President and Operations Manager 

36. Rendered Site Plan, Renderings. See attached 

Comparable 2 – Cleaborn Homes HOPE VI Redevelopment (Heritage Landing), Memphis, Tennessee 

1. Developer. Developed by a LLC, a joint venture of Pennrose Properties, LLC, Duvernay + Brooks, LLC, 
and Community Capital, LLC. Developer entities: Memphis Triangle, LLC (Phases I and II), Memphis III 
GP LLC (Phase III), Memphis IV Developer, LLC (Phase IV) 

2. Owner. Affiliates of the developer are the Managing Member of each Heritage Landing phase, with 
tax credit  investors as  Investor Members  (RBC Capital Phased  I &  II, Raymond  James Phase  III, R4 
Phase  IV).    Phase  I  owner  is Memphis  Triangle  Senior,  LLC;  Phase  II  owner  is Memphis  Triangle 
Family, LLC; Phase III owner is Memphis Triangle III, LLC; Phase IV owner is Memphis Triangle IV, LLC. 

3. Name and Address. 460 South Lauderdale, Memphis, Tennessee. 
 

4. Project Manager. Mark  Dambly,  Pennrose  Properties  President,  Project  Executive,  Mark  Straub, 
Pennrose VP, Project Manager, Brian Heeger, D+B Managing Director, Project Manager. 

5. Description. The Memphis Housing Authority selected Duvernay + Brooks, Pennrose Properties, and 
Community Capital  to  redevelop  the Cleaborn Homes public housing site  just south of downtown 
Memphis  into  new,  mixed‐income  communities  for  families  and  seniors.    The  developer  team 
prepared  the winning  application  for  $22 million  of  HOPE  VI  funds  in  2010.   When  completed, 
Cleaborn Homes, now renamed Heritage Landing, will have 362 mixed‐income units,  including 278 
garden apartments and  townhouse units  for  families and an 84‐unit,  three‐story elevator building 
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for seniors that   contains 8,000 square feet of community space for educational, recreational, and 
health‐care services.   
The site features a 4,200 square foot community center and management office that includes a 
computer room, lounge, and fitness room.  The site also features landscaped open space, parks and 
green infrastructure elements, including the replacement of all site utilities and the development of 
new streets, replacing the isolated “super‐block” layout with a walkable community connected to 
the surrounding neighborhood. The development team worked closely with the Memphis Housing 
Authority to secure nearly $12 million for new infrastructure, including City bond funding, HOME 
funds and CDBG funds for the infrastructure 
 

6. Acreage & Density. 25 acres; 14.5 units/acre. 

7. Units and Affordability Types. 362 units total.   ACC/Public Housing /Tax Credit Units  ‐127, Section 8 
PBV  Units/Tax  Credit  Units  –  107,  60%  AMI  Tax  Credit  Units‐  73,  Market  Rate  –  55.

8. Unit Types. 278 garden apartments and townhouse units for families and an 84‐unit, three‐story 
elevator building for seniors.

9. Bedroom Mix. 1‐br – 90 (including 78 in senior building), 2‐br – 184, 3‐br – 80, 4‐br – 8. 
 

10. Non-Residential Space. Phase  II  included a 4,200  square  foot  community  center and management 
office serving the entire development that includes a computer room, lounge, and fitness room.   

11. Income Groups. Tax Credit units that range from ACC/Public Housing and Section 8 PBV through 60% 
AMI, and market rate units. 

12. Total Development Costs.   Phase I – $14,149,475; $168,446 per unit 
Phase II – $18,862,553; $177,948 per unit (incl. comm. bldg.) 
Phase III – $18,574,319; $ 176,898 per unit 
Phase IV – $13,611,227; $ 203,152 per unit 

 
13. Soft Costs.      Phase I – $4,891,691; $58,264 per unit  

Phase II – $4,789,369; $45,183 per unit 
Phase III – $4,036,957; $38,447 per unit 
Phase IV ‐ $3,189,130; $47,599 per unit 

 
14. Construction Costs.    Phase I –  $9,257,784; $110,212 per unit; $130/psf  

Phase II –$14,273,185; $134,653 per unit; $114/psf 
Phase III –$14,537,362; $138,451 per unit; $115/psf  
Phase IV ‐ $10,422,098; $155,554 per unit; $132/psf 

15. Developer Fee. Developer fee of 12% all phases. Fee amounts: Phase I $1.33 million; Phase II $1.8 
million; Phase III $1.93 million; $1.3 million. 

16. Owner Participation. Developer received 100% of developer fee and a construction management fee 
to developer for managing infrastructure program, equal to 5% of construction costs. 

Percentage of net cash flow – The Memphis Housing Authority receives 40% of net cash flow for 
years 1‐10 of each phase, and 50% thereafter; the remainder goes 90% to Developer and 10% to 
investor LP. 

17. Term of Contract. 99 year ground lease for all phases. 

18. NTP. Phase I – 01/04/12, Phase II –11/28/12, Phase III – 12/05/14, Phase IV ‐ 12/10/14                            
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19. Pre-Construction Activities. 18 months Phase I, 12 months Phase II, 12 months Phase III, 12 months 
Phase IV 

20. HUD Approvals. Attached. 

21. Financial Closings. Phase I – 12/19/2011, Phase II – 11/1/2012, Phase III – 12/1/2013, Phase IV – 
12/1/2014. 

22. Completion. Phase I – 02/04/13, Phase II –08/29‐11/21/13, Phase III – 11/28/14, Phase IV ‐ 11/20/15 
(anticipated.) 

23. Current Phase. Phase IV 59% complete. Phase I‐III 100% complete.

 
24. Building Permit/Cert. of Occ. Phase I‐III sample cert. of occupancies attached (each phase is multiple 

buildings), along with Phase IV building permit. 

25. Construction Duration. Phase I –12 months, Phase II – 12 months, Phase III – 12 months, Phase IV 12 
months. 

26. Lease-up Duration. Phase I –Lease‐Up – 6  months, Phase II – 6 months, Phase III – 6  months, Phase 
IV – 6 months.

27. On-Time/Budget. Phases I‐III were completed on‐time and on‐budget (Phase II had cost savings); 
Phase IV is under construction. 

28. Funding Summary.  
Phase I 
Tax Credit Equity – $4,599,475, Contact: Chris Tully, (212) 618‐5619 
Memphis Housing Authority HOPE VI & RHF Loan – $5,850,000, Contact: Quincy Jones, HOPE VI 
Project Manager, (901) 544‐1141 
City of Memphis CIP and HOME funds Loans ‐ $3,700,000, Contact: Quincy Jones, HOPE VI Project 
Manager, (901) 544‐1141  (MHA was lender of the City Funds) 

Phase II 
Tax Credit Equity – $31,286,871, Contact: Chris Tully, (212) 618‐5619 
Memphis Housing Authority HOPE VI & RHF Loan – $5,475,000, Contact: Quincy Jones, HOPE VI 
Project Manager, (901) 544‐1141 
City of Memphis CIP and HOME funds Loans ‐ $3,750,000, Contact: Quincy Jones, HOPE VI Project 
Manager, (901) 544‐1141  
(MHA was lender of the City Funds) 
Memphis Housing Authority HOPE VI & RHF Infrastructure loan ‐ $4,549,827, Contact: Quincy Jones, 
HOPE VI Project Manager, (901) 544‐1141

Phase III  
Tax Credit Equity – $10,174,319, Contact:  Brant Fensin, 727‐567‐1396 
Memphis Housing Authority HOPE VI & RHF Loan – $ 4,735,000, Contact: Quincy Jones, HOPE VI 
Project Manager, (901) 544‐1141 
City of Memphis CIP and HOME funds Loans ‐ $3,665,000, Contact: Quincy Jones, HOPE VI Project 
Manager, (901) 544‐1141  
(MHA was lender of the City Funds) 
Memphis Housing Authority HOPE VI, RHF, City Capital and City HOME Infrastructure loan ‐ 
$4,565,602, Contact: Quincy Jones, HOPE VI Project Manager, (901) 544‐1141 
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Phase IV  
Tax Credit Equity – $6,875,000, Contact: Jay Segel, (617) 502‐5946 
Memphis Housing Authority HOPE VI & RHF Loan – $3,041,227, Contact: Quincy Jones, HOPE VI 
Project Manager, (901) 544‐1141 
City of Memphis CIP and HOME funds Loans ‐ $3,695,000, Contact: Quincy Jones, HOPE VI Project 
Manager, (901) 544‐1141 (MHA was lender of the City Funds) 
Memphis Housing Authority HOPE VI, RHF, City Capital and City HOME Infrastructure loan ‐ 
$2,744,574, Additional City funding for park improvements and public art ‐ $350,000 
Contact: Quincy Jones, HOPE VI Project Manager, (901) 544‐1141 

 
29. Gap Funding. The City of Memphis Capital Funds and HOME fund loans provided gap funding. 

30. Financing Sources Documentation. See attached 

31. Community and Supportive Services. The development has an extensive community and supportive 
services program (CSS) funded by HOPE VI funds.  MHA and the developer team designed the CSS 
program and created a partnership with Urban Strategies Memphis HOPE to coordinate the 
program, with providers such as Women’s Foundation for a Greater Memphis, and Shelby County 
Head Start.

32. Job Training/Section 3. Results:  

Heritage Landing Phase I 
MBE – 34.80% 
WBE ‐2.36% 
WBE/MBE – 37.16% 
Section 3 – 51.7% new hires 

Heritage Landing Phase II 
MBE – 34.88% 
WBE ‐6.07% 
WBE/MBE – 40.95% 
Section 3 – 63.8% new hires 

Heritage Landing Phase III Vertical 
MBE – 24.37% 
WBE ‐17.16% 
WBE/MBE – 41.53% 
Section 3 – 46.9% new hires 

Heritage Landing Phase IV (Project Ongoing) 
MBE – 24.27% 
WBE ‐10.72% 
WBE/MBE – 34.99% new hires (to date) 

 
33. Property Manager. ALCO Management (ALCO), is property manager for all phases of the project.  Alco 

Management ranks among America's top 100 operators of affordable multi‐family housing with a 
portfolio of more than 6,500 apartment units in eight Southeastern states.

34. Architect. Looney Ricks Kiss, Rob Norcross, Principal, (901) 577‐9245

35. General Contractors. All Phases ‐ Capstone Building, Chris Travis, Senior VP

36. Rendered Site Plan, Photos. See attached 
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Comparable 3 – Delaware County Fairgrounds, Chester, PA 

1. Developer. Pennrose Properties, LLC. 

2. Owner.  Affiliates  of  the  developer  are  the  Managing  Member  of  each  phase,  with  tax  credit 
investors as Investor Members. 

3. Name and Address. Delaware County Fairgrounds – 2000 Tolston Street, Chester, PA 19013. 
 

4. Project Manager.  Mark  Dambly,  Pennrose  Properties  President,  Project  Executive;  Ryan  Baily, 
Pennrose Properties, Project Manager. 

5. Description.  The  Delaware  County  Fairgrounds  housing  development  contained  a  total  of  319 
deteriorating units and an inactive community center.  Pennrose worked with the Delaware County 
Housing  Authority  to  undertake  a  comprehensive  community  revitalization  effort  of  the 
development.    Upon  completion  of  the  4‐phase  redevelopment,  all  existing  buildings  and 
infrastructure will have been demolished and  replaced with a  state‐of‐the‐art community center 
and 263 high‐quality affordable rental units for seniors and families.    
 
The new master planned development offers a complete menu of social services such as education, 
job  training  and  placement,  homeownership  counseling  and  family  self‐sufficiency.    With  the 
support of Delaware County and Chester Township, the Fairgrounds initiative provides low income 
residents abundant opportunities  for housing and  social and economic development by meeting 
their needs in a desirable and attractive setting. 
 
Phase  1  demolished  151  of  the  319  units  and  delivered  73  two  and  three  bedroom  rental 
townhouses serving low income households in December 2008.  Phase 1 is 100% occupied. Phase 2 
demolished  an  additional  112  units  and  constructed  71  one  to  four  bedroom  affordable  rental 
townhomes  and  a 5,000  sq.  ft.,  LEED Gold Certified  community  center  in November 2010.   The 
third phase delivered a 48 unit,  LEED Gold Certified, affordable  senior building  in 2012. Phase 4 
demolished  the  remaining  56  units  and  constructed  71,  one  to  four  bedroom  affordable  rental 
townhomes completed in 2013.  
 

6. Acreage & Density. 30 acres; 10 units/acre. 

7. Units and Affordability Types.  299  units  total.    130  ACC  Affordable  Rental,  133  LIHTC  Rental.

8. Unit Types. 48 Unit 3‐Story Senior Building, 215 2‐Story Townhouses.

9. Bedroom Mix. 64 1 Bedroom, 106 2 Bedroom, 85 3 Bedroom, 8 4 Bedroom. 
 

10. Non-Residential Space. Community Building – 5,000 gsf, Senior Building – Community Space – 2,700 
gsf.   

 
11. Income Groups. Tax Credit units that range from ACC/Public Housing and through 50% AMI and 60% 

AMI. 

12. Total Development Costs. $70.4 million all four phases, average $267,558 per unit. 

 
13. Soft Costs. $19.4 million all phases, average $73,869 per unit.   

 
14. Construction Costs. $50.9 million, average $193,689 per unit, $159.63/gsf.  

 
15. Developer Fee. Developer fee of 7.5% all phases. The fee was $1.5 million for each phase. 
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16. Owner Participation. Developer received 100% of developer fee. Percentage of net cash flow – 
Developer receives 25%, housing authority receives 25%. 

17. Term of Contract. 99 year ground lease for all phases. 

18. NTP. Phase 1 – 1/2008, Phase 2 – 12/2009, Phase 3 – 4/2011, Phase 4 – 6/2012 

19. Pre-Construction Activities. 18 months each phase. 

20. HUD Approvals. Attached. 

21. Financial Closings. Phase 1 – 1/2008, Phase 2 – 12/2009, Phase 3 – 4/2011, Phase 4 – 6/2012. 

22. Completion. Phase 1 1/2009, Phase 2 12/2010, Phase 3 4/2012, Phase 4 6/2013. 

23. Current Phase. Phase 1‐4 are fully constructed and fully occupied.
 

24. Certificates of Occupancy.  Samples of Phase IV Cert. of Occ. Are attached. 

25. Construction Duration. 12 months all phases. 

26. Lease-up Duration. 6 months all phases.

27. On-Time/Budget. All phases completed on‐time and on‐budget. 

28. Funding Summary. Combined sources for all phases:  
LIHTC Equity = $44.2M Centerline – Phase 1 (no longer in business, contact not avail.), Alliant (Steve 
Merritt 818‐449‐5144) – Phase 2, Wells Fargo – Phase 3 (Korbin Heiss 212‐214‐7348), Bank of 
America – Phase 4 
Delaware County Housing Authority = $8.38M Larry Hartley (DCHA) – 610‐876‐3334 
TCAP (PHFA) = $7.17M Holly Glauser (PHFA) – 717‐780‐3994 
Delaware County HOME = 3.6M Linda Hill (Delaware County OHCD) – 610‐565‐7968 
Hard Debt = $1.5M CitiBank  
PennHOMES (PHFA) = $1.4M Holy Glauser (PHFA) – 717‐780‐3994 

29. Gap Funding. Delaware County HOME and PHFA PennHOMES funds provided gap funding. 

30. Financing Sources Documentation. See attached 

31. Community and Supportive Services. Community and Supportive Services were provided by the 
Delaware County Housing Authority.  Residents receive a full menu of supportive services on site 
and via referral service with more than 30 service providers.  

32. Job Training/Section 3. Individual and subcontractor Section 3 programs and hiring took place 
during each construction phases.  Each phase hired between 5 and 15 Section 3 individuals and 
between 8‐15% of contracts went to Section 3 subcontractors.  

33. Property Manager. Delaware County Housing Authority is the Property Manager.  DCHA owns the 
ground as well and makes available the site through a series of long term ground leases.

34. Architect. Wallace Roberts and Todd Architects, Philadelphia, PA; Nando Micale ‐ (215) 732‐5215 
x489

35. General Contractors. All Phases ‐ Harkins Builders – Media, PA. 

36. Site Plan, Photos. See attached 
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Comparable 4 – Orchard Ridge Redevelopment, Baltimore, MD 

1. Developer. Pennrose Properties, LLC. 

2. Owner.  Affiliates  of  the  developer  are  the  Managing  Member  of  each  phase,  with  tax  credit 
investors as Investor Members. 

3. Name and Address.  Orchard  Ridge  Redevelopment,  4300  Orchard  Ridge  Blvd.    Baltimore,  MD  
21213. 

 
4. Project Manager.  Ivy  Dench‐Carter  –  Pennrose  VP,  Project  Executive;  Patrick  Stewart,  Pennrose, 

Project Manager. 

5. Description. Orchard Ridge  is a vibrant 413‐unit, multi‐phase, master‐planned community built on 
the  sites  of  the  former  Freedom  Village  Apartments  and  the  Claremont  Homes  public  housing 
complex  in northeast Baltimore.   The combined 59 acre  site  formerly contained 752  rental units 
that  were  demolished  to  make  way  for  a  revitalized,  mixed‐income  community  of  rental 
apartments and for‐sale homes in a traditional neighborhood setting. 

The  new  development  consists  of  378  rental  units,  35  homeownership  units,  and  a  brand  new 
clubhouse.  The Orchard  Ridge Redevelopment  includes  a mix  of  rental  apartments  and  for‐sale 
single family homes. The rental homes are configured in a townhouse‐style building typology which 
creates  the  appearance  of  single‐family  homes  and  contributes  to  the  cohesive  traditional 
neighborhood fabric. The project includes affordable as well as market‐rate apartments, and offers 
high quality living opportunities for persons with disabilities. 

The architecture of the buildings across all four phases is consistent, featuring attractive elevations 
combining brick, hardi‐plank and other materials to vary the appearance of the façade.  The site is 
attractively  landscaped  and  includes multiple playgrounds  to provide  recreational opportunities.  
All  phases  of  the  project  benefit  from  an  array  of  community  amenities,  including  on‐site 
management and  supportive  services, a  community Clubhouse with  community  space, access  to 
computers, and a fitness room. Various phases of the project have achieved certification under the 
National Green Building Standards program, and are Energy Star certified. 

Early  phases  included  environmental  remediation,  demolition  of  all  previously  existing  units, 
significant mass  grading  operations,  and  installation  of major  public  utilities  and  infrastructure.  
Orchard Ridge has  involved an on‐going partnership with the City of Baltimore, Baltimore Housing, 
the Housing Authority of Baltimore City and other City and State agencies. Pennrose and  its  team 
have  also  developed  a  strong  collaborative  relationship  community  stakeholders  and  resident 
groups. 

6. Acreage & Density. 59 acres; 8 units/acre. 

7. Units and Affordability Types. 413 units total.  378 affordable rental (181 Section 8 PBV and 197 
LIHTC) and 35 affordable homeownership units.

8. Unit Types. Mid‐rise elevator building (rental) ‐ 77 units, Stacked townhouse / flat buildings (rental) 
– 301 units, 2‐3 story walk‐up townhouses (for sale) ‐ 35.

9. Bedroom Mix.  
Orchard Ridge I (100 units)  
1 BR – 20 
2 BR – 48 
3 BR – 30 
4 BR – 2 
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Orchard Ridge II (72 units)  
1 BR – 22 
2 BR – 30 
3 BR – 19 
4 BR – 1 
 
Orchard Ridge III (77 units)  
1 BR – 59 
2 BR – 18 
 
Orchard Ridge IV (64 units)  
1 BR – 16 
2 BR – 32 
3 BR – 32 
 

10. Non-Residential Space.  Approximately  5,000sf  multi‐purpose  community  building,  with  fitness 
room, community space  for events and gatherings, computers with  internet access, kitchen, and 
space for on‐site management and maintenance personnel. 

11. Income Groups. 30% ‐ 60% AMI and market‐rate. 
 
12. Total Development Costs.   $105.6 million all four phases, average $220,921 per unit. 

 
13. Soft Costs.     Orchard Ridge I ‐ $5,157,880/$51,578 per unit 

Orchard Ridge II ‐ $4,363,890/$60,609 per unit 
Orchard Ridge III – $4,324,795/$56,166 per unit 
Orchard Ridge IV ‐ $6,421,056/$100,329 per unit 

 
14. Construction Costs. Orchard Ridge I ‐ $13,646,120/$136,461 per unit/$115.24 psf 

Orchard Ridge II ‐ $9,300,100/$129,168 per unit/$113.09 psf 
Orchard Ridge III ‐ $8,436,205/$109,561 per unit/$152.15 psf 
Orchard Ridge IV ‐ $9,172,731/$143,323 per unit/$124.44 psf 

 
Developer Fee.  Orchard Ridge I – $1,846,067 (10%) 

Orchard Ridge II – $1,379,745 (10.2%) 
Orchard Ridge III – $1,308,921 (9.5%) 
Orchard Ridge IV – $1,656,912 (9.4%) 

15. Owner Participation. Developer received 85% of developer fee and net cash flow, the housing 
authority receives 15% of developer fee and net cash flow. 

16. Term of Contract. 99 year ground lease for all phases. 

17. NTP. Orchard Ridge I – August 10, 2007, Orchard Ridge II – December 27, 2007, Orchard Ridge III – 
December 19, 2008, Orchard Ridge IV – September 19, 2003.

18. Pre-Construction Activities. 18 months each phase. 

19. HUD Approvals. Attached. 

20. Financial Closings. Orchard Ridge I – August 10, 2007, Orchard Ridge II – December 27, 2007, 
Orchard Ridge III – December 19, 2008, Orchard Ridge IV – September 19, 2013. 

21. Completion. Orchard Ridge I – July 31, 2008, Orchard Ridge II ‐ February 28, 2009, Orchard Ridge III 
– October 22, 2009, Orchard Ridge IV – October 31, 2014 
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22. Current Phase. Phases 1‐4 have been completed and fully occupied.
 

23. Certificates of Occupancy.  Samples of Phase IV Cert. of Occ. Are attached. 

24. Construction Duration. 11 months Phase I, 14 months Phase II, 11 months Phase III, 13 months 
Phase IV. 

25. Lease-up Duration. 3 months or less all phases.

26. On-Time/Budget. All phases completed on‐time and on‐budget. 

27. Funding Summary. Combined sources for all phases:  
Orchard Ridge I  
AGM Loan ($3.5M); HOME Loan ($2.4M); Partnership Rental ($3M); HABC – Upfront Grant ($3.2M); 
and LIHTC ($7,284,000) – Total: $19,384,048 

Orchard Ridge II 
FHA Loan ($2.5M); Rental Housing Funds ($1.5M); HOME Loan ($600K); and LIHTC ($9,499,000) – 
Total: $14,099,000 

Orchard Ridge III 
HOME Loan ($2,250M); Partnership Rental ($6,545M); and LIHTC (3,966,000) – Total: $12,761,000 

Orchard Ridge IV 
Long Term Bond (4,185M); Rental Housing Works ($2.5M); HOME Loan ($1,680M); Partnership 
Rental ($375K); HABC – Capital Account ($1,280,000); Deferred Fee ($409,228); and LIHTC 
($5,164,559) – Total: $15,593,787 

28. Gap Funding. The housing authority, the County and deferred developer fee provided gap funding. 

29. Financing Sources Documentation. See attached 

30. Community and Supportive Services. Orchard Ridge has a Support Service Coordinator that serves 
the entire community.  Activities include a Fresh Food Truck that comes on property on several 
times a month, a Summer Youth breakfast and lunch program, coordinated medical screenings and 
other primary health care services. 

 
31. Job Training/Section 3.  Section 3 employment – 52 hires.  M/WBE and Disadvantaged business 

contracting participation ‐ Orchard Ridge I 50.1%, Orchard Ridge II 50.9%, Orchard Ridge III 62.2%, 
Orchard Ridge IV 46.8%.

32. Property Manager. Pennrose Management Company.

33. Architect. Wallace Roberts and Todd Architects, Philadelphia, PA; Nando Micale ‐ (215) 732‐5215 
x489

34. General Contractors. All Phases ‐ Harkins Builders – Media, PA. 

35. Site Plan, Photos. See attached 
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C. MIAMI-DADE COUNTY CONTRACTS 

Not applicable. 

D. DEVELOPMENTS COMPLETED IN THE PAST 10 YEARS 

A chart showing developments completed by the members of MRP is attached. In the past 10 years, 
MRP members have developed over 9,200 units of housing with a total development cost of over 
$2.1 billion. 

E. DEVELOPER FINANCIAL INFORMATION AND LITIGATION 

1. Financial Statements.  Financial statements for all MRP members are attached.  
 

2. Litigation.  No MRP  Development  Team members  have  any  prior  or  pending,  civil  or  criminal, 
litigation within  the  last  three  years  involving  a  governmental  agency  or which may  affect  the 
performance  of  the  services  to  be  rendered  to Miami‐Dade  County  for  the  redevelopment  of 
Liberty Square and Lincoln Gardens. 

F. EXPERIENCE PARTNERING WITH SMALL AND MINORITY AND/OR WOMEN-OWNED FIRMS 

The members of MRP have a  long track record of successfully partnering with small, minority and 
women‐owned firms.  In addition, Miami Redevelopment Partners is a joint venture that includes a 
small, woman‐owned firm, Duvernay + Brooks, LLC (D+B), a New York State‐certified WBE.  D+B and 
Pennrose  Properties  have worked  together  on  numerous  developments,  including  several multi‐
phase,  mixed  finance  public  housing  redevelopments  –  the  Wellington  Ridge  HOPE  VI 
redevelopment  in  Chester,  Pennsylvania,  the  Cleaborn  Homes  (Heritage  Landing)  HOPE  VI 
redevelopment in Memphis, Tennessee, and the Prospect Plaza HOPE VI redevelopment in Brooklyn, 
NY (the latter two profiled in Section 3.5.B).   

For Cleaborn Homes, Pennrose and D+B partnered with a small, minority‐owned  firm, Community 
Capital,  LLL.    Other  D+B‐Pennrose  partnerships  have  included  the  three‐phase  Bradhurst  Urban 
Renewal Area in Harlem, which consists of two 12‐story, buildings with a total of 269 for‐sale units 
and  a 23‐unit  tax  credit  rental development, on which Pennrose  and D+B partnered with  a  local 
faith‐based community organization, Harlem Community Congregations for Improvement.  
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July 22, 2013 

Pennrose Properties, LLC 
Attn: Richard Barnhart 
1301N.31•1 St. 
Philadelphia, PA 19121 

RE: Heritage Landing, Memphis, Tennessee (the "Project") 

Dear Richard: 

• 

This letter (this"~') expresses the intent of and sunu:narb:.cs the terms an<l wn<liliuns purswuil Lu which R4 
Capital LLC or one of its affiliates (the "Limited Partner''} will purchase a limited partnership interest in a to
be-formed Tennessee limited partnership (the "Partnership"). The General Partner agrees and acknowledges 
that all information provided herein shall be true, correct and complete in all material respects. 

1. Project Structure. 

The Partnership has been formed to acquire, own, develop and operate the Project, which is anticipated to be 
eligible to claim Low Income Housing Tax Credits ("Housing Credits") under Section 42 of the Internal 
Revenue Code of 1986 (the"~"). The Partnership has received an allocation of credits for the year 2013 (the 
"Allocation") from the Tennessee Housing Development Agency (the "Credit Agency"). 

The key parties involved in the Partnership shall be: 

Party Name Ownership Interest in 
the Partnership 

1 The Partnership To-be-formed N/A 
2 Limited Partner An affiliate of R4 Capital LLC 99.00% 
3 General Partner Pennrose GP, LLC 1.00% 

Neither the General Partner nor any person related to the General Partner may hold any debt owed by the 
Partnership or allow any permanent debt to be recourse, if such debt was used to finance any items included in 
the Partnership's Eligible Basis, including the Deferred Developer Fee. 

2. Other Project Parties. 

A. Developer. Memphis Triangle. 

B. Guarantors. Pennrose Properties, LLC and Pennrose Development, LLC. The obligations of the 
General Partner set forth in the Partnership Agreement, including but not limited to those described 
herein, shall be guaranteed by the Guarantors. 

C. Property Manager. Alco Management, Inc. 
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D. General Contractor. Capstone Building Corporation. The G?neral Partner shall obtain a fixed price 
contract for the construction of the Project on terms and conditions and with a general contractor 
acceptable to the Limited Partner, which contract shall provide for (i) a 100% payment and performance 
bond or letter of credit for not less than 15% of the fixed price construction contract amount from a 
banking institution acceptable to the Limited Partner and (ii) a minimum of a 5% total construction cost 
contingency, 50% of which will be released at 50% Construction Completion (unless a higher amount is 
required by the Limited Partner after underwriting the Project). It is expected that the hard cost 
contingency amount will be outside of the construction contract. 

The qualifications and financial condition of each of the foregoing parties must be acceptable to the Limited 
Partner. 

3. Unit Matrix and Project Schedule. 

A. Unit Matrix. The Project will consist of 67 units in a to-be-determined number of buildings. Of the 67 
units, 15 of the units will receive a Public Housing Authority subsidy for period of at least 15 years, and 
17 units will be subject to a 20-year Housing Assistance Payment Contract ("HAP") which will be in 
place prior to Admission of the Limited Partner to the Partnership. It is expected that 53 of the units will 
qualify for Housing Credits under Section 42 of the Code, all applicable state and federal regulations 
and the Allocation. The following will be the unit mix and income restrictions of the units: 

Unit Type Number of Units Income Restrictions 
1 Bedroom I 1 Bath 2 60%AMI 
2 Bedroom I 1 Bath 2 50%AMI 
2 Bedroom I 1 Bath 3 60%AMI 
2 Bedroom I 1 Bath 3 Market 

2 Bedroom I 1.5 Bath 7 50%AMI 
2 Bedroom / 1.5 Bath 17 60%AMI 
2 Bedroom I 1.5 Bath 8 Market 
3 Bedroom I 2 Bath 2 50%AMI 
3 Bedroom I 2 Bath 5 60% Alvfl 
3 Bedroom I 2 Bath 1 Market 

3 Bedroom / 2.5 Bath 4 50%AMI 
3 Bedroom / 2.5 Bath 9 60%AMI 
3 Bedroom / 2.5 Bath 2 Market 
4 Bedroom I 3 Bath 2 50%AMI 

B. Prnject Schedule. The construction/lease-up schedule expected for the Project and upon which the 
credit pricing and deal terms contained herein are calculated is as follows: 

Closing Date Anticipated on or before April 1, 2014 
Completion Date 12.5 months after Closing Date, anticipated April 15, 2015 
First Unit Leased 12.5 months after Closing Date, anticipated April 15, 2015 
Last Unit Leased 18 months after Closing Date, anticipated September 30, 2013 

Page I 2 R4 Capital 
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4. PrQject Financing. It is anticipated that, in addition to the equity to be provided by the Limited Partner, the 
Project will be financed with the following loans (the "Loans"): 

A. Permanent Loans. The following permanent loans (the "Permanent Loans") are expected to be made to 
the Partnership: 

i. First Permanent Loan. A loan in the approximate amount of $3,451,569 will be provided by 
HOPE VI and Replacement Housing Factor Funds during the construction period and will be 
paid down to $3,280,465 during the permanent period. This loan will bear no interest with a 
600-month term and no amortization, and be payable solely from Cash Flow. A commitment 
tor this loan will be in place prior to admission of the Limited fartner to the Partnership. 

ii. Second Permanent Loan. A loan in the approximate amount of $900,000 will be provided by 
City of Memphis HOME funds. This loan will bear no interest with a 600-rnonth term and no 
amortization, and be payable solely from Cash Flow. A commitment for this loan will be in 
place prior to admission of the Limited Partner to the Partnership. 

B. Other Sources. 

i. City of Memphis CIP Financing. The City of Memphis will provide a grant in the amount of 
$2,550,000. This amount will be removed from the Housing Credit basis and any taxable income 
resulting from the Partnership's receipt of this grant will be allocated to the General Partner. 

The terms and conditions of each of the Loans and any other loan to the Partnership will be subject to the 
Limited Partner's approval. All Permanent Loans must be non-recourse. 

5. Tax Credits. The annual amount of Credits under the Allocation is $771,592, of which $763,876 will be 
allocated to the Limited Partner ("Limited Partner Credit Share"). The amonnt of Credits for which the 
Project will qualify is based on an Eligible Basis of $12,688,767 ("Eligible Basis"), a Qualified Basis of 
$10,426,284 ("Oua]ified Basis") and an applicable percentage of 7.40% ("Applicable Percentage"). The 
following sets forth the delivery of Credits that the Project and the Limited Partner will claim: 

Year Project's Credits Limited Partner Credit Share 
2015 $353,040" $349,509" 

2016- 2024 $771,592 $763,876 
2025 $418,552 $414,367 

"'to be adjusted if dosing is not consistent with schedule in 3B. 

The pricing provided for in this Letter is, in part, based on the credit delivery set forth above, which is 
predicated on the project schedule in Section 3B. Any delay in such credit delivery may cause a decrease in 
the price per credit being paid by the Limited Partner in order to maintain the Limited Partner's internal 
rate of return. The Project is located in a difficult to develop area and therefore qualifies for a 30% Eligible 
Basis boost. 

6. Capital Contributions. Based on the information set forth herein, the materials you previously submitted 
and subject to the Limited Partner's satisfactory completion of due diligence (in its sole discretion), the 
Limited Partner will make aggregate capital contributions (the "Capital Contributions") to the Partnership 
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(subject to adjustment as provided below) of $6,875,000 based on a price of $0.90 per dollar of Limited 
Partner Credit Share in 6 installments according to the following schedule: 

Amount of Capital % of Total Capital 
Contribution ($) Contribution 

1 Admission of the Limited Partner to the $1,375,000 20% 
Partnership 

2 Later of (i) 25% Construction Completion, $1,375,000 20% 
(ii) 3 months after payment 1, or (iii) July 
1,2014 

-~----- -~- --~,~~-

3 Later of (i) 50% Construction Completion, $1,375,000 20% 
(ii) 3 months after payment 2, or (iii) 

October 1, 2014 
4 Later of (i) 75% Construction Completion, $1,375,000 20% 

(ii) 3 months after payment 3, or (iii) 
January 1, 2015 

5 Later of (i) 100% Construction $687,500 10% 
Completion,. (ii) 3 months after payment 
4, or (iii) April 1, 2015 

6 Later of (i) Rental Achievement, (ii) 6 $687,500 10% 
months after payment 5, or (iii) October 1, 
2015 

The following are definitions for the terms set forth above in the Capital Contribution schedule. All 
construction completion thresholds prior to 100% Construction Completion will be based on submissions of 
AIA forms G702/703 and an inspectio~ by the Limited Partner's engineering consultant ("Limited Partner 
Consultant") and/or the Limited Partner's asset management group as to the progress of the Project, 
approving the construction and certifying that the work performed to meet such threshold has been 
permanently made a part of the Project'. 

A. 100% Construction Completion. 100% Construction Completion will be deemed to have occurred when 
(i) the Limited Partner has received a certificate from the Project architect and Limited Partner 
Consultant that the Project has been completed substantially in accordance with the final plans and 
specifications (the "Plans") approved by the Limited Partner, (ti) the Project has received a final 
certificate of occupancy (or its equivalent) permitting occupancy of the entire Project for its intended use 
or a temporary certificate of occupancy, in which case 110% percent of the costs of punch list items will 
be held back, and (iii) the Limited Partner has received a draft certificate from the Project's independent 
accountant(s) setting forth the initial estimate of the Project's Eligible Basis for Credit purposes and the 
amount of annual Credits to which the Partnership is entitled. 

B. Rental Achievement. Rental Achievement will be deemed to have occurred when (i) all of the Project's 
permanent financing has closed (or will close simultaneously with payment of the Rental Achievement 
Capital Contribution), (ii) the Limited Partner has received IRS Form 8609 for each building in the 
Project, (iii) all of the set-aside apartments in the Project have qualified for Credits, (iv) the Project has 
maintained a physical occupancy rate of at least 93% and generated net operating income of at least 
$1.00, for three (3) consecutive months ("Break-Even Operations"), (v) the Limited Partner has received 
a certificate from the Project's independent accountant(s) stating the amount of the first year Credits, 
Eligible Basis, Qualified Basis, Applicable Percentage, the amount of annual Credits to which the Project 
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is entitled and the Limited Partner Credit Share. Notwithstanding the foregoing, if the Project achieves 
Break-Even Operations prior to achieving Rental Achievement, a portion of the Rental Achievement 
Capital Contribution payment will be advanced early in order to pay such portion of the cash 
Developer Fee then due, as set forth on Section 8 below. 

At the option of the Managing Member, the Managing Member may voluntarily contribute capital to the 
Company that will be used to establish a reserve that will be drawn down ratably over a 15 year period to 
provide an additional source of cash with which to pay Project Expenses. For purposes of testing whether 
the Project has achieved Breakeven, the annual withdrawals from the reserve shall be treated as operating 
Cash Flow and the projected withdrawal for the first year following the establishment of the reserve shall be 
treated as operating Cash Flow. The funding of such reserve shall not reduce any obligation of the 
Managing Member to fund operating deficits of the Project. 

7. Adjuster Provisions. The Capital Contributions set forth in Section 6 of this Letter will be subject to the 
following Credit adjusters: 

A. Credit Adjuster. If the actual amount of annual Credits certified by the Project accountant(s) to be 
allocable to the Limited Partner is less than the amount set forth above, then the a.mount of the Capital 
Contributions to be provided by the Limited Partner will be decreased by $0.90 for each $1.00 that the 
Limited Partner Credit Share is reduced. If the Project receives an additional allocation of Credits or is 
otherwise entitled to receive additional Credits more than initially anticipated or nnderwritten, the 
amount of the Limited Partner's Capital Contributions will be increased by $0.90 for each $1.00 that the 
Limited Partner Credit Share is increased (up to a maximum increase of $345,000). If the Limited 
Partner does not purchase Credits above the cap set forth above, then the Limited Partner will alter the 
ownership percentages in order to cause the additional Credits to be allocated to the General Partner or 
its designee. Any adjustment(s) will be reflected in the 100% Construction Completion and/or Rental 
Achievement Capital Contribution(s), as set forth in the applicable documents. 

B. Thning Adjuster. If any portion of the Limited Partner Credit Share is not received in 2015 or 2016, then 
the 100% Construction Completion and/or Rental Achievement Capital Contribution(s) will be reduced 
by $0.65 for each $1.00 that the Limited Partner Credit Share is deferred. If any portion of the Limited 
Partner Credit Share is delivered before the schedule outlined in Section 5, then the Rental Achievement 
Capital Contribution will be increased by $0.65 for each $1.00 of tax credit received early, capped at 
$300,000. In the event that a timing adjuster greater than $300,000 is due, the Limited Partner will have 
the option to pay the full amount of the adjuster or to adjust the ownership percentages in a manner 
that reasonably maintains the Limited Partner's internal rate of return. 

Should any downward adjuster be greater than the Rental Achievement Capital Contribution, the amount 
shall be paid by the General Partner to the Limited Partner on a grossed-up after-tax basis and guaranteed 
by the Guarantors. 

The amonnt of the Capital Contributions set forth above was also based upon the assumption that the 
Partnership will be entitled to claim depreciation deductions of the portion of the Project constituting 
residential rental property over 27.5 years, site improvements of not less than $41,459 per unit over 15 years 
and personal property of not less than $3,731 per unit over five years. Without the consent of the Limited 
Partner, no accelerated depredation may be elected or, if required, an election to not take accelerated 
depreciation shall be timely made by the General Partner. 
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8. Deyeloper Fee. The Developer shall be entitled to a development fee (the "Developer Fee") in the amount 
permitted by the Credit Agency. The Developer Fee shall be paid from the Limited Partner's Capital 
Contributions (and any other mutually agreed upon sources) in installments mutually agreeable to the 
Partnership's partners, provided that the payment of the Developer Fee is subordinate to the payment of all 
of the Partnership's obligations to third parties and deposits into the Replacement Reserve and the 
Operating Reserve. Subject to the foregoing and provided that the Limited Partner's projections do not 
show the need for additional sources of funds to complete the Project, 30% of the projected cash Developer 
Fee will be paid to the Developer upon admission of the Limited Partner to the Partnership, 30% of the 
projected cash Developer Fee will be paid to the Developer upon 100% Construction Completion, 30% of the 
projected cash Developer Fee will be paid to the Developer upon attainment of Break-Even Operations and 
any remaining cash Developer Fee will be paid upon attainment of Rental Achievement. To the extent the 
Developer Fee has not been paid in full upon the funding of the Rental Achievement Capital Contribution, 
the remainder of the Developer Fee (the "Deferred Developer Fee"), together with interest at the applicable 
long-term federal rate (the "MR"), will be paid out of Cash Flow as provided below. To the extent the 
Deferred Developer Fee is not paid by the end of the thirteenth year of the 15-year compliance period, the 
G€neral Partner shall be obligated to contribute to the Partnership an amount equal to the unpaid Deferred 
Developer Fee, which obligation shall be guaranteed by the Guarantors and thereafter offset by an 
allocation of corresponding losses to the G€neral Partner until the G€neral Partner's capital account is 
reduced by the amount so contributed. 

9. Reserves. The Partnership will fund the following reserves: 

A. Replacement Reserve. The Partnership will fund out of Cash Flow a replacement reserve (the 
"Replacement Reserve") in the amount equal to the greater of (i) $300 per unit per year, to be increa.Sed 
by 3% annually, or (ii) such amount as determined necessary by the Limited Partner upon regular 
reviews of the physical needs and financial circumstances of the Project. 

B. O.perating Reserye. An operating reserve (the "Operating Reserve") in the amount of $171,000 will be 
funded at Rental Achievement and replenished up to such amount from Cash Flow to the extent 
withdrawals are made. No withdrawals may be made from the Operating Reserve (i) until Rental 
Achievement or (ii) while the Project is maintaining at least break-even operations. The Operating 
Reserve shall be applied to fund operating deficits prior to any funding under the Operating Deficit 
Guaranty (as set forth below). Withdrawals from the Operating Reserve shall require the reasonable 
approval of the Limited Partner. 

C. Lease:Up Reserve. At 50% Construction Completion, the Partnership will fund a lease-up reserve (the 
"Lease-Up Reserve") of $180,000, subject to the Limited Partner's final underwriting. The Lease-Up 
Reserve will be used to fund operating deficits and lease-up costs until the Limited Partner's Rental 
Achievement Capital Contribution is made, at which point any remaining balance will be used first to 
pay down any adjustors due to the Limited Partner and second to be released to the Partnership as Cash 
Flow to be distributed as per Section 13A of this Letter. 

D. Additional Reserves. An ACC initial operating deficit reserve (the "ACC Initial Operating Deficit 
Reserve") in the amount of $70,000, an ACC reserve (the "ACC Reserve") in the amount of $88,000 and 
an initial operating reserve (the "Initial Operating Reserve") in the amount of $70,000 will be funded 
out of to-be-determined equity installments. The uses of these reserves will be outlined in the 
Partnership Agreement. 
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10. Obli.:ations of the General Partner and the Guarantors. The General Partner shall have the following 
obligations, among others, and the Guarantors shall guarantee these obligations: 

A. Completion and Development Deficit Guaranty. The General Partner shall guarantee lien-free 
completion of the Project in a good and workmanlike condition, substantially in accordance with the 
Plans by not later than October 15, 2015 (the "Completion Date"). The Completion Date is based on an 
assumed closing date of April 1, 2014, a construction period of 12.5 months and a six-month grace 
period. The General Partner shall be responsible to pay the amount (the "Development Deficit") by 
which all costs and expenses incurred with respect to the construction and completion of the Project and 
its operation until Rental Achievement has occurred (together, the "Deyelopfuent Expenditures") 
exceed the funds available to the General Partner from (i) the Capital Contnoutions, (ii) Cash Flow prior 
to Rental Achievement, and (iii) financing proceeds which have been approved by the Limited Partner 
(collectively, (i}-(iii), the "Development Sources"). The Development Deficit will be considered a cost 
overrun, and will not be reimbursable. Payments made under this Completion and Development 
Deficit Guaranty will not constitute loans to the Partnership and neither the General Partner nor the 
Guarantors will have any right to receive any repayment on account of such payments. 

B. Operating Deficit Guaranty ("ODG"). The General Partner shall be required to loan the Partnership 
without interest all funds necessary to cover operating deficits ('1Qperating Loans"), which Operating 
Loans will be interest-free and repayable only out of future available Cash Flow or out of available 
proceeds of a Capital Transaction, for a period commencing on the expiration of the Completion and 
Development Deficit Guaranty and ending 60 months after the commencement date (the ".QJK! 
~"). Such obligation is after utilizing funds available in the Operating Reserve and, to the extent 
available for such purpose, the ACC Reserve, provided that the General Partner's maximum aggregate 
obligation to fund Operating Loans shall be $321,705, after such reserves and other available 
Partnership reserves have been applied for such purpose. If during the ODG period amounts are 
withdrawn from the Operating Reserve or the ACC Reserve such reserves shall be replenished from 
Cash Flow otherwise available to the Partnership during the ODG Period. 

C. Recapture Guaranty. If the Limited Partner is allocated Credits less than the Investor Credit Share or 
Credits allocated to the Limited Partner are recaptured because of actions taken by the General Partner 
or its affiliates,, the General Partner shall reimburse the Investor Limited Partner on an after-tax basis 
for any such deficit or recapture of Credits plus any associated penalties, interest or additional taxes due 
by reason of such payment (a "Recapture Evenf'), unless the same is caused by (w) a change in the 
Code;(x) the action of the Limited Partner in violation of the Partnership Agreement or (y) a foreclosure 
of the Project where the grounds for such foreclosure is based on the failure of the Project to generate 
sufficient revenues to pay mandatory debt service under the mortgage, and such foreclosure is not due 
to the negligence of, or breach of the Partnership Agreement by, the General Partner, and such 
foreclosure occurs after the General Partner or Guarantors have fully funded all amounts required to 
meet the Operating Deficit Cap, or (z) a condemnation or casualty to the Project where the proceeds 
from such condemnation or casualty are insufficient to rebuild the Project or any portion thereof, 
provided that such condemnation or casualty and the insufficiency of funds did not result from the 
negligence of, or breach of the Partnership Agreement by the General Partner. Any amount due under 
this Recapture Guaranty shall bear interest at the rate of 13% per annum from the date of the Recapture 
Event until paid. 

The Tax Credit Recapture Guaranty set forth herein and above shall apply to amounts due solely to: (a) 
substantial destruction of any of dwelling units in the Apartment Complex which is not timely repaired due to, 
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in whole or in part the failure of the Partnership to pay the required insurance premiums to fund the insurance 
coverage required by the Project Lender; (b) the foreclosure of a Project Loan due to the Managing General 
Partner's and Developer's failure to fund Excess Development Costs and Operating Deficits as required by this 
Agreement; or (c) the Managing General Partner fails to maintain the tenant base and rent levels of the 
Apartment Complex at levels meeting the applicable qualification criteria for the Tax Credits (unless such 
failure is the result of circumstances beyond the General Partner's control or the Agency or another 
governmental agency with jurisdiction over the Apartment Complex requires the Partnership to violate the 
aforementioned tenant criteria). 

D. Repurchase. At the election of the Limited Partner, the General Partner shall be required to permit the 
Limited Partner or an affiliate to become the General Partner of the Partnership or to repurchase the 
equity interests of the Limited Partner for an amount equal to (i) 100% of the Capital Contributions paid 
to date, plus (ii) an amount equal to 7% of the total scheduled Capital Contributions of the Project, plus 
(iii) interest on (i) and (ii) at the Prime Rate from the date of payment of the initial Capital Contribution, 
if (a) construction of the Project is not completed by 18 months after the Completion Date, (b) prior to 
Rental Achievement there is an uncured default under or termination of any financing documerit or 
commitment or any other material document, (c) a foreclosure action is commenced against the Project 
prior to Rental Achievement, (d) a Form 8609 for each building is not delivered within 24 months 
following 100% Construction Completion or (e) prior to Rental Achievement certain other events occur 
which could impair the ability of the Partnership to claim the Credits and allocate to the Limited 
Partner the Limited Partner Credit Share. 

E. Environmental Indemnification. The General Partner and the Guarantors, jointly and severally, shall 
indemnify the Partnership and the Limited Partner with respect to the presence of hazardous materi~s 
in, on or about the Project including all compliance, clean-up and remediation costs (if applicable). The 
loss of value of the Proje(j due to an environmental condition would be deemed to be a claim available 
to the Limited Partner. This obligation will be more specifically set forth in the Partnership Agreement 
and other related doc:Uments. 

11. Manai!!ment F~. Alco Management, Inc. will be the Project's initial property manager. The Property 
Manager will enter into a property management agreement (the "Management Agreement") with the 
Partnership subject to commercially reasonable terms and conditions including a management fee 
acceptable to HUD (the ""Management Fee"). The Management Agreement may not be terminated without 
cause. If cause for termination of the Management Agreement exists, the General Partner shall terminate the 
Management Agreement with consent of the Limited Partner, not to be unreasonably withheld. Any 
successor replacement property manager and the terms of the Management Agreement must be approved 
by the Limited Partner. 

12. Allocation of Tax Credits, Depredation, Profits and Losses. The Credits, depreciation, operating profits and 
losses will be allocated in accordance with the percentage interests of the Partnership's partners. 

13. Distributions. 

A. Cash Flow Distributions. For the period prior to Rental Achievement but not longer than six months 
following 100% Construction Completion, cash flow of the Partnership ("Cash Flow") after paying all 
expenses in connection with the development of the Project will be paid to the General Partner as an 
incentive fee ("Leas~Up Fee"). Thereafter, Cash Flow after operating expenses, mandatory debt 
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service and any reserves that may be required by the Limited Partner or by any lender under the Loans 
will be distributed in the following order of priority: 

i. to repay any loans made by any partner of the Partnership other than the General Partner; 
ii. to pay any outstanding portion of the Deferred Developer Fee and accrued interest; 

iii. to repay any Operating Loans; 
iv. to pay any outstanding principal and interest on soft loans to the extent of 100% of Cash Flow; 
v. the balance 90% to the General Partner and 10% to the Limited Partner. 

B. Proceeds of Saje or Refinancing. Net proceeds of a sale or refinancing (each, a "Capital Transaction") 
will be distributed in the following order of priority: 

i. to pay expenses of such Capital Transaction, debts and obligations of the Partnership, and 
establish necessary reserves; 

ii. to repay any other loans made by the Partnership's partners other than those made to pay for 
obligations of the General Partner; 

iii. to pay any outstanding portion of the Deferred Developer Fee and accrued interest; 
iv. to repay any other loans made by the General Partner or the Guarantors pursuant to their 

obligations hereunder; and 
v. the balance 90% to the General Partner and 10% to the Limited Partner. 

Proceeds on liquidation of the Partnership shall be made in accordance with (i) through (iv) above, and 
then to the partners to the extent necessary to eliminate any positive balance in their capital accounts, 
and then in accordance with (v) above. 

14. Ri!Wts of Limited Partner. The consent of the Limited Partner will be required for, among other things: (i) a 
Capital Transaction involving the Project, (ii) the withdrawal, admission or substitution of the General 
Partner, and (iii) the sale, assigrunent, encumbering or pledging of the General Partner's interests in the 
Partnership, except to a related party of the General Partner. 

Furthermore, the Limited Partner will have the right to remove the General Partner and eliminate the 
General Partner's interest in the Partnership if certain events set forth in the Partnership Agreement occur, 
including if: (i) the General Partner violates its fiduciary responsibilities, as shall be set forth in the 
Partnership Agreement, as agreed by the parties, (ii) the General Partner or the Partnership breaches its 
respective obligations and commitments, (iii) the General Partner or the Guarantors becomes bankrupt, (iv) 
the Project has sustained a loss of more than 10% of the Credits, or (v) the Project is subject to foreclosure or 
has materially breached documents encumbering the Project. 

15. Limited Partner Review. As set forth in the Partnership Agreement, the Limited Partner will have the right 
to inspect the Project during and after construction and to review construction loan disbursement requests 
and other financial and operations matters of the Project and the Partnership. 

16. Reporting Reqµirements. The Partnership will prepare and deliver to the Limited Partner (a) quarterly 
unaudited financial statements to be delivered within 30 days after the end of each quarter of the fiscal year; 
(b) annual audited financial statements to be delivered within 60 days after the end of each fiscal year; (c) an 
annual budget for each fiscal year to be delivered not later than November 1 of the preceding year; and (d) 
the Partnership's draft tax returns and K-1 forms to be delivered within 45 days after the end of each fiscal 
year. The independent accountant(s) for the Partnership may be chosen by the General Partner, subject to 
the Limited Partner's prior approval. 
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17. Conditions Precedent. The Limited Partner's investment in the Partnership in accordance with the terms of 
this Letter is subject to satisfaction (in the Limited Partner's sole and absolute discretion) of the following 
conditions precedent (the "Conditions Precegenf'): 

A. the Limited Partner's receipt and approval of all due diligence requested pursuant to the Limited 
Partner's due diligence list; 

B. the negotiation of a final partnership agreement governing the Partnership (the "Partnership 
Agreemenf') and related documents; 

C. evidence of the required approval of the Project by any necessary governmental entity; 
D. the Limited Partner's receipt and approval of current financial statements (prepared in accordance with 

generally accepted account principles) and a real estate owned schedule for the General Partner and the 
Guarantors ; 

E. the Limited Partner's receipt of corporate and tax opinions rendered by counsel to the General Partner 
satisfactory to the Limited Partner, in form and substance acceptable to the Limited Partner; 

F. evidence of insurance in accordance with the requirements set forth by the Limited Partner; 
G. such other materials as are reasonably required by the Limited Partner as part of its customary financial 

and legal due diligence review, including such information reasonably required for inclusion in a 
registration statement, supplement, other offering materials prepared for the Limited Partner, or any 
report required to be filed with any governmental authority; and 

H. approval of the Limited Partner's internal investment committee and satisfaction of such other 
conditions as may be required as a condition to such approval. 

18. Transfer of Limited Partner Interest. The Limited Partner will have the right to transfer its interest in the 
Partnership, and to have the transferee admitted as a substitute limited partner: (i) to any affiliate of the 
Limited Partner, (ii) to any other person or entity provided that (A) the Limited Partner will remain liable to 
make all capital contributions outstanding at the time of the transfer or (B) the net worth of the proposed 
transferee will be acceptable to the General Partner in its reasonable discretion, or (iii) to a partnership or 
limited liability company in which the Limited Partner is the general partner or managing member. 

19. Transfer of General Partner Interest. The General Partner shall not sell, transfer, assign, pledge or encumber 
any portion of its interest in the Partnership without the prior written consent of the Limited Partner. No 
change in control of the General Partner will be allowed without the consent of the Limited Partner. 

20. Bank Accounts. All bank accounts of the Partnership will be maintained with an accredited banking 
institution acceptable to the Limited Partner. 

21. Chan3es. Any change to the information provided to us, or any change to our assumptions after our due 
diligence review, could affect our financial projections and thus the amount and terms of the Capital 
Contributions. The Limited Partner has predicated the proposed terms contained in this Letter on the 
financial projections it has prepared, which are based upon the financial and other information furnished by 
the General Partner or its agents, as well as certain assumptions of the federal income tax consequences of 
this transaction. Many regulations remain to be issued under various tax acts and many tax provisions 
contain ambiguities. The issuance of regulations or other resolution of such ambiguities, or any other 
changes in these tax assumptions, could affect the financial projections and thus, the amount and terms of 
the Capital Contributions. 

22. Tax Disclosure. Notwithstanding anything to the contrary contained in the Partnership Agreement or any 
other agreement between the parties hereto, or in any offering materials pertaining to the Project, the 
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Limited Partner and each officer, employee, representative or agent of the Limited Partner may disclose to 
any and all persons, without limitation of any kind, (i) the tax treatment and tax structure of the 
Partnership and any of the Partnership's transactions or activities, and (ii) all materials of any kind 
(including opinions and tax analysis) that are provided to the Limited Partner regarding its investment in 
the Partnership and/or such transactions or activities of the Partnership. This authorization as to tax 
disclosure is effective retroactively to the commencement of any discussions between the parties hereto or 
any of their agents or representatives. 

23. Exclusivity. The General Partner acknowledges that the Limited Partner will expend significant effort and 
expense in connection with its Project review and due diligence and may forego other investment 
opportunities as a result thereof. The General Partner agrees that it will not solicit or entertain any offers by 
other parties to acquire an equity interest in the Partnership unless and until the Limited Partner has 
notified the General Partner in writing that the Limited Partner is not prepared to proceed with this 
transaction. The Limited Partner shall make such determination within 45 days after the submission by the 
General Partner of all items required by the Limited Partner to complete its due diligence. 

24. Transaction Expenses. In addition to any expenses that are the responsibility of the General Partner, if the 
transaction does not close due to the bad faith actions of the General Partner, or the inability of the General 
Partner to satisfy the Conditions Precedent contained herein, the General Partner shall be responsible for the 
legal costs incurred by the Limited Partner. Additionally, at the time of closing, the General Partner shall 
reimburse the Limited Partner for a portion of its legal and due diligence fees in an amount equal to $25,000. 

[Signature Page to Follow] 
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This Letter is not binding to the Limited Partner, as the Limited Partner's potential equity investment in the 
Project summarized herein remains subject to approval from the relevant internal committees of the Limited 
Partner with respect to any such investment. 

Please indicate your agreement and acceptance of the foregoing by signing the enclosed copy of this Letter and 
returning it to the undersigned by August 2, 2013. If you have not done so by such date, the proposal contained 
in this Letter shall expire and be of no further effect. It is also understood that the economic terms outlined 
herein shall remain valid for 300 days from the date hereof. Should closing of the transaction occur after such 
date, such terms are subject to renegotiation by the Limited Partner. We look forward to working with you on 
this transaction. 

Very truly yours, 

R4 CAPITAL LLC 

By: 

AGREED AND ACCEPTED THIS 

2...3...-dayof-=.__~~~~--,,'7"-

By: 

GUARANTORS 

By: 

Page I 12 

Richard K. Barnhart 
Chairman and CEO 

K. Barnhart 
CEO 

Richard K. Barnhart 
Chairman and CEO 

R4 Capital 

24





















































































































































































































































































































































































































Pennrose Development, LLC and Affiliates 
 

Consolidated and Combined Financial Statements  
(With Supplementary Information) 
and Independent Auditor’s Report 

 
December 31, 2012 and 2011



Pennrose Development, LLC and Affiliates 
 

Index 
 
 

 Page 

Independent Auditor’s Report 3 

Consolidated and Combined Financial Statements 

Consolidated and Combined Balance Sheets 5 

Consolidated and Combined Statements of Operations  
and Comprehensive Income 7 

Consolidated and Combined Statements of Changes in Members’ Equity 8 

Consolidated and Combined Statements of Cash Flows 9 

Notes to Consolidated and Combined Financial Statements 10 

Supplementary Information 

Consolidating and Combining Balance Sheets 34 

Consolidating and Combining Statements of Operations  
and Comprehensive Income  38 

Consolidating and Combining Statements of Changes in 
Members’ Equity 40 



 

- 3 - 

Independent Auditor’s Report 

To the Members  
Pennrose Development, LLC and Affiliates 

We have audited the accompanying consolidated and combined financial 
statements of Pennrose Development, LLC and Affiliates, which comprise the 
consolidated and combined balance sheet as of December 31, 2012, and the related 
consolidated and combined statements of operations and comprehensive income, 
changes in members’ equity and cash flows for the year then ended, and the related 
notes to the consolidated and combined financial statements. 

Management’s Responsibility for the Consolidated and Combined Financial Statements 

Management is responsible for the preparation and fair presentation of these 
consolidated and combined financial statements in accordance with accounting 
principles generally accepted in the United States of America; this includes the design, 
implementation, and maintenance of internal control relevant to the preparation and fair 
presentation of financial statements that are free from material misstatement, whether 
due to fraud or error. 

Auditor’s Responsibility 

Our responsibility is to express an opinion on these consolidated and combined 
financial statements based on our audit.  We conducted our audit in accordance with 
auditing standards generally accepted in the United States of America. Those standards 
require that we plan and perform the audit to obtain reasonable assurance about 
whether the financial statements are free from material misstatement. 

An audit involves performing procedures to obtain audit evidence about the 
amounts and disclosures in the financial statements. The procedures selected depend 
on the auditor’s judgment, including the assessment of the risks of material 
misstatement of the financial statements, whether due to fraud or error. In making those 
risk assessments, the auditor considers internal control relevant to the entity’s 
preparation and fair presentation of the financial statements in order to design audit 
procedures that are appropriate in the circumstances, but not for the purpose of 
expressing an opinion on the effectiveness of the entity’s internal control. Accordingly, 
we express no such opinion. An audit also includes evaluating the appropriateness of 
accounting policies used and the reasonableness of significant accounting estimates 
made by management, as well as evaluating the overall presentation of the financial 
statements. 
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We believe that the audit evidence we have obtained is sufficient and appropriate 
to provide a basis for our audit opinion.   

Opinion 

In our opinion, the consolidated and combined financial statements referred to 
above present fairly, in all material respects, the financial position of Pennrose 
Development, LLC and Affiliates as of December 31, 2012, and the results of its 
operations and its cash flows for the year then ended in accordance with accounting 
principles generally accepted in the United States of America. 

Other Matter 

The consolidated and combined financial statements of Pennrose Development, 
LLC and Affiliates as of December 31, 2011, were audited by other auditors whose 
report dated May 29, 2012 expressed an unmodified opinion on those statements. 

Report on Supplementary Information 

Our audit was conducted for the purpose of forming an opinion on the 
consolidated and combined financial statements as a whole. The accompanying 2012 
consolidating and combining information in the supplementary information on pages 34, 
35, 38 and 40 is presented for purposes of additional analysis of the consolidated and 
combined financial statements rather than to present the financial position, results of 
operations, and cash flows of the individual companies and is not a required part of the 
financial statements. Such information is the responsibility of management and was 
derived from and relates directly to underlying accounting and other records used to 
prepare the consolidated and combined financial statements. The information has been 
subjected to the auditing procedures applied in the audit of the consolidated and 
combined financial statements and certain additional procedures, including comparing 
and reconciling such information directly to the underlying accounting and other records 
used to prepare the consolidated and combined financial statements or to the 
consolidated and combined financial statements themselves, and other additional 
procedures in accordance with auditing standards generally accepted in the United 
States of America. In our opinion, the information is fairly stated in all material respects 
in relation to the consolidated and combined financial statements as a whole.  The 2011 
supplementary information on pages 36, 37, 39 and 40 was subjected to the auditing 
procedures applied in the 2011 audit of the basic consolidated and combined financial 
statements by other auditors, whose report on such information stated that it was fairly 
stated in all material respects in relation to the 2011 combined and consolidated 
financial statements as a whole.  

 

 

Baltimore, Maryland 
June 27, 2013 
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2012 2011
Current assets

Cash 2,397,101$      1,538,441$       
Development fees receivable 9,759,682       10,475,815       
Advanced project costs receivable 2,083,071       3,216,281         
Inventory - residential units -                  1,100,853         
Due from affiliates 517,114          79,088             
Prepaid expenses and other assets 42,553            41,926             
Marketable securities 296,734          267,483            
Miscellaneous receivables 387,122          373,659            

Total current assets 15,483,377     17,093,546       

Deposits held in trust
Tenant security deposits 59,502            61,093             

Restricted deposits and funded reserves
Guaranty deposit collateral account -                  1,073,671         
Escrows and reserves 1,375,900       1,495,508         

Total restricted deposits and funded reserves 1,375,900       2,569,179         

Property and equipment
Land 4,491,917       4,491,917         
Buildings and improvements 48,365,430     48,365,430       
Furniture, fixtures and equipment 1,579,234       1,541,844         
Construction-in-progress 324,174          302,672            
Less accumulated depreciation (7,655,374)      (6,150,823)        

Total property and equipment 47,105,381     48,551,040       

Other assets
Investments in limited partnerships 144,663          193,628            
Intangibles, net 780,506          778,101            
Advanced project costs - long-term 7,037,062       6,158,769         

Total other assets 7,962,231        7,130,498         

Total assets 71,986,391$    75,405,356$     

Assets
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2012 2011
Current liabilities

Note payable - line of credit -$                 2,200,000$       
Other notes payable -                  1,947               
Current portion of mortgages payable 76,008            2,023,108         
Accounts payable and accrued expenses 451,455          386,304            
Fair market value interest rate swap -                  48,804             
Accrued interest payable - current 8,611              14,467             

Total current liabilities 536,074 4,674,630

Deposits and prepayment liabilities
Buyer deposits -                  1,919               
Prepaid rent 11,835            29,280             
Tenant security deposits 59,624            61,281             

Total deposits and prepayment liabilities 71,459 92,480

Long-term liabilities
Mortgages payable 21,906,316     21,366,179       
Due to affiliates 437,390          428,194            
Accrued interest payable 1,894,646       1,470,178         

 
Total long-term liabilities 24,238,352     23,264,551       

Total liabilities 24,845,885 28,031,661

Contingencies -                  -                   

Members’ equity
Members’ equity 21,742,778     19,757,090       
Noncontrolling interest 25,357,860     27,647,923       
Accumulated other comprehensive income (loss) 39,868            (31,318)            

Total liabilities and members’ equity 71,986,391$    75,405,356$     

Liabilities and Members’ Equity
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2012 2011

Operating income
Development and consulting fees 12,748,672$      14,084,823$       
Sales - residential units 1,057,400         680,000             
Rental income 1,696,766         1,612,469          

Total operating income 15,502,838 16,377,292
 

Operating expenses
Cost of sales - residential units 1,258,704         921,907             
Salaries, payroll taxes and employee benefits 3,527,763         3,476,645          
Professional fees 578,942            373,801             
Property management fees 116,892            115,923             
Rent 27,128              21,498               
Miscellaneous taxes and licenses 314,281            298,449             
Utilities 400,568            397,064             
Office cleaning and other occupancy expenses 103,619            102,220             
Publications and subscriptions -                     1,972                 
Telephone 67,143              73,546               
Insurance 136,852            129,397             
Real estate taxes 179,504            174,994             
Automobile expenses and parking -                     4,489                 
Travel and entertainment 203,839            129,008             
Dues and memberships 20,075              13,722               
Repairs and maintenance 214,531            126,480             
Advertising and promotion 48,394              33,187               
Office supplies and expense 404,393            382,515             
Nonrecoverable development expenses 343,122            178,187             
Contributions 61,220              48,409               
Seminars and continuing education 5,784                7,474                 
Lease-up expense 89,572              6,626                 
Depreciation 1,504,551         1,534,338          
Amortization 58,014              54,187               

Total operating expenses 9,664,891 8,606,038

Operating income 5,837,947 7,771,254

Other income (expenses)
Income from limited partnerships 17,042              260,297             
Interest and other income 28,750              40,138               
Interest expense (758,343)           (884,742)            

 
Total other income (expenses) (712,551) (584,307)

Net income 5,125,396         7,186,947          

Other comprehensive income (loss)
Unrealized loss on marketable securities 22,382              (12,486)              
Unrealized gain on interest rate swap 48,804              86,305               

Comprehensive income 5,196,582         7,260,766          

Net comprehensive income (loss) allocated to noncontrolling interest (2,105,863)        (1,942,958)          

Net comprehensive income (loss) allocated to members 7,302,445$        9,203,724$        
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Accumulated 

Other
Members’ Noncontrolling Comprehensive

Equity Interest Income (Loss) Total

Beginning, December 31, 2010 16,672,563$       29,286,794$      (105,137)$          45,854,220$       

Net income (loss) 9,216,210 (2,029,263)        -                     7,186,947

Other comprehensive
income (loss)

Unrealized loss on 
marketable securities -                     -                    (12,486)             (12,486)

Unrealized gain on interest 
rate swap -                     -                    86,305              86,305

Contributions -                     434,392            -                     434,392

Distributions (6,131,683) (44,000)             -                     (6,175,683)

Ending, December 31, 2011 19,757,090 27,647,923 (31,318) 47,373,695

Net income (loss) 7,381,459 (2,256,063)        -                     5,125,396

Other comprehensive
income (loss)

Unrealized gain on 
marketable securities -                     -                    22,382              22,382

Unrealized gain on interest 
rate swap -                     -                    48,804              48,804               

Distributions (5,395,771) (34,000)             -                     (5,429,771)

Ending, December 31, 2012 21,742,778$       25,357,860$      39,868$             47,140,506$       
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2012 2011

Cash flows from operating activities
Net income 5,125,396$         7,186,947$         
Adjustments to reconcile net income to net cash
provided by operating activities

Depreciation 1,504,551          1,534,338           
Amortization 58,014                54,187                
Gain on sale of marketable securities -                     (2,689)                
Income from limited partnerships (17,042)              (260,297)             
(Increase) decrease in assets

Miscellaneous receivables (13,463)              (97,974)               
Development fees receivable 716,133             (1,180,728)          
Prepaid expenses and other assets (627)                   (12,657)               
Inventory - residential units 1,100,853          776,324              
Tenant security deposits 1,591                  (1,121)                
Investments in limited partnerships 64,730                 -                      

Increase (decrease) in liabilities
Accounts payable and accrued expenses 65,151                (181,995)             
Tenant security deposits (3,576)                27,261                
Prepaid rent (17,445)              -                     
Accrued interest payable 418,612             431,882              

Net cash provided by operating activities 9,002,878          8,273,478           

Cash flows from investing activities
Investment in fixed assets - net of refunds (58,892)              36,114                
Purchase of marketable securities (5,592)                (7,461)                
Sale of marketable securities -                     35,739                
Advanced project costs receivable 254,917             (215,022)             
Net withdrawals from restricted deposits and funded reserves 1,193,279          206,181              
Due from affiliates (438,026)            (9,800)                

Net cash provided by investing activities 945,686             45,751                

Cash flows from financing activities
Repayment of mortgages payable (3,392,668)         (1,493,211)          
Proceeds from mortgages payable 1,985,705          21,019                
Proceeds from line of credit 300,000             -                     
Repayment of line of credit (2,500,000)         (1,000,000)          
Due to affiliate 9,196                  (28,232)               
Distributions (5,395,771)         (6,131,683)          
Note payable payments (1,947)                (4,407)                
Noncontrolling interest contributions -                     434,392              
Noncontrolling interest distributions (34,000)              (44,000)               
Loan costs paid (60,419)                -                      

Net cash used in financing activities (9,089,904)         (8,246,122)          

Net increase in cash 858,660             73,107                

Cash, beginning 1,538,441          1,465,334           

Cash, end 2,397,101$         1,538,441$         

Supplemental disclosure of cash flow information
Cash paid for interest 388,535$            452,860$            
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Note 1 - Organization and Nature of Operations 

Pennrose Development, LLC (PDLLC) and Affiliates (collectively, the Company) was 
formed under the laws of the Commonwealth of Pennsylvania.  The Company is 
involved in real estate rentals, for sale activities and provides development services.  
The Company provides these services for limited partnerships and limited liability 
companies in which it is a general partner or a member, and for affiliated companies 
under various terms and conditions.  The Company operates in various states, 
including Pennsylvania, New Jersey, New York, Maryland, Connecticut, Alabama, 
Ohio, and Tennessee.   

The Company holds interests in limited partnerships and limited liability companies 
which are governed by a limited partnership or operating agreement and Internal 
Revenue Code Section 42.  Each building of the respective projects has qualified for 
and been allocated low-income housing tax credits pursuant to Internal Revenue 
Code Section 42, which regulates the use of the project as to occupant eligibility and 
unit gross rent, among other requirements.  Each building of the project must meet 
the provisions of these regulations during each of 15 consecutive years.  Failure to 
comply with occupant eligibility and/or unit gross rent, or to correct noncompliance 
within a specified time period could result in recapture of previously taken low-
income housing tax credits plus interest.  Such potential noncompliance may require 
an adjustment to the contributed capital by the investor limited partner or member.  
In addition, the limited partnerships and limited liability companies have executed 
Deeds of Easement and Restrictive Covenants for Extended Low-income 
Occupancy, which require the utilization of the respective projects pursuant to 
Section 42 for an amount of time ranging from 30 to 40 years, even if the limited 
partnerships or limited liability companies dispose of the projects. 

By agreement, the Company is to be terminated by September 2, 2054 unless other 
events have occurred as defined in the operating agreement. 

Note 2 - Summary of Significant Accounting Policies 

Principles of Consolidation and Combination 

The consolidated and combined financial statements include the financial 
statements of Pennrose Development, LLC, the operating entities that have been 
consolidated, and entities that are combined with the accounts of the affiliates with 
common control.  All significant intercompany balances and transactions have been 
eliminated. 

The following affiliated entity is included in the combined group: 

- Pennrose Properties, LLC 
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The following affiliated entities are included in the consolidated group: 

- PHQ, LLC 

- Summerset Condominium Limited Partnership 

- East Camden Associates II, LLC 

- Pennrose Formation, LLC 

- Pennrose Formation Mobile, LLC 

PHQ, LLC is the entity formed for the purpose of owning the office building being 
leased to the Company.   

Summerset Condominium Limited Partnership was formed for the purpose of 
developing, selling, and renting market rate condominiums.   

East Camden Associates II, LLC owns a general partner interest in Westfield Acres 
Urban Renewal Associates II, LP and Westfield Acres Urban Renewal Associates III, 
LP.  East Camden Associates II, LLC is deemed to be the primary beneficiary; 
therefore, the financial activity of Westfield Acres Urban Renewal Associates II, LP 
and Westfield Acres Urban Renewal Associates III, LP has been consolidated into 
East Camden Associates II, LLC. 

Pennrose Formation, LLC owns a managing member interest in Glenbrook at 
Oxmoor I, LLC, Glenbrook at Oxmoor II, LLC, and Glenbrook at Oxmoor III, LLC, 
and is deemed to be the primary beneficiary; therefore, the financial activity of these 
entities have been consolidated into Pennrose Formation, LLC. 

Pennrose Formation Mobile, LLC is the developer of various properties in Mobile, 
Alabama. 

Investment in Limited Partnerships and LLCs 

The Company holds interests of 50% or less in various limited partnerships and 
limited liability companies which are accounted for using the equity method.  Under 
the equity method of accounting, the initial investment is recorded at cost, and is 
subsequently increased by the investors’ share of earnings, and decreased by the 
investors’ share of losses and distributions.     
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The Company regularly assesses the carrying value of its investment in the limited 
partnerships and limited liability companies.  If the carrying value is considered to 
exceed the estimated value derived by management (which contemplates low-
income housing tax credits and potential residual value, among other things), the 
Company reduces its investment in the limited partnership or limited liability 
company and reduction in equity in loss of investment. 

The entities that the Company invests in are considered to be variable interest 
entities; however, the Company is not considered to be the primary beneficiary and, 
therefore, has not included these in the consolidation.  The Company’s maximum 
exposure to loss as a result of its involvement with these variable interest entities is 
equal to their investment balance as of December 31, 2012 and 2011. 

Use of Estimates 

The preparation of financial statements in conformity with accounting principles 
generally accepted in the United States of America requires management to make 
estimates and assumptions that affect the reported amounts of assets and liabilities 
and disclosure of contingent assets and liabilities at the date of financial statements, 
and the reported amounts of revenue and expenses during the reporting period.  
Actual results could differ from those estimates. 

Inventory 

Inventory includes the cost of acquisition and construction of a project that is being 
developed as for sale condominiums carried at the lower of cost or market value.  
Costs capitalized include the direct costs related to this construction among other 
items including interest and taxes.  Sales of these residential units are recognized 
when the Company conveys title to the buyer in full settlement of the sales price.  
The related cost of sales is relieved from inventory at settlement.   

Property and Equipment 

Buildings and improvements, furniture, fixtures and equipment are recorded at cost 
and depreciated using the straight-line method over estimated useful lives (which 
range from five to forty years).  Repairs and maintenance are charged against 
earnings as incurred. 

Impairment of Long-Lived Assets 

The Company reviews its rental property for impairment whenever events or 
changes in circumstances indicate that the carrying value of an asset may not be 
recoverable.  When recovery is reviewed, if the undiscounted cash flows estimated 
to be generated by the property are less than its carrying amount, management 
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compares the carrying amount of the property to its fair value in order to determine 
whether an impairment loss has occurred.  The amount of the impairment loss is 
equal to the excess of the asset’s carrying value over its estimated fair value.  No 
impairment loss has been recognized during the years ended December 31, 2012 
and 2011. 

Deferred Fees and Amortization 

Financing fees are amortized over the term of the loan using the straight-line 
method.  Accounting principles generally accepted in the United States of America 
require that the effective yield method be used to amortize financing costs; however, 
the effect of using the straight-line method is not materially different from the results 
that would have been obtained under the effective yield method. 

Costs related to obtaining low-income housing tax credits are being amortized over 
the mandatory 15-year compliance period. 

Amortization is described further in note 7. 

Development Fees Receivable, Tenant Receivables, and Bad Debts 

Development fees, advanced project costs, and tenant receivables are charged to 
bad debt expense when they are determined to be uncollectible based upon a 
periodic review of accounts by management. Accounting principles generally 
accepted in the United States of America require that the allowance method be used 
to recognize bad debts; however, the effect of using the direct write-off method is not 
materially different from the result that would have been obtained under the 
allowance method.    

Development and Consulting Fees 

The Company receives fees for the performance of development and consulting 
services for properties which it develops on behalf of sponsored entities.  The fees 
are generally earned ratably over the development period in accordance with the 
respective fee agreements.  The payment of the fees is funded by the proceeds of 
investor capital contributions to the entities or from the entities’ cash flow or capital 
proceeds. For the years ended December 31, 2012 and 2011, the amount of 
development and consulting fees revenue earned under fee agreements with related 
parties represents 99.94% and 96.07%, respectively, of total revenue. 
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Rental Income 

Rents are recognized as income on the accrual basis as they are earned.  Advance 
receipts of rental income are deferred and classified as liabilities until earned.  All 
leases between the Company and tenants of the property are considered to be 
operating leases.  

Income Taxes 

The Companies and the Partnership have elected to be treated as pass-through 
entities for income tax purposes and, as such, are not subject to income taxes.  
Rather, all items of taxable income, deductions, and tax credits are passed through 
to, and are reported by, their owners on their respective income tax returns.  The 
Companies’ and the Partnership’s federal tax status as pass-through entities are 
based on their legal status as limited liability companies or limited partnership.  
Accordingly, the Companies and the Partnership are not required to take any tax 
positions in order to qualify as pass-through entities.  The Companies and the 
Partnership are required to file, and do file, tax returns with the Internal Revenue 
Service and other taxing authorities.  Accordingly, these financial statements do not 
reflect a provision for income taxes and the Companies and the Partnership have no 
other tax positions which must be considered for disclosure. Income tax returns filed 
by the Company are subject to examination by the Internal Revenue Service for a 
period of three years. While no income tax returns are currently being examined by 
the Internal Revenue Service, tax years since 2009 remain open. 

Investments 

The Company has accounted for marketable securities in accordance with 
accounting guidance for certain investments in equity securities.  The Company’s 
marketable securities are classified as available-for-sale and are carried at fair value 
determined by quoted market prices (market approach) as of the date nearest the 
consolidated and combined balance sheet date.  Unrealized holding gains and 
losses are included as a separate component of members’ equity as other 
accumulated comprehensive gain or loss. 

Fair Value Measurements 

The accounting standard for fair value measurement and disclosure defines fair 
value, establishes a framework for measuring fair value, and provides for expanded 
disclosure about fair value measurements.  The accounting standard was applied to 
the Company’s financial assets and liabilities effective January 1, 2008, and to 
certain nonfinancial assets and liabilities effective January 1, 2009.  Fair value is 
defined by the accounting standard for fair value measurement and disclosures as 
the exchange price that would be received for an asset or paid to transfer a liability 
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(exit price) in the principal or most advantageous market for the asset or liability in 
an orderly transaction between market participants on the measurement date.  It 
also establishes a fair value hierarchy that prioritizes observable and unobservable 
inputs used to measure fair value into three levels. 

There are three general valuation techniques that may be used to measure the fair 
value, as described below: 

 Market approach (Level One) - Uses prices and other relevant information 
generated by market transactions involving identical or comparable assets 
and liabilities.  Prices may be indicated by pricing guides, sale transactions, 
market trades, or other sources; 

 Cost approach (Level Two) - Based on the amount that currently would be 
required to replace the service capacity of an asset (replacement cost); and 

 Income approach (Level Three) - Uses valuation techniques to convert future 
amounts to a single present amount based on current market expectations 
about the future amounts (includes present value techniques and option-
pricing models).  Net present value is an income approach where a stream of 
expected cash flows is discounted at an appropriate market interest rate. 

In instances where the determination of the fair value measurement is based on 
inputs from different levels of the fair value hierarchy, the fair value measurement 
will fall within the lowest level input that is significant to the fair value measurement 
in its entirety. 

Derivative Instruments and Hedging Activities 

During the years ended December 31, 2011 and 2012, the Company had one 
interest rate swap outstanding that was used to mitigate the economic impact of 
changes in interest rates.  The Company did not enter into the derivative transaction 
for trading or other speculative purposes.  The swap is designated as a cash flow 
hedge and is being used to offset the risk of changes in cash flows associated with 
benchmark interest payments on a variable rate mortgage loan.  Interest rate swap 
contracts designated and qualifying as cash flow hedges are reported at fair value.  
Accordingly, the fair value of the interest rate swaps will be recognized as a 
component of noncontrolling interest for the year ended December 31, 2011.  As of 
December 31, 2011, an interest rate swap gain of $86,305 is included in 
noncontrolling interest.  During 2012, the interest rate swap was satisfied in full and 
an unrealized gain of $48,404 was recognized as a component of minority interest. 
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Compensated Absences 

Employees of the Company are entitled to paid vacation.  It is impractical to estimate 
the amount of compensation for future absences and, accordingly, no liability has 
been recorded in the accompanying financial statements.  The Company’s policy is 
to recognize these absences when actually paid to employees.  Management 
believes these unrecorded costs are not material to these financial statements. 

Advertising Costs 

Advertising costs are charged to operations when incurred. 

Variable Interest Entities 

The Company is the developer and the co-guarantor of obligations under partnership 
and loan documents of limited partnerships formed since the Company’s inception 
for the purpose of constructing, owning, and operating low-income apartment 
complexes of various sizes. The Company’s developer fees receivable and the 
Company’s guarantees of obligations under the partnership agreements represent 
variable interests in affiliated low-income housing tax credit properties which have 
been determined to be variable interest entities.  The aggregate interests of the 
Company and various affiliates caused the related party group to be the primary 
beneficiaries of these variable interest entities; however, the Company is not 
considered the party most closely associated with the entities and, therefore, has not 
consolidated the variable interest entities. 

As of December 31, 2012, the Company’s maximum exposure to loss as a result of 
its involvement with these variable interest entities is equal to the outstanding 
subordinate loans receivable in the amount of $9,120,133, fees receivable in the 
amount of $9,759,682, and the aggregate exposure under various guarantees. 

Note 3 - Development Fees Receivable 

The Company has entered into fee agreements, primarily with related parties, for the 
development of real estate.  Such fees are generally earned over the construction 
period and payable from development sources and cash flow of the developing 
entity.  Fees are only recognized to the extent earned and payment is to be made 
from available development sources.  Due to the contingent nature of payment, any 
fees expected to be paid from cash flow are not recognized until payment is 
received.  As of December 31, 2012 and 2011, the amount of development fees 
receivable and earned under fee agreements with related parties represents 100% 
and 98.99%, respectively.  The total estimated amount of deferred development fees 
earned but not recognized as revenue as of December 31, 2012 and 2011 is 
$8,501,551 and $11,138,973, respectively. 
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Note 4 - Advanced Project Costs 

Advanced project costs represent direct project costs for future developments and 
advances to affiliated entities which have projects in various stages of the 
development process.  Such costs are recovered either from mortgage or 
syndication proceeds when closing occurs, with interest, which is earned at the rate 
of 15% per annum.  Due to the uncertainty in regarding the timing of the payments, 
the Company recognizes the revenue when it is received.  Direct project costs and 
expenses on ventures that do not materialize within a reasonable length of time are 
charged to expense. 

Note 5 - Related Party Transactions  

During the years ended December 31, 2012 and 2011, Pennrose Development, LLC 
advanced funds to affiliates.  These advances do not bear interest and are payable 
on demand.  As of December 31, 2012 and 2011, $517,114 and $79,088, 
respectively, remain receivable.   

In conjunction with the development of Westfield Acres Urban Renewal Associates 
II, LP, the developers collectively earned a fee in the amount of $1,085,000.  As of 
December 31, 2012 and 2011, $739,949 remains payable, of which $620,934 is 
payable to Pennrose Development, LLC and was eliminated in consolidation.  The 
remaining amount payable of $119,015 is included in due to affiliates. 

In conjunction with the development of Westfield Acres Urban Renewal Associates 
III, LP, Pennrose Development, LLC earned a fee in the amount of $669,013.  As of 
December 31, 2012 and 2011, $11,736 remains payable and was eliminated in 
consolidation. 

In conjunction with the development of Glenbrook at Oxmoor I, LLC, the developers 
collectively earned a fee in the amount of $2,244,880.  As of December 31, 2012 
and 2011, $280,610 remains payable and is included in due to affiliates. 

Pennrose Development, LLC advanced funds to Summerset Condominium Limited 
Partnership.  These funds are noninterest bearing and due on demand.  As of 
December 31, 2012 and 2011, $-0- and $80,550, respectively, remain receivable 
and were eliminated in consolidation. 
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An affiliate advanced funds to Glenbrook at Oxmoor II, LLC.  These funds are 
noninterest bearing and due on demand.  As of December 31, 2012 and 2011, 
$32,155 and $24,159, respectively, remain payable and are included in due to 
affiliates. 

An affiliate advanced funds to Glenbrook at Oxmoor III, LLC.  These funds are 
noninterest bearing and due on demand.  As of December 31, 2012 and 2011, 
$5,610 and $4,410, respectively, remain payable and are included in due to 
affiliates. 

Westfield Acres Urban Renewal Associates II, LP contracted with Pennrose 
Management Company, an affiliate, to manage the day-to-day operations of the 
property.  Under the terms of the agreement, Pennrose Management Company is 
entitled to receive a fee equal to $41 per unit per month multiplied by the percentage 
of units occupied as compensation for its services.  For the years ended December 
31, 2012 and 2011, $34,973 and $35,506, respectively, were incurred under the 
contract.  As of December 31, 2012 and 2011, $44,059 and $27,318, respectively, 
remain payable and are included in accounts payable and accrued expenses. 

Westfield Acres Urban Renewal Associates III, LP contracted with Pennrose 
Management Company, an affiliate, to manage the day-to-day operations of the 
property.  Under the terms of the agreement, Pennrose Management Company is 
entitled to receive a fee equal to $41 per unit per month multiplied by the percentage 
of units occupied as compensation for its services.  For the years ended December 
31, 2012 and 2011, $36,367 and $36,080, respectively, were incurred under the 
contract.  As of December 31, 2012 and 2011, $3,972 and $41, respectively, were 
overpaid and are included in accounts payable and accrued expenses. 

Glenbrook at Oxmoor I, LLC contracted with Pennrose Management Company, an 
affiliate of the managing member, to manage the day-to-day operations of the 
property of the property for a fee equal to 6% of the maximum imputed tax credit 
rents (subject to certain exclusions) as compensation for its services.  For the years 
ended December 31, 2012 and 2011, $45,552 and $44,337, respectively, were 
incurred under the contract.  As of December 31, 2012 and 2011, $8,838 and 
$8,337, respectively, remain payable and are included in accounts payable and 
accrued expenses. 
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Note 6 - Investment in Limited Partnerships and Limited Liability Companies 

Pennrose Properties, LLC has investments in various affiliated partnerships and 
limited liability companies that they account for under the equity method.  Total 
investments in these affiliated entities at December 31, 2012 and 2011 are as 
follows: 

Entity %
Investment at 
12/31/2012

Investments
eliminated in
consolidation Total

Bradhurst 100 Development, LLC 50% -$               -$                -$               
Transit Village Associates, LLC 49.5% -$               -                 -                 
200 Bradhurst Developers, LLC 50% -                -                 -                 
Sutton Garage, LLC 50% (1,500)           -                 (1,500)            
Uplands Visionaries, LLC 35% 155,134        -                 155,134         
East Camden Associates II, LLC 83.75% (361)              361                -                 
Summerset Condominium, LP 75% -                -                 -                 
Pennrose-Formation, LLC 70% (24,300)         24,300          -                 
Uni-Penn NJ, LLC 50% (8,971)           -                 (8,971)            

120,002$       24,661$         144,663$       

 

Entity %
Investment at 
12/31/2011

Investments
eliminated in
consolidation Total

Bradhurst 100 Development, LLC 50% -$                -$                -$                
200 Bradhurst Developers, LLC 50% -                  -                  -                  
Sutton Garage, LLC 50% (414)                -                  (414)                
Uplands Visionaries, LLC 35% 202,923          -                  202,923          
East Camden Associates II, LLC 83.75% (313)                313                 -                  
Summerset Condominium, LP 75% 397,346          (397,346)         -                  
Pennrose-Formation, LLC 70% (24,237)           24,237            -                  
Uni-Penn NJ, LLC 50% (8,881)             -                  (8,881)             

566,424$        (372,796)$       193,628$        
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Summarized financial information of the above entities as of December 31, 2012 and 
2011 follows:  

2012 2011

Cash 3,950,941$      2,814,690$       
Receivables 3,319,389       6,203,837         
Restricted deposits and funded reserves 2,929,477       1,416,254         
Investment in property, including 

construction-in-progress 344,915,228   72,772,461       
Other assets 3,990,830       1,672,125         

Total assets 359,105,865$  84,879,367$     

Mortgages 203,515,933$  50,374,991$     
Other liabilities 25,469,043     4,247,934         
Equity 130,120,889   30,256,442       

Total liabilities and equity 359,105,865$  84,879,367$     

Liabilities and Equity

Assets

Summarized Balance Sheets

 

2012 2011

Revenue 14,931,669$    2,900,012$       

Expenses 18,501,551     4,235,398         

Net (loss) income (3,569,882)$     (1,335,386)$      

Summarized Statements of Operations
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Note 7 - Intangibles 

At December 31, 2012 and 2011, intangibles are comprised of the following: 

Westfield Acres Urban Renewal Associates III, LP

Method Period 2012 2011

Mortgage costs Straight-line 50 years 54,500$           54,500$           
Less accumulated
   amortization 6,177                5,087                

48,323$           49,413$           

Tax credit fees Straight-line 15 years 223,947$         223,947$          
Less accumulated
   amortization 84,603              69,673              

139,344$         154,274$          

 
Westfield Acres Urban Renewal Associates II, LP

Method Period 2012 2011

Mortgage costs Straight-line 30 years 158,735$         158,735$          
Less accumulated
   amortization 27,337              22,046              

131,398$         136,689$          

Tax credit fees Straight-line 15 years 294,692$         294,692$          
Less accumulated
   amortization 98,777              79,131              

195,915$         215,561$          
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Glenbrook at Oxmoor I, LLC

Method Period 2012 2011

Mortgage costs Straight-line 40 years 94,623$           94,623$           
Less accumulated
   amortization 8,774                6,409                

85,849$           88,214$           

Tax credit fees Straight-line 15 years 162,973$         162,973$          
Less accumulated
   amortization 39,888              29,023              

123,085$         133,950$          

PHQ LLC

Method Period 2012 2011

Mortgage costs Straight-line 5 years 60,419$           -$                 
Less accumulated
   amortization 3,827                -                    

56,592$           -$                 

 
Annual amortization expense for each of the next five years will be $66,271. 

Note 8 - Restricted Deposits and Funded Reserves 

Pursuant to various agreements, certain sums of monies are required to be placed 
on restricted deposit.  The withdrawal of these funds is subject to approval.  
Restricted deposits and funded reserves are made up of the following as of 
December 31, 2012 and 2011: 

2012 2011
PHQ, LLC

Guaranty deposit collateral account -$                 1,073,671$       

Replacement reserve 82,461$           80,257$            
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2012 2011
Westfield Acres Urban Renewal Associates II, LP

Replacement reserve 42,379$           58,252$            

Operating reserve 242,982$         246,811$          

Supportive service escrow 230,818$         260,577$          

Westfield Acres Urban Renewal Associates III, LP

Replacement reserve 39,931$           54,825$            

ACC reserve 298,750$         240,473$          

Summerset Condominium Limited Partnership

Working capital escrow -$                 1,919$             

Glenbrook at Oxmoor I, LLC

Replacement reserve 75,007$           45,003$            

Mortgage escrows 49,751$           124,588$          

Affordability reserve 137,429$         137,335$          

Operating reserve 176,392$         245,468$          
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Note 9 - Marketable Securities  

Distributions earned by a shareholder are being retained by the Company and have 
been invested in marketable securities that are classified as available-for-sale.  The 
terms of the restricted membership interest agreement stipulate that the Company 
will not withdraw or encumber the funds, subject to the provision that the funds may 
be available to satisfy the claims of unsecured general creditors of the Company.  
The following table presents the Company’s marketable securities that were 
measured at fair value on a recurring basis as of December 31, 2012 and 2011: 

Estimated fair 
value at 

12/31/2012

Gains in 
accumulated 

other 
comprehensive 
income (loss)

Losses in 
accumulated 

other 
comprehensive 
income (loss)

Marketable securities 296,734$        39,868$          -$                

Securities held less than 1 year -$                -$                -$                
Securities held more than 1 year 296,734         39,868           -                  

296,734$        39,868$          -$                

Estimated fair 
value at 

12/31/2011

Gains in 
accumulated 

other 
comprehensive 
income (loss)

Losses in 
accumulated 

other 
comprehensive 
income (loss)

Marketable securities 267,483$        17,486$          -$                

Securities held less than 1 year -$                -$                -$                
Securities held more than 1 year 267,483         17,486           -                  

267,483$        17,486$          -$                
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Fair values of investments measured on a recurring basis are as follows: 

Quoted prices 
in market Significant Unobservable
approach other cost income

at 12/31/2012 approach approach Total

Marketable securities 296,734$         -$                -$                 296,734$        

Quoted prices 
in market Significant Unobservable
approach other cost income

at 12/31/2011 approach approach Total

Marketable securities 267,483$         -$                -$                 267,483$        

 
Note 10 - Line of Credit  

The Company has established a line of credit with Luzerne Bank, which consists of a 
revolving portion for short term borrowings for working capital needs of $8,000,000.  
Interest varies with the Wall Street Journal Prime Rate of Interest, but can at no time 
be less than 4.0% per annum.  Interest on the loan shall be due monthly, and the 
principal is due on demand along with any accrued interest and charges.  The line of 
credit is available until October 31, 2013 at which time a request for renewal may be 
submitted.  The line of credit is secured by all accounts receivable, furniture, fixtures 
and equipment and general intangibles of the Company as well as the guaranty of 
the Company’s members.  During the years ended December 31, 2012 and 2011, 
interest expense was $113,476 and $170,944, respectively.  As of December 31, 
2012 and 2011, the outstanding principal balance is $-0- and $2,200,000, 
respectively. 
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Note 11 - Mortgages Payable 

As of December 31, 2012 and 2011, mortgages payable are comprised of the following: 

Entity Lender Name Total Commitment Maturity Date Interest Rate
Security/ 
Guaranty Payment Terms

Outstanding 
Balance 

12/31/2012

Outstanding 
Balance 

12/31/20111

PHQ, LLC
Wells Fargo Bank, 
N.A. 1,985,705$          7/12/2017

One-Month LIBO 
Rate (2.95%) Note A

Monthly payments of 
$5,367 1,958,870$          -$                    

PHQ, LLC
Wachovia Bank, 
N.A 2,250,000            6/1/2012

LIBOR plus 2.25% 
(2.51% at 
December 31, Note A Amortizing -                      2,009,910            

PHQ, LLC
Richard K. Barnhart 
and Mark H. 554,500               5/16/2045 0.50% Note A Due at maturity 544,500               544,500               

PHQ, LLC
Wachovia Bank, 
N.A 1,073,671            5/16/2045 1.00% Note B

Interest is due 
monthly; principal is 
due at maturity -                      1,073,671            

PHQ, LLC
Richard K. Barnhart 
and Mark H. 259,829               5/16/2045 0.50% Note A Due at maturity 259,829               259,829               

Summerset
Condominium
Limited Partnership First Niagara 1,150,000            9/29/2013 5.00% Note C

Monthly payments of 
interest of $3,688 -                      264,705               

Summerset
Condominium
Limited Partnership

Urban 
Redevelopment 
Authority of 
Pittsburgh (URA) 252,000               Upon sale of final unit 0.00% Note C

Payment of $7,000 
upon each sale -                      21,000                 

Westfield Acres Urban 
Renewal Associates II, 
LP

New Jersey 
Housing and 
Mortgage Finance 
Agency (NJHMFA) 2,000,000            12/1/2046 1.00% Note C

Annual repayments 
made from 25% of 
available cash flow; 
any unpaid amounts 
due at maturity 2,000,000            2,000,000             
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Entity Lender Name Total Commitment Maturity Date Interest Rate
Security/ 
Guaranty Payment Terms

Outstanding 
Balance 

12/31/2012

Outstanding 
Balance 

12/31/20111

Westfield Acres Urban 
Renewal Associates II, 
LP

Housing Authority of 
the City of Camden 2,184,428            11/2/2057

1.00% 
compounded 
annually Note C Due at maturity 2,184,428            2,184,428            

Westfield Acres Urban 
Renewal Associates II, 
LP

Neighborhood 
Preservation 
Balanced Housing 
Program, NJDCA 2,039,437            12/1/2057

1.00% 
compounded 
annually Note C

Annual repayments 
made from 50% of 
available cash flow; 
any unpaid amounts 
due at maturity 2,039,437            2,039,437            

Westfield Acres Urban 
Renewal Associates II, 
LP

Federal Home Loan 
Bank 360,000               11/1/2057 0% Note C Due at maturity 360,000               360,000               

Westfield Acres Urban 
Renewal Associates III, 
LP

Housing Authority of 
the City of Camden -
HOPE VI 747,729               6/1/2057

4.38% 
compounded 
annually Note C Due at maturity 747,729               747,729               

Westfield Acres Urban 
Renewal Associates III, 
LP

Neighborhood 
Preservation 
Balanced Housing 
Program, NJDCA 2,576,681            6/1/2057

1.00% 
compounded 
annually Note C Due at maturity 2,613,681            2,613,681            

Westfield Acres Urban 
Renewal Associates III, 
LP

Federal Home Loan 
Bank 365,000               6/1/2057 0% Note C Due at maturity 365,000               365,000               

Glenbrook at Oxmoor I, 
LLC

Centerline Mortgage 
Partners, Inc. 1,315,000            6/1/2040 7.61% Note C

Monthly payments of 
principal and interest 
of $9,294 1,287,788            1,299,196            

Glenbrook at Oxmoor I, 
LLC

Housing Authority of 
the Birmingham 
District - HOPE VI 6,476,532            6/1/2059

4.02% 
compounded 
annually Note C

Annual repayments 
made from 50% of 
available cash flow; 
any unpaid amounts 
due at maturity 6,476,532            6,476,532            
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Entity Lender Name Total Commitment Maturity Date Interest Rate
Security/ 
Guaranty Payment Terms

Outstanding 
Balance 

12/31/2012

Outstanding 
Balance 

12/31/20111

Glenbrook at Oxmoor II, 
LLC

Housing Authority of 
the Birmingham 
District 613,454               

At the earliest of the first 
disbursement of a 
construction or 
permanent loan from the 
Housing Authority of the 
Birmingham District, the 
date on which the 
Authority is advised that 
the development phase 
of the project has been 
abandoned, or the date 
on which the master 
development agreement 
is terminated. 0.00% Note C Due at maturity 206,800               191,939               

Glenbrook at Oxmoor II, 
LLC

Housing Authority of 
the Birmingham 
District - HOPE VI 460,533               

At the earliest of the 
disbursement of the 
construction/permanent 
loan or 11/24/2010 0.00%

Notes C 
and D Due at maturity 460,533               460,533               

Glenbrook at Oxmoor III, 
LLC

Housing Authority of 
the Birmingham 
District - HOPE VI 129,468               

At the earliest of the first 
disbursement of a 
construction or 
permanent loan from the 
Housing Authority of the 
Birmingham District, the 
date on which the 
Authority is advised that 
the development phase 
of the project has been 
abandoned, or the date 
on which the master 
development agreement 
is terminated. 0.00% Note C Due at maturity 16,664                 16,664                 
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Entity Lender Name Total Commitment Maturity Date Interest Rate
Security/ 
Guaranty Payment Terms

Outstanding 
Balance 

12/31/2012

Outstanding 
Balance 

12/31/20111

Glenbrook at Oxmoor III, 
LLC

Housing Authority of 
the Birmingham 
District - HOPE VI 460,533               

At the earliest of the 
disbursement of the 
construction/permanent 
loan or 11/24/2010 0.000%

Notes C 
and D Due at maturity 460,533               460,533               

21,982,324$       23,389,287$       

Note A: Guaranteed by PDLLC and collateralized by a security interest in all assets of PHQ, LLC.
Note B: Guaranteed by PDLLC and secured by first priority interest in guaranty deposit account.
Note C: Collateralized by the real property of the respective company or partnership.
Note D: Management is currently negotiating an additional 36-month extension.

 
Aggregate maturities of the mortgages payable for the next five years and thereafter are as follows:   

2013 76,008$            
2014 78,170              
2015 82,102              
2016 86,252              
2017 1,691,970          

Thereafter 19,966,254        

Less current portion (76,008)              

Long-term mortgages payable 21,906,316$      
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Note 12 - Swap Agreement 

As of December 31, 2011, the unrealized gain on the interest rate swap of $86,305 
is classified within the unobservable income approach of the fair value hierarchy.  
The following table presents the financial liability that the Company measured at fair 
value as of December 31, 2011: 

2011

Quoted prices
in market
approach

Significant
other cost
approach

Unobservable
income

approach Total

Interest rate swap - 
a Facility Senior Loan -$                48,804$          -$                 48,804$          

 
Note 13 - Note Payable 

The Company obtained a note payable from Ford Motor Credit in the amount of 
$16,192 for transportation equipment.  The note bears interest at 8.29% and is 
secured by the transportation equipment.  Beginning June 11, 2008, monthly 
principal and interest payments are due in the amount of $397.  The note matured 
on May 11, 2012.  Interest expense for the years ended December 31, 2012 and 
2011 was $40 and $361, respectively.  During 2012 and 2011,  the Company made 
principal payments aggregating $1,947 and $4,407, respectively, resulting in an 
outstanding balance of $-0- and $1,947, respectively, at December 31, 2012 and 
2011. 

Note 14 - Concentration of Credit Risk 

The Company maintains its cash accounts at multiple financial institutions.  At times, 
these balances may exceed the federal insurance limits.  The Company has not 
experienced any losses with respect to its bank balances in excess of government 
provided insurance.  Management believes that no significant concentration of credit 
risk exists with respect to these cash balances at December 31, 2012 and 2011. 

Note 15 - Contingencies 

The Company has provided various co-guarantees in connection with the 
development of real estate for affiliated entities which include development deficits, 
rent-up and operating deficits. The amounts obligated under these guarantees are 
limited by amount and period of time. Any required funding of development cost 
overruns has been recognized as an increase in deferred development fee, which 
has not been reported as revenue in these financial statements.  For the years 
ended December 31, 2012 and 2011, the Company has not been obligated to fund 
any significant operating deficits under these guarantees.    
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As developer, the Company has posted letters of credit to provide for potential future 
working capital needs and various other requirements associated with the 
development of various properties in the amount of $529,606 and $778,458, 
respectively, as of December 31, 2012 and 2011.  

As developer, the Company had guaranteed predevelopment and construction loan 
commitments of $230,458,566 for affiliated entities at December 31, 2012.  As of 
December 31, 2012 and 2011, the amount outstanding under the predevelopment 
and construction loans is $150,169,997 and $115,133,026, respectively.    

Note 16 - Lease Agreements  

Rental Income 

PDLLC also subleases a portion of the property to Pennrose Management 
Company, an affiliated entity.  Under the terms of the lease, Pennrose Management 
Company is obligated to pay a fixed monthly base rent of $8,005, along with an 
allocation equal to 37.73% of costs such as utilities, maintenance and office cleaning 
through September 30, 2015.   For the years ended December 31, 2012 and 2011, 
rental income earned was $195,138 and $208,991, respectively. 

Note 17 - Other Disclosures of Information Eliminated in Consolidation - Lease 
Agreement 

Upon relocating the Philadelphia office to the current headquarters, which is owned 
by PHQ, LLC, an affiliated entity, an amended lease agreement commenced on May 
2, 2005.  Under the terms of the lease, PDLLC is obligated to pay a fixed monthly 
base rent of $21,218 through August 31, 2030 to PHQ, LLC.  The lease payment 
and corresponding rental income was eliminated during consolidation and therefore 
not reflected in the consolidated and combined statements of operations. 

Minimum future rentals for the next five years are as follows: 

2013 254,613$ 
2014 254,613  
2015 254,613  
2016 254,613  
2017 254,613  
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Note 18 - Subsequent Events  

Events that occur after the consolidated and combined balance sheet date but 
before the consolidated and combined financial statements were available to be 
issued must be evaluated for recognition or disclosure.  The effects of subsequent 
events that provide evidences about conditions that existed at the consolidated and 
combined balance sheet date are recognized in the accompanying consolidated and 
combined financial statements.  Subsequent events which provide evidence about 
conditions that existed after the consolidated and combined balance sheet date 
require disclosure in the accompanying notes.  Management evaluated the activity of 
the Company through June 27, 2013 (the date the consolidated and combined 
financial statements were available to be issued) and concluded that no subsequent 
events have occurred that would require recognition in the consolidated and 
combined financial statements or disclosure in the notes to the consolidated and 
combined financial statements. 
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Combined 
Pennrose 

Development, 
LLC and Other 

Pennrose   Consolidating
Properties, LLC PHQ, LLC Entities Eliminations Total

Assets

Current assets
Cash 2,127,466$          2,792$                266,843$            -$                    2,397,101$         
Development fees receivable 9,759,682 -                    -                    -                      9,759,682
Advanced project costs receivable 2,083,071 -                    -                    -                      2,083,071
Due from affiliates 515,914 -                    1,200                 -                      517,114
Prepaid expenses and other assets -                     -                    42,553               -                      42,553
Marketable securities 296,734 -                    -                    -                      296,734
Miscellaneous receivables 498                     -                    386,624             -                      387,122

Total current assets 14,783,365 2,792 697,220             -                      15,483,377

Deposits held in trust
Tenant security deposits 2,114                  -                    57,388               -                      59,502

Restricted deposits and funded reserves
Escrows and reserves -                     82,461               1,293,439          -                      1,375,900          

Property and equipment
Land -                     30,000               4,461,917          -                      4,491,917          
Buildings and improvements -                     3,819,721          45,178,379        (632,670)              48,365,430        
Construction in progress -                     -                    324,174             -                      324,174             
Furniture, fixtures and equipment 196,340 277,729             1,105,165          -                      1,579,234
Less accumulated depreciation (128,229) (920,823)            (6,606,322)         -                      (7,655,374)

Total property and equipment 68,111 3,206,627          44,463,313        (632,670)              47,105,381

Other assets
Investments in limited partnerships 120,002 -                    -                    24,661                 144,663
Intangibles, net -                     56,592               723,914             -                      780,506             
Advanced project costs - long-term 7,037,062            -                    -                    -                      7,037,062

Total other assets 7,157,064            56,592               723,914             24,661                 7,962,231          

Total assets 22,010,654$        3,348,472$         47,235,274$       (608,009)$            71,986,391$       
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Combined 
Pennrose 

Development, 
LLC and Other 

Pennrose   Consolidating
Properties, LLC PHQ, LLC Entities Eliminations Total

Liabilities and Members’ Equity

Current liabilities
Current portion on mortgages payable -$                   62,810$              13,198$              -$                    76,008$              
Accounts payable and accrued expenses 217,283 -                    234,172             -                      451,455             
Accrued interest payable - current 8,611                  -                    -                    -                      8,611                 

Total current liabilities 225,894 62,810               247,370             -                      536,074

Deposits and prepayment liabilities
Prepaid rent -                     -                    11,835               -                      11,835               
Tenant security deposits 2,114 -                    57,510               -                      59,624               

Total deposits and prepayment 
liabilities 2,114 -                    69,345 -                      71,459

Long-term liabilities
Mortgages payable -                     2,700,389          19,205,927        -                      21,906,316        
Due to affiliates -                     -                    1,070,060          (632,670)              437,390
Accrued interest payable -                     36,234               1,858,412          -                      1,894,646          

Total long-term liabilities -                     2,736,623          22,134,399        (632,670)              24,238,352        

Total liabilities 228,008 2,799,433 22,451,114 (632,670)              24,845,885

Contingencies -                     -                    -                    -                      -                    

Members’ equity
Members’ equity 21,742,778 -                    (24,661)              24,661                 21,742,778
Noncontrolling interest -                     549,039             24,808,821        -                      25,357,860
Accumulated other comprehensive

income (loss) 39,868                 -                    -                    -                      39,868

Total liabilities and members’ equity 22,010,654$        3,348,472$         47,235,274$       (608,009)$            71,986,391$       
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Combined 
Pennrose 

Development, 
LLC and Other 

Pennrose   Consolidating
Properties, LLC PHQ, LLC Entities Eliminations Total

Assets

Current assets
Cash 1,190,158$          18,688$              329,595$            -$                    1,538,441$         
Development fees receivable 10,475,815 -                    -                    -                      10,475,815
Advanced project costs receivable 3,296,973 -                    -                    (80,692)                3,216,281
Inventory - residential units -                     -                    1,100,853          -                      1,100,853
Due from affiliates 79,088 -                    -                    -                      79,088
Prepaid expenses and other assets -                     -                    41,926               -                      41,926
Marketable securities 267,483 -                    -                    -                      267,483
Miscellaneous receivables -                     -                    373,659             -                      373,659

Total current assets 15,309,517 18,688 1,846,033          (80,692)                17,093,546

Deposits held in trust
Tenant security deposits 2,112                  -                    58,981               -                      61,093

Restricted deposits and funded reserves
Guaranty deposit collateral account -                     1,073,671          -                    -                      1,073,671          
Escrows and reserves -                     80,257               1,415,251          -                      1,495,508          

Total restricted deposits and 
funded reserves -                     1,153,928          1,415,251          -                      2,569,179          

Property and equipment
Land -                     30,000               4,461,917          -                      4,491,917          
Buildings and improvements -                     3,819,721          45,178,379        (632,670)              48,365,430        
Construction in progress -                     -                    302,672             -                      302,672             
Furniture, fixtures and equipment 158,950 277,729             1,105,165          -                      1,541,844
Less accumulated depreciation (109,619) (795,109)            (5,246,095)         -                      (6,150,823)

Total property and equipment 49,331 3,332,341          45,802,038        (632,670)              48,551,040

Other assets
Investments in limited partnerships 566,424 -                    -                    (372,796)              193,628
Intangibles, net -                     -                    778,101             -                      778,101             
Advanced project costs - long-term 6,158,769            -                    -                    -                      6,158,769

Total other assets 6,725,193            -                    778,101             (372,796)              7,130,498          

Total assets 22,086,153$        4,504,957$         49,900,404$       (1,086,158)$         75,405,356$       
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Combined 
Pennrose 

Development, 
LLC and Other 

Pennrose   Consolidating
Properties, LLC PHQ, LLC Entities Eliminations Total

Liabilities and Members’ Equity

Current liabilities
Note payable - line of credit 2,200,000$          -$                   -$                   -$                    2,200,000$         
Other notes payable 1,947                  -                    -                    -                      1,947                 
Current portion on mortgages payable -                     2,009,910          13,198               -                      2,023,108          
Accounts payable and accrued expenses 93,051 -                    293,253             -                      386,304             
Accrued interest payable - current 14,467                -                    -                    -                      14,467               
Fair market value interest rate swap -                     48,804               -                    -                      48,804               

Total current liabilities 2,309,465 2,058,714          306,451             -                      4,674,630

Deposits and prepayment liabilities
Buyer deposits -                     -                    1,919                 -                      1,919                 
Prepaid rent -                     -                    29,280               -                      29,280               
Tenant security deposits 2,112 -                    59,169               -                      61,281               

Total deposits and prepayment 
liabilities 2,112 -                    90,368 -                      92,480

Long-term liabilities
Mortgages payable -                     1,878,000          19,488,179        -                      21,366,179        
Due to affiliates -                     -                    1,141,556          (713,362)              428,194
Accrued interest payable -                     39,292               1,430,886          -                      1,470,178          

Total long-term liabilities -                     1,917,292          22,060,621        (713,362)              23,264,551        

Total liabilities 2,311,577 3,976,006 22,457,440 (713,362)              28,031,661

Contingencies -                     -                    -                    -                      -                    

Members’ equity
Members’ equity 19,757,090 -                    372,796             (372,796)              19,757,090
Noncontrolling interest -                     577,755             27,070,168        -                      27,647,923
Accumulated other comprehensive 

income (loss) 17,486                (48,804)              -                    -                      (31,318)

Total liabilities and members’ equity 22,086,153$        4,504,957$         49,900,404$       (1,086,158)$         75,405,356$       
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Combined 
Pennrose 

Development,
LLC and Other 

Pennrose   Consolidating
Properties, LLC PHQ, LLC Entities Eliminations Total

Operating income
Development and consulting fees 12,748,672$          -$                       -$                       -$                       12,748,672$          
Sales - residential units -                         -                         1,057,400              -                         1,057,400              
Rental income 291,089 254,613 1,405,677            (254,613)                1,696,766            

Total operating income 13,039,761 254,613                 2,463,077              (254,613)                15,502,838

Operating expenses
Cost of sales - residential units -                         -                         1,258,704              -                         1,258,704              
Salaries, payroll taxes and employee benefits 3,197,128 -                         330,635                 -                         3,527,763              
Professional fees 576,592 2,350 -                         -                         578,942                 
Property management fees -                         -                         116,892                 -                         116,892                 
Rent 281,741 -                         -                         (254,613)                27,128                   
Miscellaneous taxes and licenses 314,281 -                         -                         -                         314,281                 
Utilities 100,576 -                         299,992                 -                         400,568                 
Office cleaning and other occupancy expenses 103,619 -                         -                         -                         103,619                 
Telephone 67,143 -                         -                         -                         67,143                   
Insurance 25,665 -                         111,187                 -                         136,852                 
Real estate taxes -                         -                         179,504                 -                         179,504                 
Travel and entertainment 203,839 -                         -                         -                         203,839                 
Dues and memberships 20,075 -                         -                         -                         20,075                   
Repairs and maintenance -                         300                        214,231                 -                         214,531                 
Advertising and promotion 48,394 -                         -                         -                         48,394                   
Office supplies and expense 201,000 -                         203,393                 -                         404,393                 
Nonrecoverable development expenses 343,122 -                         -                         -                         343,122                 
Contributions 61,220 -                         -                         -                         61,220                   
Seminars and continuing education 5,784 -                         -                         -                         5,784                     
Lease-up expense -                         -                         89,572                   -                         89,572                   
Depreciation 18,610 125,714 1,360,227              -                         1,504,551              
Amortization -                         3,827                     54,187                   -                         58,014                   

Total operating expenses 5,568,789 132,191 4,218,524              (254,613)                9,664,891

Net operating income (loss) 7,470,972 122,422                 (1,755,447)             -                         5,837,947

Other income (expenses)
Income from limited partnerships 17,153                   -                         -                         (111)                       17,042                   
Interest and other income 6,810                    83                        21,857                 -                         28,750                 
Interest expense (113,476) (117,221) (527,646)              -                         (758,343)              

Total other income (expenses) (89,513) (117,138) (505,789) (111) (712,551)

Net income (loss) 7,381,459              5,284                     (2,261,236)             (111)                       5,125,396              

Other comprehensive income (loss)
Unrealized gain on marketable securities 22,382                   -                         -                         -                         22,382                   
Realized gain on interest rate swap -                         48,804 -                         -                         48,804                   

Comprehensive income (loss) 7,403,841              54,088                   (2,261,236)             (111)                       5,196,582              

Net comprehensive income (loss) allocated to 
   noncontrolling interest -                         54,088                   (2,159,951)             -                         (2,105,863)             

Net comprehensive income (loss) allocated to member 7,403,841$            -$                       (101,285)$              (111)$                     7,302,445$            
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Development,

LLC and Other 
Pennrose   Consolidating

Properties, LLC PHQ, LLC Entities Eliminations Total

Operating income
Development and consulting fees 14,084,823$          -$                       -$                       -$                       14,084,823$          
Sales - residential units -                         -                         680,000                 -                         680,000                 
Rental income 261,602 254,613 1,350,867            (254,613)                1,612,469            

Total operating income 14,346,425 254,613                 2,030,867              (254,613)                16,377,292

Operating expenses
Cost of sales - residential units -                         -                         921,907                 -                         921,907                 
Salaries, payroll taxes and employee benefits 3,215,171 -                         261,474                 -                         3,476,645              
Professional fees 371,619 2,182 -                         -                         373,801                 
Property management fees -                         -                         115,923                 -                         115,923                 
Rent 276,111 -                         -                         (254,613)                21,498                   
Miscellaneous taxes and licenses 298,449 -                         -                         -                         298,449                 
Utilities 113,330 -                         283,734                 -                         397,064                 
Office cleaning and other occupancy expenses 102,220 -                         -                         -                         102,220                 
Publications and subscriptions 1,972 -                         -                         -                         1,972                     
Telephone 73,546 -                         -                         -                         73,546                   
Insurance 23,927 -                         105,470                 -                         129,397                 
Real estate taxes -                         -                         174,994                 -                         174,994                 
Automobile expenses and parking 4,489 -                         -                         -                         4,489                     
Travel and entertainment 129,008 -                         -                         -                         129,008                 
Dues and memberships 13,722 -                         -                         -                         13,722                   
Repairs and maintenance -                         -                         126,480                 -                         126,480                 
Advertising and promotion 33,187 -                         -                         -                         33,187                   
Office supplies and expense 184,683 -                         197,832                 -                         382,515                 
Nonrecoverable development expenses 178,187 -                         -                         -                         178,187                 
Contributions 48,409 -                         -                         -                         48,409                   
Seminars and continuing education 7,474 -                         -                         -                         7,474                     
Lease-up expense -                         -                         6,626                     -                         6,626                     
Depreciation 19,733 125,714 1,388,891              -                         1,534,338              
Amortization -                         -                         54,187                   -                         54,187                   

Total operating expenses 5,095,237 127,896 3,637,518              (254,613)                8,606,038

Net operating income (loss) 9,251,188 126,717                 (1,606,651)             -                         7,771,254

Other income (expenses)
Income from limited partnerships 129,207                 -                         -                         131,090                 260,297                 
Interest and other income 7,810                    88                        32,240                 -                         40,138                 
Interest expense (171,995) (159,064) (553,683)              -                         (884,742)              

Total other income (expenses) (34,978) (158,976) (521,443) 131,090 (584,307)

Net income (loss) 9,216,210              (32,259)                  (2,128,094)             131,090                 7,186,947              

Other comprehensive income (loss)
Unrealized (loss) on marketable securities (12,486)                  -                         -                         -                         (12,486)                  
Unrealized gain on interest rate swap -                         86,305 -                         -                         86,305                   

Comprehensive income (loss) 9,203,724              54,046                   (2,128,094)             131,090                 7,260,766              

Net comprehensive income (loss) allocated to noncontrolling 
interest -                         54,046                   (1,997,004)             -                         (1,942,958)             

Net comprehensive income (loss) allocated to member 9,203,724$            -$                       (131,090)$              131,090$               9,203,724$            
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Accumulated 

Other
Members’ Noncontrolling Comprehensive

Equity Interest Income (Loss) Total

Beginning, December 31, 2010  $      16,672,563 $      29,286,794 $          (105,137)  $      45,854,220 

Net income (loss)            9,216,210          (2,029,263) -                                7,186,947 

Other comprehensive income
Unrealized loss on 

marketable securities -                     -                                  (12,486)                (12,486)

Unrealized gain on interest 
rate swap -                     -                                   86,305                 86,305 

Contributions -                                  434,392 -                                   434,392 

Distributions           (6,131,683)               (44,000) -                               (6,175,683)

Ending, December 31, 2011 19,757,090         27,647,923         (31,318)               47,373,695         

Net income (loss) 7,381,459          (2,256,063)        -                     5,125,396          

Other comprehensive income
Unrealized gain on 

marketable securities -                     -                    22,382              22,382               

Realized gain on interest 
rate swap -                     -                    48,804              48,804               

Distributions (5,395,771)         (34,000)             -                     (5,429,771)          

Ending, December 31, 2012 21,742,778$       25,357,860$      39,868$             47,140,506$       
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Independent Auditor's Report 

To the Members  
Pennrose Development, LLC and Affiliates 

We have audited the accompanying consolidated and combined financial statements of 
Pennrose Development, LLC and Affiliates, which comprise the consolidated and combined 
balance sheets as of December 31, 2013 and 2012, and the related consolidated and 
combined statements of operations and comprehensive income, changes in members' equity 
and cash flows for the years then ended, and the related notes to the consolidated and 
combined financial statements. 

Management's Responsibility for the Consolidated and Combined Financial Statements 

Management is responsible for the preparation and fair presentation of these consolidated and 
combined financial statements in accordance with accounting principles generally accepted in 
the United States of America; this includes the design, implementation, and maintenance of 
internal control relevant to the preparation and fair presentation of financial statements that are 
free from material misstatement, whether due to fraud or error. 

Auditor's Responsibility 

Our responsibility is to express an opinion on these consolidated and combined financial 
statements based on our audits.  We conducted our audits in accordance with auditing 
standards generally accepted in the United States of America. Those standards require that 
we plan and perform the audits to obtain reasonable assurance about whether the 
consolidated and combined financial statements are free from material misstatement. 

An audit involves performing procedures to obtain audit evidence about the amounts and 
disclosures in the consolidated and combined financial statements. The procedures selected 
depend on the auditor's judgment, including the assessment of the risks of material 
misstatement of the financial statements, whether due to fraud or error. In making those risk 
assessments, the auditor considers internal control relevant to the entity's preparation and fair 
presentation of the consolidated and combined financial statements in order to design audit 
procedures that are appropriate in the circumstances, but not for the purpose of expressing an 
opinion on the effectiveness of the entity's internal control. Accordingly, we express no such 
opinion. An audit also includes evaluating the appropriateness of accounting policies used and 
the reasonableness of significant accounting estimates made by management, as well as 
evaluating the overall presentation of the consolidated and combined financial statements.  

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a 
basis for our audit opinion.   
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Opinion 

In our opinion, the consolidated and combined financial statements referred to above present 
fairly, in all material respects, the financial position of Pennrose Development, LLC and 
Affiliates as of December 31, 2013 and 2012, and the results of their operations and cash 
flows for the years then ended in accordance with accounting principles generally accepted in 
the United States of America. 

Report on Supplementary Information 

Our audits were conducted for the purpose of forming an opinion on the consolidated and 
combined financial statements as a whole. The accompanying consolidating and combining 
information in the supplementary information on pages 29 through 34 is presented for 
purposes of additional analysis of the consolidated and combined financial statements rather 
than to present the financial position, results of operations, and cash flows of the individual 
companies and is not a required part of the financial statements. Such information is the 
responsibility of management and was derived from and relates directly to underlying 
accounting and other records used to prepare the consolidated and combined financial 
statements. The information has been subjected to the auditing procedures applied in the 
audits of the consolidated and combined financial statements and certain additional 
procedures, including comparing and reconciling such information directly to the underlying 
accounting and other records used to prepare the consolidated and combined financial 
statements or to the consolidated and combined financial statements themselves, and other 
additional procedures in accordance with auditing standards generally accepted in the United 
States of America. In our opinion, the information is fairly stated in all material respects in 
relation to the consolidated and combined financial statements as a whole.   
 
 
 
 
Baltimore, Maryland 
June 13, 2014 

AGibson
Text Box

AGibson
Text Box
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2013 2012

Current assets
Cash 4,182,207$      2,397,101$      
Development fees receivable 11,329,322     9,759,682        
Advanced project costs receivable 1,688,531       2,083,071        
Due from affiliates 839,239          517,114           
Prepaid expenses and other assets 76,989            42,553             
Marketable securities 310,827          296,734           
Miscellaneous receivables 86,369            387,122           

Total current assets 18,513,484     15,483,377      

Deposits held in trust
Tenant security deposits 58,576            59,502             

Restricted deposits and funded reserves
Escrows and reserves 1,220,002       1,375,900        

Total restricted deposits and funded reserves 1,220,002       1,375,900        

Property and equipment
Land 1,877,978       4,491,917        
Buildings and improvements 14,620,086     48,365,430      
Furniture, fixtures and equipment 842,713          1,579,234        
Construction-in-progress 17,329,711     324,174           

34,670,488     54,760,755      
Less accumulated depreciation (1,198,060)      (7,655,374)       

Total property and equipment - net 33,472,428     47,105,381      

Other assets
Investments in limited partnerships 110,023          144,663           
Intangibles, net 717,134          780,506           
Advanced project costs - long-term 7,245,077       7,037,062        

Total other assets 8,072,234        7,962,231        

Total assets 61,336,724$    71,986,391$    

Assets
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2013 2012

Current liabilities
Current portion of mortgages and notes payable 1,999,236$      76,008$           
Accounts payable and accrued expenses 2,356,305       451,455           
Accrued interest payable - current 18,455            8,611               

Total current liabilities 4,373,996 536,074

Deposits and prepayment liabilities
Prepaid rent 15,944            11,835             
Tenant security deposits 58,720            59,624             

Total deposits and prepayment liabilities 74,664 71,459

Long-term liabilities
Mortgages and notes payable 30,623,165     21,906,316      
Due to affiliates 150,165          437,390           
Accrued interest payable 2,333,831       1,894,646        

 
Total long-term liabilities 33,107,161     24,238,352      

Total liabilities 37,555,821 24,845,885

Contingencies -                   -                   

Members' equity
Members' equity 26,385,568     21,742,778      
Noncontrolling interest (2,657,049)      25,357,860      
Accumulated other comprehensive income (loss) 52,384            39,868             

Total members' equity 23,780,903     47,140,506      

Total liabilities and members' equity 61,336,724$    71,986,391$    

Liabilities and Members' Equity
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2013 2012

Operating income
Development and consulting fees 14,923,385$       12,748,672$      
Sales - residential units -                     1,057,400         
Rental income 1,291,215          1,696,766         

Total operating income 16,214,600 15,502,838

Operating expenses
Cost of sales - residential units -                     1,258,704         
Salaries, payroll taxes and employee benefits 3,772,630          3,527,763         
Professional fees 515,107             578,942            
Property management fees 117,385             116,892            
Rent 47,998               27,128              
Miscellaneous taxes and licenses 273,762             314,281            
Utilities 398,248             400,568            
Office cleaning and other occupancy expenses 100,834             103,619            
Telephone 69,033               67,143              
Insurance 126,740             136,852            
Real estate taxes 118,931             179,504            
Travel and entertainment 202,147             203,839            
Dues and memberships 18,669               20,075              
Repairs and maintenance 351,859             214,531            
Advertising and promotion 59,170               48,394              
Office supplies and expense 409,236             404,393            
Nonrecoverable development expenses 156,631             343,122            
Contributions 44,405               61,220              
Seminars and continuing education 6,941                 5,784                
Lease-up expense 41,456               89,572              
Depreciation 1,509,235          1,504,551         
Amortization 63,372               58,014              

Total operating expenses 8,403,789 9,664,891

Operating income 7,810,811 5,837,947

Other income (expenses)
Impairment loss on real estate held by limited partnerships (29,173,846)       -                    
(Loss) income from limited partnerships 21,074               17,042              
Interest and other income 31,279               28,750              
Gain on sale of marketable securities 10,079               -                    
Interest expense (799,261)            (758,343)           

Total other income (expenses) (29,910,675) (712,551)

Net income (loss) (22,099,864)       5,125,396         

Other comprehensive income (loss)
Unrealized gain on marketable securities 12,516               22,382              
Realized gain on interest rate swap -                     48,804              

Comprehensive income (loss) (22,087,348)       5,196,582         

Net comprehensive income (loss) allocated to noncontrolling interest (31,496,096)       (2,105,863)        

Net comprehensive income (loss) allocated to members 9,408,748$         7,302,445$        
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Accumulated 

Other
Members' Noncontrolling Comprehensive

Equity Interest Income (Loss) Total

Beginning, December 31, 2011 19,757,090$     27,647,923$     (31,318)$            47,373,695$     

Net income (loss) 7,381,459 (2,256,063)       -                    5,125,396

Other comprehensive
income (loss)

Unrealized gain on 
marketable securities -                    -                   22,382              22,382

Realized gain on interest 
rate swap -                    -                   48,804              48,804

Distributions (5,395,771) (34,000)            -                    (5,429,771)

Ending, December 31, 2012 21,742,778 25,357,860 39,868 47,140,506

Net income (loss) 9,396,232 (31,496,096)     -                    (22,099,864)

Other comprehensive
income (loss)

Unrealized gain on 
marketable securities -                    -                   12,516              12,516

Contributions -                    3,659,486        -                    3,659,486        

Distributions (4,753,442) (178,299)          -                    (4,931,741)

Ending, December 31, 2013 26,385,568$      (2,657,049)$       52,384$             23,780,903$      
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2013 2012

Cash flows from operating activities
Net  (loss) income (22,099,864)$     5,125,396$        
Adjustments to reconcile net (loss) income to net cash provided by operating 
activities

Depreciation 1,509,235          1,504,551          
Amortization 63,372               58,014               
Gain on sale of marketable securities (10,079)              -                     
Income from limited partnerships (21,074)              (17,042)              
Impairment losses 29,173,846       -                     
(Increase) decrease in assets

Miscellaneous receivables 300,753             (13,463)              
Development fees receivable (1,569,640)         716,133             
Prepaid expenses and other assets (34,436)              (627)                   
Inventory - residential units -                     1,100,853          
Tenant security deposits 926                    1,591                 

Increase (decrease) in liabilities
Accounts payable and accrued expenses 370,997             65,151               
Tenant security deposits (904)                   (3,576)                
Prepaid rent 4,109                 (17,445)              
Accrued interest payable 449,029             418,612             

Net cash provided by operating activities 8,136,270          8,938,148          

Cash flows from investing activities
Payments made for fixed assets (15,460,561)      (58,892)              
Sale of marketable securities 20,000               (5,592)                
Purchase of marketable securities (11,498)              -                     
Contributions to investment in partnerships -                     64,730               
Advanced project costs receivable 186,525             254,917             
Net withdrawals from restricted deposits and funded reserves 155,898             1,193,279          
Due from affiliates (322,125)            (438,026)            

Net cash (used in) provided by investing activities (15,431,761)      1,010,416          

Cash flows from financing activities
Repayment of mortgages payable (72,812)              (3,392,668)         
Proceeds from mortgages payable 10,712,889       1,985,705          
Repayment of line of credit -                     (2,200,000)         
Due to affiliate (287,225)            9,196                 
Distributions (4,753,442)         (5,395,771)         
Note payable payments -                     (1,947)                
Noncontrolling interest contributions 3,659,486          -                     
Noncontrolling interest distributions (178,299)            (34,000)              
Loan costs paid -                     (60,419)              

Net cash provide by (used in) financing activities 9,080,597          (9,089,904)         

Net increase in cash 1,785,106          858,660             

Cash, beginning 2,397,101          1,538,441          

Cash, end 4,182,207$         2,397,101$        

Supplemental disclosure of cash flow information
Cash paid for interest 350,232$            388,535$           

Schedule of noncash investing and financing activities
Inventory converted to rental property -$                    1,814,237$        
Impairment loss 29,173,846$      -$                   

Accounts payable construction included in rental property 1,533,852$         -$                    

 



Pennrose Development, LLC and Affiliates 
 

Notes to Consolidated and Combined Financial Statements 
December 31, 2013 and 2012 

 
 

 
9 

Note 1 - Organization and nature of operations 
Pennrose Development, LLC ("PDLLC") and Affiliates (collectively, "the Company") was 
formed under the laws of the Commonwealth of Pennsylvania.  The Company is involved in 
real estate rentals, for sale activities and provides development services.  The Company 
provides these services for limited partnerships and limited liability companies in which it is 
a general partner or a member, and for affiliated companies under various terms and 
conditions.  The Company operates in various states, including Pennsylvania, New Jersey, 
New York, Maryland, Connecticut, Alabama, Georgia, North Carolina, Ohio, and 
Tennessee.   

The Company holds general partner and managing member interests in limited 
partnerships and limited liability companies which are governed by a limited partnership or 
operating agreement and Internal Revenue Code Section 42.  Each building of the 
respective projects has qualified for and been allocated low-income housing tax credits 
pursuant to Internal Revenue Code Section 42, which regulates the use of the project as to 
occupant eligibility and unit gross rent, among other requirements.  Each building of the 
project must meet the provisions of these regulations during each of 15 consecutive years.  
Failure to comply with occupant eligibility and/or unit gross rent, or to correct 
noncompliance within a specified time period could result in recapture of previously taken 
low-income housing tax credits plus interest.  Such potential noncompliance may require an 
adjustment to the contributed capital by the investor limited partner or member.  In addition, 
the limited partnerships and limited liability companies have executed Deeds of Easement 
and Restrictive Covenants for Extended Low-income Occupancy, which require the 
utilization of the respective projects pursuant to Section 42 for an amount of time ranging 
from 30 to 40 years, even if the limited partnerships or limited liability companies dispose of 
the projects. 

By agreement, the Company is to be terminated by September 2, 2054 unless other events 
have occurred as defined in the operating agreement. 

Note 2 - Summary of significant accounting policies 
Principles of Consolidation and Combination 
The consolidated and combined financial statements include the financial statements of 
Pennrose Development, LLC, the operating entities that have been consolidated, and 
entities that are combined with the accounts of the affiliates with common control.  All 
significant intercompany balances and transactions have been eliminated. 

The following affiliated entity is included in the combined group: 

- Pennrose Properties, LLC 

The following affiliated entities are included in the consolidated group: 

- PHQ, LLC 

- East Camden Associates II, LLC 
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- Pennrose Formation, LLC 

- Pennrose Formation Mobile, LLC 

- Innovation Lofts Associates, LLC 

PHQ, LLC is the entity formed for the purpose of owning the office building being leased to 
the Company.   

East Camden Associates II, LLC owns a general partner interest in Westfield Acres Urban 
Renewal Associates II, LP and Westfield Acres Urban Renewal Associates III, LP.  East 
Camden Associates II, LLC is deemed to be the primary beneficiary; therefore, the financial 
activity of Westfield Acres Urban Renewal Associates II, LP and Westfield Acres Urban 
Renewal Associates III, LP has been consolidated into East Camden Associates II, LLC. 

Pennrose Formation, LLC owns a managing member interest in Glenbrook at Oxmoor I, 
LLC, Glenbrook at Oxmoor II, LLC, and Glenbrook at Oxmoor III, LLC, and is deemed to be 
the primary beneficiary; therefore, the financial activity of these entities have been 
consolidated into Pennrose Formation, LLC. 

Pennrose Formation Mobile, LLC is the developer of various properties in Mobile, Alabama. 

Innovation Lofts Associates, LLC is the entity formed in 2013 for development and 
operation of a historic rehabilitation market rate rental property.   

Investment in limited partnerships and LLCs 
The Company holds interests of 50% or less in various limited partnerships and limited 
liability companies which are accounted for using the equity method.  Under the equity 
method of accounting, the initial investment is recorded at cost, and is subsequently 
increased by the investors' share of earnings, and decreased by the investors' share of 
losses and distributions.     

The Company regularly assesses the carrying value of its investment in the limited 
partnerships and limited liability companies.  If the carrying value is considered to exceed 
the estimated value derived by management (which contemplates low-income housing tax 
credits and potential residual value, among other things), the Company reduces its 
investment in the limited partnership or limited liability company and reduction in equity in 
loss of investment. 

The entities that the Company invests in are considered to be variable interest entities; 
however, the Company is not considered to be the primary beneficiary and, therefore, has 
not included these in the consolidation.  The Company's maximum exposure to loss as a 
result of its involvement with these variable interest entities is equal to their investment 
balance as of December 31, 2013 and 2012. 
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Use of estimates 
The preparation of the consolidated and combined financial statements in conformity with 
accounting principles generally accepted in the United States of America requires 
management to make estimates and assumptions that affect the reported amounts of 
assets and liabilities and disclosure of contingent assets and liabilities at the date of 
financial statements, and the reported amounts of revenue and expenses during the 
reporting period.  Actual results could differ from those estimates. 

Property and equipment 
Buildings and improvements, furniture, fixtures and equipment are recorded at cost and 
depreciated using the straight-line method over estimated useful lives (which range from 
five to forty years).  Repairs and maintenance are charged against earnings as incurred. 

Impairment of long-lived assets 
The Company reviews its rental property for impairment whenever events or changes in 
circumstances indicate that the carrying value of an asset may not be recoverable.  When 
recovery is reviewed, if the undiscounted cash flows estimated to be generated by the 
property are less than its carrying amount, management compares the carrying amount of 
the property to its fair value in order to determine whether an impairment loss has occurred.  
The amount of the impairment loss is equal to the excess of the asset's carrying value over 
its estimated fair value. During 2013, the ability of operations to recover the rental property 
of Westfield Acres Urban Renewal Associates II, L.P., Westfield Acres Urban Renewal 
Associates III, L.P., and Glenbrook at Oxmoor I, was reviewed and concluded that the fair 
value of the assets was less than the carrying amount. Impairment losses of $12,475,583, 
$8,636,760, and $8,061,503 for Westfield Acres Urban Renewal Associates II, L.P., 
Westfield Acres Urban Renewal Associates III, L.P., and Glenbrook at Oxmoor, 
respectively, were recorded for the year ended December 31, 2013, and are further 
discussed in note 5.  

Deferred fees and amortization 
Financing fees are amortized over the term of the loan using the straight-line method.  
Accounting principles generally accepted in the United States of America require that the 
effective-yield method be used to amortize financing costs; however, the effect of using the 
straight-line method is not materially different from the results that would have been 
obtained under the effective-yield method. 

Costs related to obtaining low-income housing tax credits are being amortized over the 
mandatory 15-year compliance period. 

Amortization is described further in note 7. 

Development fees receivable, tenant receivables, and bad debts 
Development fees, advanced project costs, and tenant receivables are charged to bad debt 
expense when they are determined to be uncollectible based upon a periodic review of 
accounts by management. Accounting principles generally accepted in the United States of 
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America require that the allowance method be used to recognize bad debts; however, the 
effect of using the direct write-off method is not materially different from the result that 
would have been obtained under the allowance method.    

Development and consulting fees 
The Company receives fees for the performance of development and consulting services 
for properties which it develops on behalf of sponsored entities.  The fees are generally 
earned ratably over the development period in accordance with the respective fee 
agreements.  The payment of the fees is funded by the proceeds of investor capital 
contributions to the entities or from the entities' cash flow or capital proceeds. Due to the 
contingent nature of payment of payment from cash flow, any fees expected to be paid 
from cash flow are not recognized until payment is received.  For the years ended 
December 31, 2013 and 2012, the amount of development and consulting fees revenue 
earned under fee agreements with related parties represents 92.04% and 99.94%, 
respectively, of total revenue. 

Rental income 
Rents are recognized as income on the accrual basis as they are earned.  Advance 
receipts of rental income are deferred and classified as liabilities until earned.  All leases 
between the Company and tenants of the property are considered to be operating leases.  

Income taxes 
The Companies have elected to be treated as pass-through entities for income tax 
purposes and, as such, are not subject to income taxes.  Rather, all items of taxable 
income, deductions, and tax credits are passed through to, and are reported by, their 
owners on their respective income tax returns.  The Companies' federal tax statuses as 
pass-through entities are based on their legal statuses as limited liability companies.  
Accordingly, the Companies are not required to take any tax positions in order to qualify as 
pass-through entities.  The Companies are required to file, and do file, tax returns with the 
Internal Revenue Service and other taxing authorities.  Accordingly, these consolidated and 
combined financial statements do not reflect a provision for income taxes and the 
Companies have no other tax positions which must be considered for disclosure. Income 
tax returns filed by the Company are subject to examination by the Internal Revenue 
Service for a period of three years. While no income tax returns are currently being 
examined by the Internal Revenue Service, tax years since 2010 remain open. 

Marketable securities 
The Company has accounted for marketable securities in accordance with accounting 
guidance for certain investments in equity securities.  The Company's marketable securities 
are classified as available-for-sale and are carried at fair value determined by quoted 
market prices (market approach) as of the date nearest the consolidated and combined 
balance sheet date.  Unrealized holding gains and losses are included as a separate 
component of members' equity as other accumulated comprehensive gain or loss. 
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Fair value measurements 
The accounting standard for fair value measurement and disclosure defines fair value, 
establishes a framework for measuring fair value, and provides for expanded disclosure 
about fair value measurements.  The accounting standard was applied to the Company's 
financial assets and liabilities effective January 1, 2008, and to certain nonfinancial assets 
and liabilities effective January 1, 2009.  Fair value is defined by the accounting standard 
for fair value measurement and disclosures as the exchange price that would be received 
for an asset or paid to transfer a liability (exit price) in the principal or most advantageous 
market for the asset or liability in an orderly transaction between market participants on the 
measurement date.  It also establishes a fair value hierarchy that prioritizes observable and 
unobservable inputs used to measure fair value into three levels. 

There are three general valuation techniques that may be used to measure the fair value, 
as described below: 

 Market approach (Level One) - Uses prices and other relevant information generated 
by market transactions involving identical or comparable assets and liabilities.  
Prices may be indicated by pricing guides, sale transactions, market trades, or other 
sources; 

 Cost approach (Level Two) - Based on the amount that currently would be required 
to replace the service capacity of an asset (replacement cost); and 

 Income approach (Level Three) - Uses valuation techniques to convert future 
amounts to a single present amount based on current market expectations about the 
future amounts (includes present value techniques and option-pricing models).  Net 
present value is an income approach where a stream of expected cash flows is 
discounted at an appropriate market interest rate. 

In instances where the determination of the fair value measurement is based on inputs from 
different levels of the fair value hierarchy, the fair value measurement will fall within the 
lowest level input that is significant to the fair value measurement in its entirety. 

Derivative instruments and hedging activities 
During the years ended December 31, 2012, the Company had one interest rate swap 
outstanding that was used to mitigate the economic impact of changes in interest rates.  
The Company did not enter into the derivative transaction for trading or other speculative 
purposes.  The swap is designated as a cash flow hedge and is being used to offset the 
risk of changes in cash flows associated with benchmark interest payments on a variable 
rate mortgage loan.  Interest rate swap contracts designated and qualifying as cash flow 
hedges are reported at fair value.  During 2012, the interest rate swap was satisfied in full 
and an realized gain of $48,404 was recognized as a component of minority interest. 

Compensated absences 
Employees of the Company are entitled to paid vacation.  It is impractical to estimate the 
amount of compensation for future absences and, accordingly, no liability has been 
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recorded in the accompanying consolidated and combined financial statements.  The 
Company's policy is to recognize these absences when actually paid to employees.  
Management believes these unrecorded costs are not material to these financial 
statements. 

Advertising costs 
Advertising costs are charged to operations when incurred. 

Variable interest entities 
The Company is the developer and the co-guarantor of obligations (but not an investor) 
under partnership and loan documents of limited partnerships formed since the Company's 
inception for the purpose of constructing, owning, and operating low-income apartment 
complexes of various sizes. The Company's developer fees receivable and the Company's 
guarantees of obligations under the partnership agreements represent variable interests in 
affiliated low-income housing tax credit properties.  However, the Company is not 
considered the primary beneficiary and, therefore, has not consolidated the variable 
interest entities. 

As of December 31, 2013, the Company's maximum exposure to loss as a result of its 
involvement with these variable interest entities is equal to the outstanding subordinate 
loans receivable in the amount of $8,933,608, fees receivable in the amount of 
$11,329,322, and the aggregate exposure under various guarantees. 

Note 3 - Development fees receivable 
The Company has entered into fee agreements, primarily with related parties, for the 
development of real estate.  Such fees are generally earned over the construction period 
and payable from development sources and cash flow of the developing entity.  Fees are 
only recognized to the extent earned and payment is to be made from available 
development sources.  Due to the contingent nature of payment, any fees expected to be 
paid from cash flow are not recognized until payment is received.  No fees have been 
deferred for any Company guarantee obligations and the projects are developed with 
significant operating reserves. As of December 31, 2013 and 2012, the amount of 
development fees receivable and earned under fee agreements with related parties 
represents 100% of total fees earned and receivable.  The total estimated amount of 
deferred development fees earned but not recognized as revenue as of December 31, 
2013 and 2012 is $10,324,281 and $8,501,551, respectively. 

Note 4 - Advanced project costs 
Advanced project costs represent direct project costs for future developments and 
advances to affiliated entities which have projects in various stages of the development 
process.  Such costs are recovered either from mortgage or syndication proceeds when 
closing occurs, with interest, which is earned at the rate of 15% per annum.  Due to the 
uncertainty in regarding the timing of the payments, the Company recognizes the revenue 
when it is received.  Direct project costs and expenses on ventures that do not materialize 
within a reasonable length of time are charged to expense. 
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Note 5 - Impairment losses 
The Company's net rental properties for Westfield Acres Urban Renewal Associates II, 
L.P., Westfield Acres Urban Renewal Associates III, L.P., and Glenbrook at Oxmoor I were 
written down as of December 31, 2013 to their estimated fair values of $4,284,000, 
$2,226,000 and $6,134,000, respectively. The impairment expense was $12,475,583, 
$8,636,760, and $8,061,503, respectively, for the year ended December 31, 2013. Fair 
value measurements were made using both a sales approach and an income approach 
utilizing primarily unobservable inputs (Level 3) due to a lack of market transactions 
involving tax credit properties (see note 10). Management of the properties has estimated 
the fair value of the underlying real estate based on widely accepted valuation techniques, 
including: (i) discounted cash flow analysis, which considers leasing assumptions, growth 
rates and terminal capitalization rates, (ii) income capitalization approach, which considers 
prevailing market capitalization rates, and (iii) comparable sales activity, taking into 
consideration the significant restrictions placed on the properties under any extended use 
regulatory agreements. In general, management considers multiple valuation techniques. 
Management of the properties believes the combined approaches described above provide 
a reasonable measurement of the fair value of the properties as a whole based on their 
history of and anticipated continued reduced operating results, any land use restrictions, 
and their tax credit attributes. 

Note 6 - Related party transactions  
During the years ended December 31, 2013 and 2012, Pennrose Development, LLC 
advanced funds to affiliates.  These advances do not bear interest and are payable on 
demand.  As of December 31, 2013 and 2012, $830,239 and $517,114, respectively, 
remain receivable.   

In conjunction with the development of Westfield Acres Urban Renewal Associates II, LP, 
the developers collectively earned a fee in the amount of $1,085,000.  As of December 31, 
2013 and 2012, $739,949 remains payable, of which $620,934 is payable to Pennrose 
Development, LLC and was eliminated in consolidation.  The remaining amount payable of 
$119,015 is included in due to affiliates. 

In conjunction with the development of Westfield Acres Urban Renewal Associates III, LP, 
Pennrose Development, LLC earned a fee in the amount of $669,013.  As of December 31, 
2013 and 2012, $11,736 remains payable and was eliminated in consolidation. 

In conjunction with the development of Glenbrook at Oxmoor I, LLC, the developers 
collectively earned a fee in the amount of $2,244,880.  As of December 31, 2013 and 2012, 
$0 and $280,610, respectively, remain payable and are included in due to affiliates. 

An affiliate advanced funds to Glenbrook at Oxmoor II, LLC.  These funds are noninterest 
bearing and due on demand.  As of December 31, 2013 and 2012, $25,540 and $32,155, 
respectively, remains payable and is included in due to affiliates. 
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An affiliate advanced funds to Glenbrook at Oxmoor III, LLC.  These funds are noninterest 
bearing and due on demand.  As of December 31, 2013 and 2012, $5,610 remains payable 
and are included in due to affiliates. 

Westfield Acres Urban Renewal Associates II, LP contracted with Pennrose Management 
Company, an affiliate, to manage the day-to-day operations of the property.  Under the 
terms of the agreement, Pennrose Management Company is entitled to receive a fee equal 
to $41 per unit per month multiplied by the percentage of units occupied as compensation 
for its services.  For the years ended December 31, 2013 and 2012, $35,670 and $34,973, 
respectively, were incurred under the contract.  As of December 31, 2013 and 2012, 
$68,539 and $39,971, respectively, remain payable and are included in accounts payable 
and accrued expenses. 

Westfield Acres Urban Renewal Associates III, LP contracted with Pennrose Management 
Company, an affiliate, to manage the day-to-day operations of the property.  Under the 
terms of the agreement, Pennrose Management Company is entitled to receive a fee equal 
to $41 per unit per month multiplied by the percentage of units occupied as compensation 
for its services.  For the years ended December 31, 2013 and 2012, $36,367 was incurred 
under the contract.  As of December 31, 2013 and 2012, $24,300 and $14,260, 
respectively, remain payable and are included in accounts payable and accrued expenses. 

Glenbrook at Oxmoor I, LLC contracted with Pennrose Management Company, an affiliate 
of the managing member, to manage the day-to-day operations of the property of the 
property for a fee equal to 6% of the maximum imputed tax credit rents (subject to certain 
exclusions) as compensation for its services.  For the years ended December 31, 2013 and 
2012, $45,348 and $45,552 respectively, were incurred under the contract.  As of 
December 31, 2013 and 2012, $29,202 and $8,338, respectively, remain payable and are 
included in accounts payable and accrued expenses. 

Note 7 - Investment in limited partnerships and limited liability companies 
Pennrose Properties, LLC has investments in various affiliated partnerships and limited 
liability companies that they account for under the equity method.  Total investments in 
these affiliated entities at December 31, 2013 and 2012 were as follows: 

Entity %
Investment at 
12/31/2013

Transit Village Associates, LLC 49.5% -$                
Sutton Garage, LLC 50% (342)               

Uplands Visionaries, LLC 35% 120,338          
Uni-Penn NJ, LLC 50% (9,973)            

110,023$       
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Entity %
Investment at 
12/31/2012

Transit Village Associates, LLC 49.5% -$                
Sutton Garage, LLC 50% (1,500)             
Uplands Visionaries, LLC 35% 155,134          
Uni-Penn NJ, LLC 50% (8,971)             

144,663$       

 
Summarized financial information of the above entities as of December 31, 2013 and 2012 
follows:  

2013 2012

Cash 4,138,162$      3,950,941$      
Receivables 229,137          3,319,389        
Restricted deposits and funded reserves 3,318,152       2,929,477        
Investment in property, including 

construction-in-progress 220,860,389   344,915,228     
Other assets 6,166,821       3,990,830        

Total assets 234,712,661$  359,105,865$   

Mortgages 178,559,856$  203,515,933$   
Other liabilities 18,247,027     25,469,043       
Equity 37,905,778     130,120,889     

Total liabilities and equity 234,712,661$  359,105,865$   

Summarized Balance Sheets

Liabilities and Equity

Assets
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2013 2012

Revenue 47,867,775$    14,931,669$     

Operating expenses 13,050,480     18,501,551       
Impairment and loss on sale 130,948,413   -                       

Net (loss) income (96,131,118)$   (3,569,882)$      

Summarized Statements of Operations

 
Note 8 - Intangibles 

At December 31, 2013 and 2012, intangibles were comprised of the following: 

Westfield Acres Urban Renewal Associates III, LP

Method Period 2013 2012

Mortgage costs Straight-line 50 years 54,500$           54,500$           
Less accumulated
   amortization 7,267                6,177                

47,233$           48,323$           

Tax credit fees Straight-line 15 years 223,947$         223,947$         
Less accumulated
   amortization 99,533              84,603              

124,414$         139,344$         

 
Westfield Acres Urban Renewal Associates II, LP

Method Period 2013 2012

Mortgage costs Straight-line 30 years 158,735$         158,735$         
Less accumulated
   amortization 32,628              27,337              

126,107$         131,398$         

Tax credit fees Straight-line 15 years 294,692$         294,692$         
Less accumulated
   amortization 118,423            98,777              

176,269$         195,915$         
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Glenbrook at Oxmoor I, LLC

Method Period 2013 2012

Mortgage costs Straight-line 40 years 94,623$           94,623$           
Less accumulated
   amortization 11,139              8,774                

83,484$           85,849$           

Tax credit fees Straight-line 15 years 162,973$         162,973$         
Less accumulated
   amortization 50,753              39,888              

112,220$         123,085$         

PHQ LLC

Method Period 2013 2012

Mortgage costs Straight-line 5 years 60,419$           60,419$           
Less accumulated
   amortization 13,012              3,827                

47,407$           56,592$           

 
Annual amortization expense for each of the next five years will be $66,271. 

Note 9 - Restricted deposits and funded reserves 
Pursuant to various agreements, certain sums of monies are required to be placed on 
restricted deposit.  The withdrawal of these funds is subject to approval.  Restricted 
deposits and funded reserves are made up of the following as of December 31, 2013 and 
2012: 

2013 2012

PHQ, LLC

Replacement reserve -$                  82,461$           

Westfield Acres Urban Renewal Associates II, LP

Replacement reserve 42,255$           42,379$           

Operating reserve 233,585$         242,982$         

Supportive service escrow 205,915$         230,818$         
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2013 2012  

Westfield Acres Urban Renewal Associates III, LP

Replacement reserve 25,971$           39,931$           

ACC reserve 249,897$         298,750$         

Glenbrook at Oxmoor I, LLC

Replacement reserve 99,722$           75,007$           

Mortgage escrows 88,748$           49,751$           

Affordability reserve 137,687$         137,429$         

Operating reserve 136,222$         176,392$         

 
Note 10 - Marketable securities  

Distributions earned by a shareholder are being retained by the Company and have been 
invested in marketable securities that are classified as available-for-sale.  The terms of the 
restricted membership interest agreement stipulate that the Company will not withdraw or 
encumber the funds, subject to the provision that the funds may be available to satisfy the 
claims of unsecured general creditors of the Company.  The following table presents the 
Company's marketable securities that were measured at fair value on a 
recurring/nonrecurring basis as of December 31, 2013 and 2012: 

Estimated fair 
value at 

12/31/2013

Gains in 
accumulated 

other 
comprehensive 
income (loss)

Losses in 
accumulated 

other 
comprehensive 
income (loss)

Marketable securities 310,827$        52,384$          -$                

Securities held less than 1 year -$                -$                 -$                
Securities held more than 1 year 310,827         52,384           -                  

310,827$        52,384$          -$                
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Estimated fair 
value at 

12/31/2012

Gains in 
accumulated 

other 
comprehensive 
income (loss)

Losses in 
accumulated 

other 
comprehensive 
income (loss)

Marketable securities 296,734$        39,868$          -$                

Securities held less than 1 year -$                -$                 -$                
Securities held more than 1 year 296,734         39,868           -                  

296,734$        39,868$          -$                

 
Fair values of investments measured on a recurring basis are as follows: 

Level I Level II Level III Total
p p p y

nonrecurring -$                 -$                 12,684,000$    12,684,000$    
Marketable securities - recurring 310,827         -                  -                  310,827         

Total 310,827$        -$                 12,684,000$    12,994,827$   

Level I Level II Level III Total

Marketable securities 296,734$        -$                 -$                296,734$        

December 31, 2012

 
Note 11 - Line of credit  

The Company has established a line of credit with Luzerne Bank, which consists of a 
revolving portion for short term borrowings for working capital needs of $8,000,000.  
Interest varies with the Wall Street Journal Prime Rate of Interest, but can at no time be 
less than 4.0% per annum (4.0% at December 31, 2013).  Interest on the loan shall be due 
monthly, and the principal is due on demand along with any accrued interest and charges.  
The line of credit is available until such time as the parties may agree in writing to terminate 
it.  The line of credit is secured by all accounts receivable, furniture, fixtures and equipment 
and general intangibles of the Company as well as the guaranty of the Company's 
members.  During the years ended December 31, 2013 and 2012, interest expense was 
$67,561 and $113,476, respectively.  As of December 31, 2013 and 2012, the outstanding 
principal balance is $0. 
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Note 12 - Mortgages and notes payable 
As of December 31, 2013 and 2012, mortgages and notes payable are comprised of the following: 

Entity Lender Name Total Commitment Maturity Date Interest Rate
Security/ 
Guaranty Payment Terms

Outstanding 
Balance 

12/31/2013

Outstanding 
Balance 

12/31/2012

Pennrose Properties, LLC Anthony J. Diaco 3,000,000$          8/22/2016

10.00% 
compounded 
annually Note E

Monthly payments of 
interest of $25,000 
with principal due at 
maturity 3,000,000$          -$                    

Pennrose Properties, LLC Jay Chapman 1,000,000$          9/9/2014

2.00% 
compounded 
annually Note B Due at maturity 1,000,000            -                      

PHQ, LLC
Wells Fargo Bank, 
N.A. 1,985,705$          7/12/2017

One-Month LIBO 
Rate (2.95%) Note A

Monthly payments of 
$5,367 1,898,668            1,958,870            

PHQ, LLC
Richard K. Barnhart 
and Mark H. Dambly 554,500$             5/16/2045 0.50% Note A Due at maturity 544,500               544,500               

PHQ, LLC
Richard K. Barnhart 
and Mark H. Dambly 259,829$             5/16/2045 0.50% Note A Due at maturity 259,829               259,829               

Westfield Acres Urban 
Renewal Associates II, 
LP

New Jersey Housing 
and Mortgage 
Finance Agency 
(NJHMFA) 2,000,000$          12/1/2046 1.00% Note C

Annual repayments 
made from 25% of 
available cash flow; 
any unpaid amounts 
due at maturity 2,000,000            2,000,000            

Westfield Acres Urban 
Renewal Associates II, 
LP

Housing Authority of 
the City of Camden 2,184,428$          11/2/2057

1.00% 
compounded 
annually Note C Due at maturity 2,184,428            2,184,428            
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Entity Lender Name Total Commitment Maturity Date Interest Rate
Security/ 
Guaranty Payment Terms

Outstanding 
Balance 

12/31/2013

Outstanding 
Balance 

12/31/2012

 

Westfield Acres Urban 
Renewal Associates II, 
LP

Neighborhood 
Preservation 
Balanced Housing 
Program, NJDCA 2,039,437$          12/1/2057

1.00% 
compounded 
annually Note C

Annual repayments 
made from 50% of 
available cash flow; 
any unpaid amounts 
due at maturity 2,039,437            2,039,437            

Westfield Acres Urban 
Renewal Associates II, 
LP

Federal Home Loan 
Bank 360,000$             11/1/2057 0% Note C Due at maturity 360,000               360,000               

Westfield Acres Urban 
Renewal Associates III, 
LP

Housing Authority of 
the City of Camden - 
HOPE VI 747,729$             6/1/2057

4.38% 
compounded 
annually Note C Due at maturity 747,729               747,729               

Westfield Acres Urban 
Renewal Associates III, 
LP

Neighborhood 
Preservation 
Balanced Housing 
Program, NJDCA 2,576,681$          6/1/2057

1.00% 
compounded 
annually Note C Due at maturity 2,613,681            2,613,681            

Westfield Acres Urban 
Renewal Associates III, 
LP

Federal Home Loan 
Bank 365,000$             6/1/2057 0% Note C Due at maturity 365,000               365,000               

Glenbrook at Oxmoor I, 
LLC

Centerline Mortgage 
Partners, Inc. 1,315,000$          6/1/2040 7.61% Note C

Monthly payments of 
principal and interest 
of $9,294 1,275,178            1,287,788            

Glenbrook at Oxmoor I, 
LLC

Housing Authority of 
the Birmingham 
District - HOPE VI 6,476,532$          6/1/2059

4.02% 
compounded 
annually Note C

Annual repayments 
made from 50% of 
available cash flow; 
any unpaid amounts 
due at maturity 6,476,532            6,476,532            
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Entity Lender Name Total Commitment Maturity Date Interest Rate
Security/ 
Guaranty Payment Terms

Outstanding 
Balance 

12/31/2013

Outstanding 
Balance 

12/31/2012

Glenbrook at Oxmoor II, 
LLC

Housing Authority of 
the Birmingham 
District 613,454$             

At the earliest of the first 
disbursement of a 
construction or 
permanent loan from the 
Housing Authority of the 
Birmingham District, the 
date on which the 
Authority is advised that 
the development phase 
of the project has been 
abandoned, or the date 
on which the master 
development agreement 
is terminated. 0.00% Note C Due at maturity 206,800               206,800               

Glenbrook at Oxmoor II, 
LLC

Housing Authority of 
the Birmingham 
District - HOPE VI 460,533$             

At the earliest of the 
disbursement of the 
construction/permanent 
loan or 11/24/2010 0.00%

Notes C 
and D Due at maturity 460,533               460,533               

Glenbrook at Oxmoor III, 
LLC

Housing Authority of 
the Birmingham 
District - HOPE VI 129,468$             

At the earliest of the first 
disbursement of a 
construction or 
permanent loan from the 
Housing Authority of the 
Birmingham District, the 
date on which the 
Authority is advised that 
the development phase 
of the project has been 
abandoned, or the date 
on which the master 
development agreement 
is terminated. 0.00% Note C Due at maturity 16,664                 16,664                  
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Entity Lender Name Total Commitment Maturity Date Interest Rate
Security/ 
Guaranty Payment Terms

Outstanding 
Balance 

12/31/2013

Outstanding 
Balance 

12/31/2012

Glenbrook at Oxmoor III, 
LLC

Housing Authority of 
the Birmingham 
District - HOPE VI 460,533$             

At the earliest of the 
disbursement of the 
construction/permanent 
loan or 11/24/2010 0.000%

Notes C 
and D Due at maturity 460,533               460,533               

Innovation Lofts 
Associates, LLC Bank of America, N.A. 16,500,000$        2/9/2016

LIBOR Daily 
Floating Rate plus 
275 basis points Note C

Accrued and unpaid 
interest in arrears due 
monthly 6,712,889            -                      

32,622,401$        21,982,324$        

Note A: Guaranteed by PDLLC and collateralized by a security interest in all assets of PHQ, LLC.
Note B: Guaranteed by PDLLC.
Note C: Collateralized by the real property of the respective company or partnership.
Note D: Upon the decision to not proceed with completion of the project in March 2014, the ground lease fee paid was refunded and applied to the outstanding mortgage balance, satisfying it in full.
Note E: Guaranteed by PDLLC and PDLLC's owner members.

 
Aggregate maturities of the mortgages payable for the next five years and thereafter are as follows:   

2014 1,999,236$       
2015 82,102             
2016 9,799,141         
2017 1,721,235         
2018 20,805             

Thereafter 18,999,882       
32,622,401       

Less current portion (1,999,236)        

Long-term mortgages payable 30,623,165$     
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Note 13 - Concentration of credit risk 
The Company maintains its cash accounts at multiple financial institutions.  At times, these 
balances may exceed the federal insurance limits. The Company also has escrows and 
reserves held by the mortgage lender and, at times, the balances may exceed the federal 
insurance limits.  The Company has not experienced any losses with respect to its bank 
balances in excess of government provided insurance.  Management believes that no 
significant concentration of credit risk exists with respect to these cash balances as of 
December 31, 2013. 

Note 14 - Contingencies 
The Company has provided various co-guarantees in connection with the development of 
real estate for affiliated entities which include development deficits, rent-up and operating 
deficits. The amounts obligated under these guarantees are limited by amount and period 
of time. Any required funding of development cost overruns has been recognized as an 
increase in the non-recognized portion of deferred development fee, which has not been 
reported as revenue in these consolidated and combined financial statements.  For the 
years ended December 31, 2013 and 2012, the Company has not been obligated to fund 
any significant operating deficits under these guarantees.    

As developer, the Company has posted letters of credit to provide for potential future 
working capital needs and various other requirements associated with the development of 
various properties in the amount of $273,781 and $529,606, respectively, as of December 
31, 2013 and 2012.  

As developer, the Company had guaranteed predevelopment and construction loan 
commitments of $165,129,380 for affiliated entities at December 31, 2013.  As of 
December 31, 2013 and 2012, the amount outstanding under the predevelopment and 
construction loans is $119,537,406 and $150,169,997, respectively.    

Note 15 - Lease agreements  
Rental income 
Commencing October 2005, PDLLC subleases a portion of the property to Pennrose 
Management Company, an affiliated entity.  The lease expires in October 2015.  Under the 
terms of the lease, Pennrose Management Company is obligated to pay a fixed monthly 
base rent of $8,005, along with an allocation equal to 37.73% of costs such as utilities, 
maintenance and office cleaning through September 30, 2015.   For the years ended 
December 31, 2013 and 2012, rental income earned was $194,957 and $195,138, 
respectively.  Minimum future rentals for each of the next two years follows: 

2014 96,060$           
2015 80,050             

Note 16 - Other disclosures of information eliminated in consolidation - lease 
  agreement 

Upon relocating the Philadelphia office to the current headquarters, which is owned by 
PHQ, LLC, an affiliated entity, an amended lease agreement commenced on May 2, 2005.  
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Under the terms of the lease, PDLLC is obligated to pay a fixed monthly base rent of 
$21,218 through August 31, 2030 to PHQ, LLC.  The lease payment and corresponding 
rental income were eliminated during consolidation and therefore not reflected in the 
consolidated and combined statements of operations. 

Minimum future rentals for the next five years are as follows: 

2014 254,613$         
2015 254,613          
2016 254,613          
2017 254,613          
2018 254,613           

Note 17 - Subsequent events  
Events that occur after the consolidated and combined balance sheet date but before the 
consolidated and combined financial statements were available to be issued must be 
evaluated for recognition or disclosure.  The effects of subsequent events that provide 
evidences about conditions that existed at the consolidated and combined balance sheet 
date are recognized in the accompanying consolidated and combined financial statements.  
Subsequent events which provide evidence about conditions that existed after the 
consolidated and combined balance sheet date require disclosure in the accompanying 
notes.  Management evaluated the activity of the Company through June 13, 2014 (the 
date the consolidated and combined financial statements were available to be issued) and 
concluded that no subsequent events other than the matter related to payment of certain 
mortgages as disclosed in note 12 have occurred that would require recognition in the 
consolidated and combined financial statements or disclosure in the notes to the 
consolidated and combined financial statements. 
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Combined 
Pennrose 

Development, 
LLC and Other 

Pennrose   Consolidating
Properties, LLC PHQ, LLC Entities Eliminations Total

Assets

Current assets
Cash 3,975,390$         18,082$             188,735$           -$                   4,182,207$        
Development fees receivable 11,329,322 -                   -                   -                     11,329,322
Advanced project costs receivable 1,689,929 -                   -                   (1,398)                 1,688,531
Due from affiliates 837,989 -                   1,250                -                     839,239
Prepaid expenses and other assets -                    -                   76,989              -                     76,989
Marketable securities 310,827 -                   -                   -                     310,827
Miscellaneous receivables 15,030               -                   71,339              -                     86,369

Total current assets 18,158,487 18,082 338,313            (1,398)                 18,513,484

Deposits held in trust
Tenant security deposits 2,110                 -                   56,466              -                     58,576

Total deposits held in trust 2,110                 -                   56,466              -                     58,576              

Restricted deposits and funded 
reserves

Escrows and reserves -                    -                   1,220,002         -                     1,220,002         

Total restricted deposits and 
funded reserves -                    -                   1,220,002         -                     1,220,002         

Property and equipment
Land -                    30,000              1,847,978         -                     1,877,978         
Buildings and improvements -                    3,819,721         11,433,035       (632,670)             14,620,086       
Construction in progress -                    -                   17,329,711       -                     17,329,711       
Furniture, fixtures and equipment 240,931 277,729            324,053            -                     842,713
Less accumulated depreciation (151,523) (1,046,537)        -                   -                     (1,198,060)

Total property and equipment 89,408 3,080,913         30,934,777       (632,670)             33,472,428

Other assets
Investments in limited partnerships 5,278,161           -                   -                   (5,168,138)          110,023
Intangibles, net -                    47,407              669,727            -                     717,134            
Advanced project costs - long-term 7,245,077           -                   -                   -                     7,245,077

Total other assets 12,523,238         47,407              669,727            (5,168,138)          8,072,234         

Total assets 30,773,243$       3,146,402$        33,219,285$      (5,802,206)$        61,336,724$      
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Combined 
Pennrose 

Development, 
LLC and Other 

Pennrose   Consolidating
Properties, LLC PHQ, LLC Entities Eliminations Total

Liabilities and Members' Equity

Current liabilities
Current portion on mortgages 

and notes payable 1,000,000$         62,810$             936,426$           -$                   1,999,236$        
Accounts payable and accrued 

expenses 168,013 -                   2,188,292         -                     2,356,305         
Accrued interest payable - current 11,703               6,752                -                   -                     18,455              

Total current liabilities 1,179,716 69,562              3,124,718         -                     4,373,996

Deposits and prepayment liabilities
Prepaid rent -                    -                   15,944              -                     15,944              
Tenant security deposits 2,110 -                   56,610              -                     58,720              

Total deposits and prepayment 
liabilities 2,110 -                   72,554 -                     74,664

Long-term liabilities
Mortgages and notes payable 3,000,000           2,640,187         24,982,978       -                     30,623,165       
Due to affiliates -                    -                   784,233            (634,068)             150,165
Accrued interest payable -                    33,513              2,300,318         -                     2,333,831         

Total long-term liabilities 3,000,000           2,673,700         28,067,529       (634,068)             33,107,161       

Total liabilities 4,181,826 2,743,262 31,264,801 (634,068)             37,555,821

Contingencies -                    -                   -                   -                     -                   

Members' equity
Members' equity 26,539,033 -                   5,014,673         (5,168,138)          26,385,568
Noncontrolling interest -                    403,140            (3,060,189)        -                     (2,657,049)
Accumulated other comprehensive

income (loss) 52,384               -                   -                   -                     52,384

Total members' equity 26,591,417 403,140 1,954,484 (5,168,138) 23,780,903

Total liabilities and members' 
equity 30,773,243$       3,146,402$        33,219,285$      (5,802,206)$        61,336,724$      
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Combined 
Pennrose 

Development, 
LLC and Other 

Pennrose   Consolidating
Properties, LLC PHQ, LLC Entities Eliminations Total

Assets

Current assets
Cash 2,127,466$         2,792$               266,843$           -$                   2,397,101$        
Development fees receivable 9,759,682 -                   -                   -                     9,759,682
Advanced project costs receivable 2,083,071 -                   -                   -                     2,083,071
Due from affiliates 515,914 -                   1,200                -                     517,114
Prepaid expenses and other assets -                    -                   42,553              -                     42,553
Marketable securities 296,734 -                   -                   -                     296,734
Miscellaneous receivables 498                    -                   386,624            -                     387,122

Total current assets 14,783,365 2,792 697,220            -                     15,483,377

Deposits held in trust
Tenant security deposits 2,114                 -                   57,388              -                     59,502

Restricted deposits and funded 
reserves

Escrows and reserves -                    82,461              1,293,439         -                     1,375,900         

Property and equipment
Land -                    30,000              4,461,917         -                     4,491,917         
Buildings and improvements -                    3,819,721         45,178,379       (632,670)             48,365,430       
Construction in progress -                    -                   324,174            -                     324,174            
Furniture, fixtures and equipment 196,340 277,729            1,105,165         -                     1,579,234
Less accumulated depreciation (128,229) (920,823)           (6,606,322)        -                     (7,655,374)

Total property and equipment 68,111 3,206,627         44,463,313       (632,670)             47,105,381

Other assets
Investments in limited partnerships 120,002 -                   -                   24,661                144,663
Intangibles, net -                    56,592              723,914            -                     780,506            
Advanced project costs - long-term 7,037,062           -                   -                   -                     7,037,062

Total other assets 7,157,064           56,592              723,914            24,661                7,962,231         

Total assets 22,010,654$       3,348,472$        47,235,274$      (608,009)$           71,986,391$      
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Combined 
Pennrose 

Development, 
LLC and Other 

Pennrose   Consolidating
Properties, LLC PHQ, LLC Entities Eliminations Total

Liabilities and Members' Equity

Current liabilities
Current portion on mortgages

and notes payable -$                  62,810$             13,198$             -$                   76,008$             
Accounts payable and accrued 

expenses 217,283 -                   234,172            -                     451,455            
Fair market value interest rate swap 8,611                 -                   -                   -                     8,611                

Total current liabilities 225,894 62,810 247,370 -                     536,074

Deposits and prepayment liabilities
Prepaid rent -                    -                   11,835              -                     11,835              
Tenant security deposits 2,114 -                   57,510              -                     59,624              

Total deposits and prepayment 
liabilities 2,114 -                   69,345 -                     71,459

Long-term liabilities
Mortgages and notes payable -                    2,700,389         19,205,927       -                     21,906,316       
Due to affiliates -                    -                   1,070,060         (632,670)             437,390
Accrued interest payable -                    36,234              1,858,412         -                     1,894,646         

Total long-term liabilities -                    2,736,623         22,134,399       (632,670)             24,238,352       

Total liabilities 228,008 2,799,433 22,451,114 (632,670)             24,845,885

Contingencies -                    -                   -                   -                     -                   

Members' equity
Members' equity 21,742,778 -                   (24,661)             24,661                21,742,778
Noncontrolling interest -                    549,039            24,808,821       -                     25,357,860
Accumulated other comprehensive 

income (loss) 39,868               -                   -                   -                     39,868

Total members' equity 21,782,646 549,039 24,784,160 24,661 47,140,506

Total liabilities and members' 
equity 22,010,654$       3,348,472$        47,235,274$      (608,009)$           71,986,391$      
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Combined 
Pennrose 

Development,
LLC and Other 

Pennrose   Consolidating
Properties, LLC PHQ, LLC Entities Eliminations Total

Operating income
Development and consulting fees 14,923,385$         -$                      -$                      -$                      14,923,385$         
Rental income 289,977 254,613 1,001,238            (254,613)                1,291,215            

Total operating income 15,213,362 254,613               1,001,238            (254,613)                16,214,600

Operating expenses
Salaries, payroll taxes and employee benefits 3,466,062 -                       306,568               -                        3,772,630            
Professional fees 512,465 2,642 -                       -                        515,107               
Property management fees -                        -                       117,385               -                        117,385               
Rent 302,611 -                       -                       (254,613)                47,998                 
Miscellaneous taxes and licenses 273,762 -                       -                       -                        273,762               
Utilities 81,140 -                       317,108               -                        398,248               
Office cleaning and other occupancy expenses 100,834 -                       -                       -                        100,834               
Telephone 69,033 -                       -                       -                        69,033                 
Insurance 18,504 -                       108,236               -                        126,740               
Real estate taxes -                        -                       118,931               -                        118,931               
Travel and entertainment 202,147 -                       -                       -                        202,147               
Dues and memberships 18,669 -                       -                       -                        18,669                 
Repairs and maintenance -                        -                       351,859               -                        351,859               
Advertising and promotion 59,170 -                       -                       -                        59,170                 
Office supplies and expense 196,830 -                       212,406               -                        409,236               
Nonrecoverable development expenses 156,631 -                       -                       -                        156,631               
Contributions 44,405 -                       -                       -                        44,405                 
Seminars and continuing education 6,941 -                       -                       -                        6,941                   
Other income (expense) -                        -                       41,456                 -                        41,456                 
Depreciation 23,294 125,714 1,360,227            -                        1,509,235            
Amortization -                        9,185                   54,187                 -                        63,372                 

Total operating expenses 5,532,498 137,541 2,988,363            (254,613)                8,403,789

Net operating income (loss) 9,680,864 117,072               (1,987,125)           -                        7,810,811

Other income (expenses)
Impairment losses -                        -                       (29,173,846)         -                        (29,173,846)         
(Loss) income from limited partnerships 21,074                  -                       -                       -                        21,074                 
Interest and other income 11,433                  13                        19,833                 -                        31,279                 
Gain on sale of marketable securities 10,079                  -                       -                       -                        10,079                 
Interest expense (173,753) (84,685) (540,823)              -                        (799,261)              

Total other income (expenses) (131,167) (84,672) (29,694,836) -                        (29,910,675)

Net income (loss) 9,549,697             32,400                 (31,681,961)         -                        (22,099,864)         

Other comprehensive income (loss)
Unrealized gain on marketable securities 12,516                  -                       -                       -                        12,516                 

Comprehensive income (loss) 9,562,213             32,400                 (31,681,961)         -                        (22,087,348)         

Net comprehensive income (loss) allocated to 
   noncontrolling interest -                         32,400                   (31,528,496)           -                         (31,496,096)           

Net comprehensive income (loss) allocated to 

member 9,562,213$            -$                       (153,465)$              -$                       9,408,748$            
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Combined 
Pennrose 

Development,
LLC and Other 

Pennrose   Consolidating
Properties, LLC PHQ, LLC Entities Eliminations Total

Operating income
Development and consulting fees 12,748,672$         -$                      -$                      -$                      12,748,672$         
Sales - residential units -                        -                       1,057,400            -                        1,057,400            
Rental income 291,089 254,613 1,405,677            (254,613)                1,696,766            

Total operating income 13,039,761 254,613               2,463,077            (254,613)                15,502,838

Operating expenses
Cost of sales - residential units -                        -                       1,258,704            -                        1,258,704            
Salaries, payroll taxes and employee benefits 3,197,128 -                       330,635               -                        3,527,763            
Professional fees 576,592 2,350 -                       -                        578,942               
Property management fees -                        -                       116,892               -                        116,892               
Rent 281,741 -                       -                       (254,613)                27,128                 
Miscellaneous taxes and licenses 314,281 -                       -                       -                        314,281               
Utilities 100,576 -                       299,992               -                        400,568               
Office cleaning and other occupancy expenses 103,619 -                       -                       -                        103,619               
Telephone 67,143 -                       -                       -                        67,143                 
Insurance 25,665 -                       111,187               -                        136,852               
Real estate taxes -                        -                       179,504               -                        179,504               
Travel and entertainment 203,839 -                       -                       -                        203,839               
Dues and memberships 20,075 -                       -                       -                        20,075                 
Repairs and maintenance -                        300                      214,231               -                        214,531               
Advertising and promotion 48,394 -                       -                       -                        48,394                 
Office supplies and expense 201,000 -                       203,393               -                        404,393               
Nonrecoverable development expenses 343,122 -                       -                       -                        343,122               
Contributions 61,220 -                       -                       -                        61,220                 
Seminars and continuing education 5,784 -                       -                       -                        5,784                   
Lease-up expense -                        -                       89,572                 -                        89,572                 
Depreciation 18,610 125,714 1,360,227            -                        1,504,551            
Amortization -                        3,827                   54,187                 -                        58,014                 

Total operating expenses 5,568,789 132,191 4,218,524            (254,613)                9,664,891

Net operating income (loss) 7,470,972 122,422               (1,755,447)           -                        5,837,947

Other income (expenses)
Income from limited partnerships 17,153                  -                       -                       (111)                       17,042                 
Interest and other income 6,810                    83                        21,857                 -                        28,750                 
Interest expense (113,476) (117,221) (527,646)              -                        (758,343)              

Total other income (expenses) (89,513) (117,138) (505,789) (111) (712,551)

Net income (loss) 7,381,459             5,284                   (2,261,236)           (111)                       5,125,396            

Other comprehensive income (loss)
Unrealized gain on marketable securities 22,382                  -                       -                       -                        22,382                 
Realized gain on interest rate swap -                        48,804 -                       -                        48,804                 

Comprehensive income (loss) 7,403,841             54,088                 (2,261,236)           (111)                       5,196,582            

Net comprehensive income (loss) allocated to 
noncontrolling interest -                        54,088                 (2,159,951)           -                        (2,105,863)           

Net comprehensive income (loss) allocated to 

member 7,403,841$            -$                       (101,285)$              (111)$                     7,302,445$            
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ANTHONY CAPORRINO, CPA 
GREG DeCASTROS, CPA 
ANTHONY GRACI, CPA 

Members 
AI CPA 

NYSSCPA 

INDEPENDENT ACCOUNTANT'S COMPILATION REPORT 

To the Member of 
Duvernay + Brooks LLC 
New York, New York 

WWW.GCKCPA.COM 

We have compiled the accompanying balance sheet of Duvernay+ Brooks LLC as of December 31, 
2013, and the related statements of income, changes in member's equity, and cash flows for the year then 
ended. We have not audited or reviewed the accompanying financial statements and, accordingly, do not 
express an opinion or provide any assurance about whether these financial statements are in accordance with 
accounting principles generally accepted in the United States of America. 

Management is responsible for the preparation and fair presentation of the financial statements in 
accordance with accounting principles generally accepted in the United States of America and for designing, 
implementing, and maintaining internal control relevant to the preparation and fair presentation of the financial 
statements. 

Our responsibility is to conduct the compilation in accordance with Statements on Standards for 
Accounting and Review Services issued by the American Institute of Certified Public Accountants. The 
objective of a compilation is to assist management in presenting financial information in the form of financial 
statements without undertaking to obtain or provide any assurance that there are no material modifications that 
should be made to the financial statements. 

June 24, 2014 

300 Jericho Quadrangle•Jericho NY 11753 • Tel: (516) 829-5559 • Fax: (516) 829-5471 



ASSETS 

CURRENT ASSETS 
Cash 
Accounts receivable 
Prepaid expenses and other 

TOTAL CURRENT ASSETS 

DUVERNAY + BROOKS LLC 
Balance Sheet 

DECEMBER 31,2013 

PROPERTY AND EQUIPMENT- net 

OTHER ASSETS 
Investment in joint ventures 
Security deposit 

TOTAL ASSETS 

LIABILITIES AND MEMBER'S EQUITY 

CURRENT LIABILITIES 
Accounts payable and accrued expenses 
Profit sharing payable 

TOTAL LIABILITIES 

MEMBER'S EQUITY 

TOTAL LIABILITIES AND MEMBER'S EQUITY 

$ 162,549 
202,782 

16,707 

382,038 

33,328 

199,143 
5,322 

$ 619,831 

$ 17,197 
45,500 

62,697 

557,134 

$ 619,831 

See accompanying accountant's compilation report and notes to financial statements. 



DUVERNAY + BROOKS LLC 
Statement of Income 

YEAR ENDED DECEMBER 31,2013 

REVENUES 
Consulting fees 
Developers fees 

TOTAL REVENUES 

SELLING, GENERAL & ADMINISTRATIVE EXPENSES 
Staff salaries 
Employee benefits 
Owner's compensation 
Rent 
Professional fees 
Outside labor I Consultants 
Profit sharing 
Payroll taxes 
Insurance 
Telephone 
Office repairs and maintenance 
Travel, meals and entertainment 
Miscellaneous 
Depreciation and amortization 
Charitable contributions 
Office supplies and expense 
Postage and delivery 
Equipment rental 

TOTAL SELLING, GENERAL & ADMINISTRATIVE EXPENSES 

INCOME FROM OPERATIONS BEFORE OTHER 
INCOME/(EXPENSE) 

OTHER INCOME/(EXPENSE) 
Income from developer ventures 
Interest expense 

TOTAL OTHER INCOME/(EXPENSE) 

NET INCOME 

$ 1,230,160 
332,030 

1,562,190 

651,341 
106,912 
100,000 
65,044 
60,084 
57,513 
47,045 
42,717 
26,382 
21,811 
20,857 
17,666 
13,447 
12,188 
11,402 
10,507 
2,938 
2,036 

1,269,890 

292,300 

48,768 
(748) 

48,020 

$ 340,320 

See accompanying accountant's compilation report and notes to financial statements. 



DUVERNAY + BROOKS LLC 
Statement of Changes in Member's Equity 

YEAR ENDED DECEMBER 31,2013 

MEMBER'S EQUITY AT DECEMBER 31, 2012 

Net income 

Distributions 

MEMBER'S EQUTY AT DECEMBER 31, 2013 

$ 518,241 

340,320 

(301,427) 

$ 557,134 

See accompanying accountant's compilation report and notes to financial statements. 



DUVERNAY + BROOKS LLC 
Statement of Cash Flows 

YEAR ENDED DECEMBER 31, 2013 

CASH FLOWS FROM OPERATING ACTIVITIES 
Net income 

Adjustment to reconcile net income to 
net cash provided by operating activities 

Depreciation and amortization 
Increase in accounts receivable 
Increase in prepaid expenses and other 
Decrease in investment in joint ventures 
Decrease in accounts payable and accrued expenses 
Increase in profit sharing payable 

Total adjustments 

NET CASH PROVIDED BY OPERATING ACTIVITIES 

CASH FLOWS FROM FINANCING ACTIVITIES 
Distributions 
Decrease in Due to Affiliate 

CASH USED IN FINANCING ACTIVITIES 

NET DECREASE IN CASH 

CASH - BEGINNING 

CASH - ENDING 

SUPPLEMENTAL DISCLOSURES OF CASH FLOW INFORMATION 
Interest paid 
Income tax paid 

$ 340,320 

12,188 
(61,223) 

(1,653) 

109,959 
(2,256) 
1,500 

58,515 

398,835 

(301,427) 
(200,659) 

(502,086) 

(103,251) 

265,800 

$ 162,549 

$ 748 
$ 

See accompanying accountant's compilation report and notes to financial statements. 



DUVERNAY + BROOKS LLC 
Notes to Financial Statements 

DECEMBER 31, 2013 

NOTE 1 - ORGANIZATION AND SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 

A. Organization- Duvernay+ Brooks LLC (the "Company") was organized in May 1999 and is 
principally engaged in providing financial and management consulting services to public and 
private sector developers of affordable housing communities throughout the United States. 
The Company is also a development partner on urban revitalization and affordable housing 
development projects. 

B. Cash and Equivalents- The Company considers all highly liquid instruments with an original 
maturity of three months or less to be cash equivalents. 

C. Accounts Receivable and Revenue Recognition - The Company recognizes revenue as 
services are rendered. The Company provides an allowance for losses on accounts receivable 
based on a review of the current status of existing receivables and management's evaluation 
of periodic aging of accounts. At December 31, 2013, management has determined that no 
allowance is required. 

D. Property and Equipment- Property and equipment are comprised of equipment, furniture and 
fixtures and leasehold improvements. Acquisitions of property and equipment are capitalized 
in their respective accounts at cost. Ordinary maintenance and repair items are charged 
directly against current income. When assets are retired or otherwise disposed of, the cost and 
the related depreciation are removed from the accounts, and any resulting gain or loss is 
recognized in the statement of income. For financial reporting purposes, equipment and 
furniture and fixtures are depreciated using the straight -line method over the estimated useful 
lives of the assets ranging from five to seven years. For income tax reporting purposes, 
depreciation is recorded using an accelerated method. For financial reporting purposes, 
improvements are depreciated over the related lease term. For income tax reporting, leasehold 
improvements are depreciated over fifteen years. 

E. Income Taxes- The Company is a single member limited liability company and is treated as a 
disregarded entity for income tax purposes. Consequently, federal, state and local income 
taxes have not been provided for by the Company. The Member is taxed on its share of the 
Company's earnings. 

F. Use of Estimates- The preparation of financial statements in conformity with accounting 
principles generally accepted in the United States of America requires management to make 
estimates and assumptions that affect the reported amounts of assets and liabilities and 
disclosure of contingent assets and liabilities at the date of the financial statements, and the 
reported amounts of revenues and expenses during the reporting period. Actual results could 
differ from those estimates. Estimates are used when accounting for certain items such as 
depreciation and amortization and expense accruals. 

G. Owner's Compensation- Owner's compensation is for services rendered by the owner and is 
accounted for as an expense of the Company. 



DUVERNAY + BROOKS LLC 
Notes to Financial Statements 

DECEMBER 31,2013 

NOTE 1 - ORGANIZATION AND SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 
(CONT'D) 

H. Impairment of Long-Lived Assets- The Company periodically reviews whether changes have 
occurred that would require revisions to the carrying amounts of long-lived assets. When the 
sum of expected future cash flows ( undiscounted and without interest charges) is less than the 
carrying amount of the asset, an impairment loss is recognized based on the fair value of the 
asset. At December 31, 2013, management has determined that no impairment needs to be 
recognized. 

I. Developer Joint Ventures- The Company has entered into joint venture agreements with 
other developers on certain large real estate housing projects. The Company records its share 
of developers' fees and expenses in accordance with the joint venture agreements. 

J. Subsequent Events- Management has evaluated subsequent events through June 24, 2014, 
which is the date the financial statements were available to be issued, and concluded that no 
subsequent events have occurred that require adjustment to or disclosure in the financial 
statements. 

NOTE 2 - PROPERTY AND EQUIPMENT 

Property and equipment are comprised of the following at December 31, 2013: 

Equipment 
Furniture and fixtures 
Improvements 

Less: Accumulated depreciation 
Total 

NOTE 3 - DUE TO AFFILIATE 

$ 

$ 

27,316 
50,802 
55.035 

133,153 
99.825 
33.328 

The Company entered into a loan agreement with an affiliate. The loan is non-interest bearing 
and is payable solely from the sales proceeds of cooperative units owed to the Company from 
a joint venture project. The loan was repaid in April2013. 



DUVERNAY + BROOKS LLC 
Notes to Financial Statements 

DECEMBER 31,2013 

NOTE 4 - PROFIT SHARING PLAN 

The Company sponsors a 401(k) profit sharing plan (the "Plan") which covers eligible 
employees as defined in the Plan document. Employees may contribute up to 100% of their 
eligible compensation, subject to the limits of Section 401 (k) of the Internal Revenue Code. 
The Plan provides for a discretionary profit sharing contribution as determined by 
management on an annual basis and calls for full vesting upon entry into the Plan. 

NOTE 5 - CONCENTRATIONS OF CREDIT RISK 

For the year ended December 31, 2013, the Company had four major customers that 
accounted for approximately 38% of total revenue. 

The Company maintains its cash balances at a financial institution, which at times may exceed 
federally insured limits. As of December 31, 2013, the Company did not exceed the insured 
limits. 

NOTE 6- COMMITMENTS AND CONTINGENCIES 

A. The Company leases office space in New York City through June 2016. The future minimum 
annual rental payments are as follows: 

For the years ending 
December 31, Amount 

2014 $ 66,771 
2015 68,774 
2016 34,895 

Total $ 17Q,44Q 

In addition to the above annual rental payments, the Company is obligated to pay its share of 
operating costs on the leased premises. 

B. The Company is subject to the usual performance obligations associated with entering into 
consulting and developer agreements. 
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ANTHONY CAPORRINO, CPA 
GREG DeCASTROS, CPA 
ANTHONY GRACI, CPA 

Members 
AI CPA 

NYSSCPA 

INDEPENDENT ACCOUNTANT'S COMPILATION REPORT 

To the Member of 
Duvernay + Brooks LLC 
New York, New York 

WWW.GCKCPA.COM 

We have compiled the accompanying balance sheet of Duvernay+ Brooks LLC as of December 31, 
2014, and the related statements of income, changes in member's equity, and cash flows for the year then 
ended. We have not audited or reviewed the accompanying financial statements and, accordingly, do not 
express an opinion or provide any assurance about whether these financial statements are in accordance with 
accounting principles generally accepted in the United States of America. 

Management is responsible for the preparation and fair presentation of the financial statements in 
accordance with accounting principles generally accepted in the United States of AJ;Derica and for designing, 
implementing, and maintaining internal control relevant to the preparation and fair presentation of the financial 
statements. 

Our responsibility is to conduct the compilation in accordance with Statements on Standards for 
Accounting and Review Services issued by the American Institute of Certified Public Accountants. The 
objective of a compilation is to assist management in presenting financial information in the form of financial 
statements without undertaking to obtain or provide any assurance that there are no material modifications that 
should be made to the financial statements. 

March 3, 2015 

300 Jericho Quadrangle•Jericho NY 11753 • Tel : (516) 829-5559 • Fax: (516) 829-5471 
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ASSETS

CURRENT ASSETS
Cash 461,374$       
Accounts receivable 57,755          
Prepaid expenses and other 16,457          

TOTAL CURRENT ASSETS 535,586         

PROPERTY AND EQUIPMENT - net 21,192          

OTHER ASSETS
Investment in developer joint ventures 199,143         
Security deposit 5,646            

TOTAL ASSETS 761,567$       

LIABILITIES AND MEMBER'S EQUITY

CURRENT LIABILITIES
Accounts payable and accrued expenses 34,575$        
Profit sharing payable 45,500          

TOTAL LIABILITIES 80,075          

MEMBER'S EQUITY 681,492         

TOTAL LIABILITIES AND MEMBER'S EQUITY 761,567$       

DUVERNAY + BROOKS LLC
Balance Sheet

DECEMBER 31, 2014

See accompanying independent accountant's compilation report and notes to financial statements.
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REVENUES
Consulting fees 853,481$       
Developers fees 791,583         

TOTAL REVENUES 1,645,064      

SELLING, GENERAL & ADMINISTRATIVE EXPENSES
Staff salaries 692,547         
Owner's compensation 150,000         
Employee benefits 111,780         
Outside labor / Consultants 68,655          
Rent 66,611          
Payroll taxes 45,973          
Profit sharing 45,500          
Professional fees 44,051          
Insurance 35,705          
Miscellaneous 27,764          
Telephone 25,298          
Office repairs and maintenance 20,835          
Travel, meals and entertainment 16,574          
Office supplies and expense 14,397          
Charitable contributions 13,684          
Depreciation and amortization 12,136          
Bad debt expense 11,620          
Equipment rental 2,406            
Postage and delivery 2,004            

TOTAL SELLING, GENERAL & ADMINISTRATIVE EXPENSES 1,407,540      

INCOME FROM OPERATIONS BEFORE OTHER
INCOME 237,524         

OTHER INCOME
Income from developer joint ventures 154,549         
Interest income 13                 

TOTAL OTHER INCOME 154,562         

NET INCOME 392,086$       

DUVERNAY + BROOKS LLC
 Statement of Income

YEAR ENDED DECEMBER 31, 2014

See accompanying independent accountant's compilation report and notes to financial statements.
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MEMBER'S EQUITY AT DECEMBER 31, 2013 557,134$              

Net income 392,086                

Distributions (267,728)              

MEMBER'S EQUITY AT DECEMBER 31, 2014 681,492$              

DUVERNAY + BROOKS LLC
 Statement of Changes in Member's Equity

YEAR ENDED DECEMBER 31, 2014

See accompanying independent accountant's compilation report and notes to financial statements.
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CASH FLOWS FROM OPERATING ACTIVITIES
Net income 392,086$       

Adjustment to reconcile net income to
net cash provided by operating activities

Depreciation and amortization 12,136           
Decrease in accounts receivable 145,027         
Increase in security deposit (324)              
Decrease in prepaid expenses and other 250                
Increase in accounts payable and accrued expenses 17,378           

Total adjustments 174,467         

NET CASH PROVIDED BY OPERATING ACTIVITIES 566,553         

CASH FLOWS FROM FINANCING ACTIVITIES
Distributions (267,728)       

CASH USED IN FINANCING ACTIVITIES (267,728)       

NET INCREASE IN CASH 298,825         

CASH - BEGINNING 162,549         

CASH - ENDING 461,374$       

SUPPLEMENTAL DISCLOSURES OF CASH FLOW INFORMATION
Interest paid -$              
Income tax paid -$              

DUVERNAY + BROOKS LLC
Statement of Cash Flows

YEAR ENDED DECEMBER 31, 2014

See accompanying independent accountant's compilation report and notes to financial statements.
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DUVERNAY + BROOKS LLC 
Notes to Financial Statements  

 
DECEMBER 31, 2014 

  
 
NOTE 1 - ORGANIZATION AND SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 
 

A. Organization – Duvernay + Brooks LLC (the “Company”) was organized in May 1999 and 
is principally engaged in providing financial and management consulting services to public 
and private sector developers of affordable housing communities throughout the United 
States. The Company also receives developer fees on certain urban revitalization and 
affordable housing development projects.  

 
B. Cash and Equivalents – The Company considers all highly liquid instruments with an 

original maturity of three months or less to be cash equivalents. 
  

C. Accounts Receivable and Revenue Recognition – The Company recognizes revenue as 
services are rendered. The Company provides an allowance for losses on accounts receivable 
based on a review of the current status of existing receivables and management’s evaluation 
of periodic aging of accounts. At December 31, 2014, management has determined that no 
allowance is required. 

 
D. Property and Equipment – Property and equipment are comprised of equipment, furniture 

and fixtures and leasehold improvements. Acquisitions of property and equipment are 
capitalized in their respective accounts at cost. Ordinary maintenance and repair items are 
charged directly against current income. When assets are retired or otherwise disposed of, the 
cost and the related depreciation are removed from the accounts, and any resulting gain or 
loss is recognized in the statement of income. For financial reporting purposes, equipment 
and furniture and fixtures are depreciated using the straight-line method over the estimated 
useful lives of the assets ranging from five to seven years. For income tax reporting 
purposes, depreciation is recorded using an accelerated method. For financial reporting 
purposes, improvements are depreciated over the related lease term. For income tax 
reporting, leasehold improvements are depreciated over fifteen years. 

 
E. Income Taxes – The Company is a single member limited liability company and is treated as 

a disregarded entity for income tax purposes. Consequently, federal, state and local income 
taxes have not been provided for by the Company. The Member is taxed on its share of the 
Company’s earnings. 

 
F. Use of Estimates – The preparation of financial statements in conformity with accounting 

principles generally accepted in the United States of America requires management to make 
estimates and assumptions that affect the reported amounts of assets and liabilities and 
disclosure of contingent assets and liabilities at the date of the financial statements, and the 
reported amounts of revenues and expenses during the reporting period. Actual results could 
differ from those estimates. Estimates are used when accounting for certain items such as 
depreciation and amortization and expense accruals. 

 
G. Owner’s Compensation – Owner’s compensation is for services rendered by the owner and is 

accounted for as an expense of the Company. 
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DUVERNAY + BROOKS LLC 
Notes to Financial Statements  

 
DECEMBER 31, 2014 

  
 
NOTE 1 - ORGANIZATION AND SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 

(CONT’D) 
 

H. Impairment of Long-Lived Assets – The Company periodically reviews whether changes 
have occurred that would require revisions to the carrying amounts of long-lived assets. 
When the sum of expected future cash flows (undiscounted and without interest charges) is 
less than the carrying amount of the asset, an impairment loss is recognized based on the fair 
value of the asset. At December 31, 2014, management has determined that no impairment 
needs to be recognized. 

 
I. Developer Joint Ventures – The Company has entered into joint venture agreements with 

other developers on certain large real estate housing projects. The Company records its share 
of developers’ fees and expenses in accordance with the joint venture agreements. 

 
 J. Subsequent Events – Management has evaluated subsequent events through March 3, 2015, 

which is the date the financial statements were available to be issued, and concluded that no 
subsequent events have occurred that require adjustment to or disclosure in the financial 
statements. 

   
 
NOTE 2 - PROPERTY AND EQUIPMENT 
 

Property and equipment are comprised of the following at December 31, 2014: 
 

 
Equipment $ 27,317 
Furniture and fixtures 50,802 
Improvements  55,035 
   133,154 
Less: Accumulated depreciation  111,962 
Total $ 21,192 
 

 
NOTE 3 - PROFIT SHARING PLAN  
 

The Company sponsors a 401(k) profit sharing plan (the “Plan”) which covers eligible 
employees as defined in the Plan document. Employees may contribute up to 100% of their 
eligible compensation, subject to the limits of Section 401(k) of the Internal Revenue Code. 
The Plan provides for a discretionary profit sharing contribution as determined by 
management on an annual basis and calls for full vesting upon entry into the Plan.  
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DUVERNAY + BROOKS LLC 
Notes to Financial Statements  

 
DECEMBER 31, 2014 

  
 

 
NOTE 4 - CONCENTRATIONS OF CREDIT RISK 

 
For the year ended December 31, 2014, the Company had four major customers that 
accounted for approximately 68% of total revenue.  

 
The Company maintains its cash balances at a financial institution, which at times may 
exceed federally insured limits.  As of December 31, 2014, the Company exceeded the 
insured limits by approximately $225,000. Management believes the Company is not 
exposed to any significant credit risk.  

 
NOTE 5 - COMMITMENTS AND CONTINGENCIES 

 
A. The Company leases office space in New York City through June 2016. The future minimum 

annual rental payments are as follows: 
 

 For the years ending  
  December 31,   Amount  

2015  $ 68,774 
2016   34,895 
 

 Total $ 103,669 
  

In addition to the above annual rental payments, the Company is obligated to pay its share of 
operating costs on the leased premises. 
 

B. The Company is subject to the usual performance obligations associated with entering into 
consulting and developer agreements. 
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3.6 | KEY PERSONNEL AND PROFESSIONAL CONSULTANTS FOR THE PROPOSED PROJECT 

A. DEVELOPMENT TEAM’S QUALIFICATIONS 

Miami Redevelopment Partners  (MRP)  is formed by three extraordinary organizations with experience 
and capacity  that makes us uniquely qualified  to see PHCD’s vision  for  the Liberty Square and Lincoln 
Gardens through to reality –Gardner Florida, Pennrose Properties, and Duvernay + Brooks (D+B).  

MRP  has  also  assembled  a  development  team  with  unsurpassed  qualifications,  expertise  and  local 
knowledge  to  implement the Liberty Rising redevelopment,  including Wallace Roberts & Todd  (WRT), 
the nation’s leading architect for affordable housing and public housing revitalization. Miami‐based WRT 
staff will  lead  its work on the Liberty Square and Lincoln Gardens redevelopment.   As  insuring that the 
new developments address crime and safety issues that will be essential to the quality of life of Liberty 
Square and Lincoln Gardens  residents and  the  long‐term viability of  the  redevelopment, our planning 
team also includes Ken Stapleton & Associates, a Miami‐based firm specializing in incorporating Crime 
Prevention Through Environmental Design (CPTED) into redevelopment plans.   

Catalyst Miami,  a Miami‐based  non‐profit will  serve  as  a  consultant  to  the MRP  Team  to  advise  on 
community outreach, organizing and capacity building to help undertake a community planning process 
to insure that residents, neighbors, community organizations and other stakeholders provide input into 
the design of  the new developments.   The South Florida Regional Planning Council  (SFRPC) has also 
offered  its  assistance  to MRP  to  help  organize  and  conduct  a  community  and  stakeholder  planning 
process. 

HGF, Inc. will provide MRP with outreach, recruitment, and monitoring to achieve MBE, WBE, DBE and 
Section 3 project  goals.   HGF  is  a minority‐owned  and woman‐owned  consulting  firm with  extensive 
experience with public housing redevelopment,  including Miami’s Scott‐Carver HOPE VI.   Klein Hornig 
LLP will serve as  legal counsel to MRP.   Klein Hornig  is one of the nation’s premier firms concentrating 
exclusively on affordable housing and community development, with extensive experience on complex, 
mixed finance public housing redevelopments and on affordable housing throughout Florida.   

MRP will be advised on the complex and sensitive process of relocating Liberty Square residents to the 
new Liberty Square and Lincoln Gardens developments by Housing Opportunities Unlimited  (HOU), a 
consulting  firm  specializing  in  developing  and  implementing  relocation  plans  for  public  housing 
revitalizations.  HOU  also  brings  to  the  team  20  years  of  experience  developing  community  and 
supportive service plans and coordinating on‐site  resident services  for public housing  redevelopments 
nationwide.    In  addition,  Catalyst  Miami,  SFRPC  and  Florida  International  University’s  Herbert 
Wertheim  College  of  Medicine  have  committed  to  working  with  MRP  to  provide  community  and 
supportive services to the residents of the redeveloped communities. 

MRP will oversee property management of the redeveloped Liberty Square and Lincoln gardens through 
Pennrose Management Company (PMC), one of the nation’s largest managers of affordable and mixed 
income housing, with over 150 properties containing more than 9,500 units under management. 

Pennrose Properties 

Pennrose Properties is a private full‐service real estate development firm, which has been active in real 
estate development since 1981.   During this time, Pennrose has developed over 14,000 rental housing 
units.    In  the  last 5 years alone, representing over $1 billion  in  total development costs  financed by a 
variety of public and private sources.  

Pennrose’s  portfolio  includes more  than  200  distinct  developments  in  11  states  plus  the  District  of 
Columbia, the vast majority of which Pennrose continues to own and manage, currently has more than 
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1,000 units currently under construction  in 15 developments.     Pennrose has achieved an outstanding 
reputation for excellence, both  in the quality of residential units produced and  in the manner  in which 
they are maintained. Pennrose is one of the leading developers in the nation of mixed‐finance projects, 
has  been  a  designated  redeveloper  in  over  80  municipalities,  and  regularly  helps  cities  transform 
underutilized sites into thriving mixed‐use economic development engines.  

In recent years Pennrose has specialized in large scale, multi‐phase urban revitalization projects and has 
developed over 85 mixed‐finance public housing developments. Pennrose repeatedly demonstrates  its 
skill  at  leading  complex  multi‐phased  projects  through  the  stages  of  comprehensive  community 
planning,  site  planning,  and  implementation,  and  shows  the  commitment  to  actively  engage  and 
manage the community outreach process that is so crucial to the success of all of those stages.  

Gardner Florida 

Gardner  Florida  is  a  subsidiary  of Gardner  Capital,  a  full  service  real  estate  developer,  investor  and 
syndicator.    Formed  in  2014  to  develop  affordable  and mixed  income  projects  throughout  Florida, 
Orlando‐based Gardner Florida staff has extensive experience developing affordable housing throughout 
the  State.   Gardner  Florida Managing  Director  Joe  Chambers  began  his  career  in Housing  Authority 
Redevelopment work with Picerne Development where he worked  to  close over 800 units,  including 
four mixed‐finance developments with Daytona Beach Housing Authority and the Winter Haven Housing 
Authority.  

Mr. Chambers  joined Michaels Development Company  to  expand  their presence  in  Florida. While  at 
Michaels, he closed multiple developments in Alabama, Florida, and Mississippi while also expanding the 
company presence  into new markets  including Atlanta and Miami.  In neighboring Sarasota, he  led the 
redevelopment effort with  the Sarasota Housing Authority of  the old  Janie Poe housing project  into a 
completely new three phase development. 

After  developing more  than  2,000  units  in  the  Southeast,  Joe  joined Gardner  Capital  as  a Managing 
Director to  lead all Southeast development.   Currently,  in Florida, Gardner has over 1,200 multi‐family 
units  in  the  predevelopment  stages,  including  two  market  rate  developments  and  five  affordable 
housing  developments. Gardner  and D+B  are  also working with  the Bradenton Housing Authority  to 
redevelop its remaining public housing community through FHFC’s LIHTC program.  

Gardner has extensive experience working through the  local government approval process throughout 
the State of Florida, including Miami‐Dade County and The City of Miami, and extensive experience with 
all Florida Housing Finance Corporation affordable housing finance programs.  

Duvernay + Brooks 

D+B combines broad, general affordable housing finance and real estate development experience with a 
deep understanding of  the  issues  faced by public housing authorities and  the particular  complexities 
inherent  in mixed‐income, mixed‐finance  public  housing  development.    Since  the  firm’s  founding  in 
1999, D+B has built an outstanding national reputation for financial, policy, and development consulting, 
specializing in public housing mixed finance revitalization.   

D+B  has  advised  housing  authorities  and  private  developers  on more  than  130  projects with  15,400 
affordable  and  mixed  income  housing  units  and  a  total  value  of  $2.4  billion,  including  significant 
experience in Florida as a development and financial advisor to the Sarasota Housing Authority.  D+B has 
also  served as  the  co‐developer of projects with more  than with more  than 1,500 units, with a  total 
value of $344 million,  including mixed  finance public housing  redevelopments  in Colorado, New York, 
Pennsylvania and Tennessee.   D+B  is a co‐developer of  the Prospect Plaza HOPE VI and  the Cleaborn 
Homes HOPE VI revitalizations profiled in Section 3.5. 
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Architecture & Planning:  Wallace, Roberts & Todd and Ken Stapleton Associates 

Wallace, Roberts and Todd (WRT) will serve as the lead planning firm for the Liberty Square and Lincoln 
Gardens  redevelopments.   As  further described  in  Section 3.8, WRT provides planning, urban design, 
architecture,  and  landscape  architecture  services  for  projects  nationwide,  and  is  one  of  the  nation’s 
most experienced and successful firms in planning and designing affordable housing and public housing 
revitalizations.  

Improving safety and security for residents is an essential element in improving residents’ health, well‐
being and quality of  life, and  is essential to  insure the new developments have  long‐term viability and 
that they will catalyze economic development throughout Liberty City.  Ken Stapleton & Associates (KSA) 
will  help  the MRP  Team work with Miami‐Dade  County,  PHCD,  the  residents  and  the  community  to 
address the challenge of safety at the redeveloped properties and the surrounding communities.   

KSA  will  advise  on  their  “Safedesign”  approach  to  planning  and  development,  which  include  focus 
groups with existing and prospective residents about safety requirements, community meetings about 
safety for the new developments, area analyses related to crime patterns, training for the community, 
police,  service providers,  and planning/design  team,  and  assisting with  communications  strategies  to 
enhance perceptions of safety from perspectives of existing and future residents and business tenants. 

KSA has reviewed and assisted over 100 projects and plans, including DDA Miami, Florida International 
University, Safe Neighborhoods Plans‐ Miami Beach; the City of Sweetwater, Florida; the Riviera Beach 
Community  Redevelopment  Agency;  and  the  University  of Miami.    For  Riviera  Beach,  Florida,  KSA 
developed an award winning plan to improve safety in the designated areas, including detailed physical 
improvements related to lighting, land use patterns, streetscape improvements, public art, way‐finding, 
access control for vehicles and pedestrians, and bus shelter designs.   

Community Planning:  Catalyst Miami 

Catalyst will  assist MRP  by  facilitating  a  community  planning  process,  helping  organize  and  conduct 
community meetings,  trainings and design charrettes  to obtain community  input  into  the planning of 
the new developments.  

Formerly known as the Human Services Coalition of Dade County, Catalyst Miami was founded in 1996 
as  a Miami‐based  nonprofit  501(c)3  organization.    Catalyst Miami  identifies  and  launches  innovative 
strategies  to help people and  communities  thrive and  to  create a more equitable and  caring  society. 
Through  initiatives  such as  the Miami Thrives Network, an  initiative  to build a  large network of anti‐
poverty organizations, and Resilient Miami, an  initiative  to help organizations address climate change 
and its effect on low‐income communities, Catalyst works to build capacity in community organizations 
and create networks across sectors to promote community well‐being and create change that improves 
the quality of life for residents. 

Catalyst Miami has consulted  for a number of organizations  in Miami‐Dade County,  including recently 
working in Liberty City with the Miami Children’s Initiative on capacity development.  Another example 
of Catalyst’s experience is its work with Miami‐Dade County District 8 & 9. In June 2015 Catalyst Miami 
designed and  facilitated a  solutions  summit, which was attended by nearly 200 participants. Catalyst 
Miami helped facilitate three hour‐long discussions on  issues such as transportation, environment and 
the economy of South Dade (Districts 8 & 9).  

Community Outreach and Section 3, Small and M/WBE Contracting Consulting:  HGF, Inc. 
MRP’s development approach embraces the concept of creating opportunity within the communities we 
create by contracting with Disadvantaged, Minority, Women‐owned and Section‐3 Business Enterprises 
(D/M/WBE/Section‐3) and  local small businesses.   As more fully described  in Section 3.12, MRP will be 
advised  on  community  outreach  and  on  insuring  we  meet  our  employment  and  contracting 
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commitments  by  HGF,  Inc.,  a  woman  and minority‐owned  business  that  provides  a  wide  range  of 
professional services including strategic plan development, marketing and project management services.   

Relocation Consultant:  Housing Opportunities Unlimited 
Housing Opportunities Unlimited (HOU)  is a consulting firm with over 30 years of experience providing 
relocation assistance and direct  resident services  in public and subsidized housing.   The company has 
worked  in  a  diverse  range  of  low‐  and  mixed  income  communities,  and  specializes  in  assisting 
communities  that are  in  transition due  to major  redevelopment. HOU’s clients  include public housing 
authorities  and  resident  organizations,  and  its  projects  have  included  providing  relocation 
implementation,  community  and  supportive  services  and/or  consulting  assistance  at  over  115 
developments  in  eighteen  states  and  the  District  of  Columbia,  including  sixteen  HOPE  VI‐funded 
projects. MOU has worked with housing  authorities nationwide,  including Boston, Chicago, Hartford, 
Houston, Newark (NJ), Pittsburgh, Portland, Seattle and Washington, D.C. 

Legal: Klein Hornig LLP 

As more fully described in Section 3.9, MRP will be able to call upon the tax, real estate and HUD legal 
expertise of Klein Hornig LLP. Klein Hornig is one of the nation’s premier firms concentrating exclusively 
on affordable housing, with particular expertise in mixed finance public housing redevelopment.   

B. LIBERTY RISING REDEVELOPMENT ORGANIZATION CHART 
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C. DEVELOPMENT TEAM’S KEY PERSONNEL 

The members of Miami Redevelopment Partners will provide the staff to successfully finance, develop, 
lease up  and manage  the designated PHCD  sites.   Below  is  a breakdown of  responsibilities  and  staff 
assignments. 

Project Manager 

Joe Chambers – Managing Director, Gardner Florida. Joe Chambers will serve as Project Manager for 
MRP’s  redevelopments,  coordinating  day‐to‐day  redevelopment  activities.    Joe  Chambers  brings  to 
Gardner Capital many years of affordable housing development, having  led  the development of more 
than 2,000  affordable housing units  in  Florida  and  the  Southeast. Mr. Chambers was previously Vice 
President for The Michaels Development Company, where he was responsible for the development of 
affordable and mixed‐finance projects in Alabama, Florida, Mississippi and Texas, and a project manager 
for  Picerne  Development,  developing  mixed  finance  public  housing  and  other  affordable  housing 
developments throughout Florida.   Mr. Chambers  is based  in Orlando  ‐ 205 E Central Boulevard, Suite 
304, Orlando,  FL 32801.  Following  selection, Miami Redevelopment Partners will open  a  local Miami 
office to manage the Liberty Rising revitalization efforts. 

Brian  Heeger  – Managing  Director,  Duvernay  +  Brooks.  Brian  Heeger will  serve  as  the  lead  Team 
member for financing and the HUD mixed finance, RAD and other HUD‐related approvals.   Mr. Heeger 
has  20  years  of  experience  assisting  public  housing  authorities  and  private  developers  in  project 
planning and financial structuring using a wide variety of public and private financing sources, preparing 
tax  credit,  tax‐exempt  bond,  and  other  financing  applications,  obtaining  HUD,  lender  and  investor 
approvals and closing transactions, and providing other  financial, development, and strategic planning 
advisory services.  Mr. Heeger is based in New York City ‐ 2095 Broadway, Ste. 404, New York, NY 10023. 

Executive Committee 

An executive committee of the primary principals of Gardner, Pennrose and D+B will oversee the MRP 
Team’s redevelopment activities, from initial planning through completion and lease‐up, through weekly 
meetings/conference calls and other regular reports. 

Mark Gardner, President, Gardner Capital. The  founder and Principal of Gardner, Mark Gardner has 
been  in the  industry for his entire career.   Prior to founding Garner Capital, Mr. Gardner practiced  law 
for over 20 years, representing both developers and investors. Under his leadership, Gardner Capital has 
grown to operate in over 11 states with offices in 7 different locations across the country.  Mr. Gardner 
is based in Springfield, Missouri ‐ 1414 East Primrose, Suite 100, Springfield, Missouri 65804 

Richard Barnhart, CEO, Pennrose Properties. Richard K. Barnhart began his career at Pennrose in 1985, 
and  assumed  the  role  of  Chairman  and  Chief  Executive Officer  in  2004. He  provides  developmental 
oversight  and  leadership  to  both  the  Pennrose  team  of  developers  and  the  over  400  Pennrose 
employees. Mr. Barnhart’s planning, development, financial management and implementation expertise 
provide  solid  direction  and  guidance  for  successful  completion  of  each  real  estate  development 
Pennrose undertakes. Mr. Barnhart is based in Philadelphia ‐ One Brewery Park, 1301 North 31st Street, 
Philadelphia, PA  19121‐4495. 

Mark Dambly, President, Pennrose Properties. Mark H. Dambly became President of the firm  in 2004. 
His  vast  experience  in  a  variety  of  real‐estate  development  arenas  includes  complex  multi‐funded 
transactions  in both the affordable and market‐rate housing markets. He  leads the firm’s development 
teams  through  every  phase  of  the  development  process,  from  initial  financing  applications  and 
approvals  through  closings  and  construction  completion.  He  brings  a  proven  financial  capability,  a 
record  of  accomplishment  of  successful  properties  planned  and  built  on  schedule,  and  a  strong 
commitment to providing families and seniors with affordable, multifamily and market‐rate housing. Mr. 
Dambly  is based  in Philadelphia  ‐ One Brewery Park, 1301 North 31st Street, Philadelphia, PA   19121‐
4495. 
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Joni  Brooks, Managing Member, Duvernay  +  Brooks. D+B’s Managing Member,  Joni  Brooks  directs 
D+B’s consulting and development practice.  Ms. Brooks has over thirty years of experience in affordable 
housing, and serves as a financial advisor and development partner to housing authorities throughout 
the  country.    She  assists  clients  and  partners  with  the  creation  of  financially  feasible,  large  scale 
development plans, identifying and evaluating the availability of public and private resources required to 
implement redevelopments. Ms. Brooks is based in New York City ‐ 2095 Broadway, Ste. 404, New York, 
NY 10023. 

Other Development Team Members 

Chris  Hornig,  Partner,  Klein  Hornig  LLP.  Klein  Hornig’s  professional  team  for  the  Liberty  Rising 
redevelopments will be led by Chris Hornig, a partner in the firm’s Washington, DC office. Mr. Hornig is 
the  former HUD Deputy Assistant  Secretary  for Public Housing  Investments  and one of  the  founding 
principal’s of  the  firm. He has  twenty‐plus years’ experience  in  the public housing mixed  finance  field 
and has represented both for‐profit and nonprofit developers, as well as public housing authorities, in a 
number of complex large‐scale revitalization projects. As the first Deputy Assistant Secretary of HUD for 
Public Housing  Investments, Mr. Hornig had  immediate and personal  responsibility  for understanding 
and reshaping all the various HUD rules impacting HOPE VI and "the reinvention of public housing." Mr. 
Hornig will serve as legal counsel to the MRP Team.  He is based in Washington, D.C. ‐ 1275 K Street NW, 
Suite 1200, Washington DC 20005. 

Nando Micale, Principal/Architect + Planner + Urban Designer, WRT. Mr. Micale is an architect, planner 
and urban designer, with decades of experience in transforming our country’s cities through the design 
of vital, sustainable neighborhoods. His work includes city‐wide urban design plans, design of waterfront 
communities, suburban smart growth strategies, transit‐oriented development, and urban infill projects. 
Mr. Micale  is one of  the nation’s  leading professionals  in  the design of mixed  income neighborhoods, 
with successful HOPE VI communities in 12 states—totaling nearly 10,000 new homes. Mr. Micale is the 
principal‐in‐charge  for  the  Liberty  Rising  redevelopment,  overseeing  the  architectural  planning  and 
design team.  He is based in Philadelphia ‐ 1700 Market Street, Suite 2800, Philadelphia, PA 19103. 

Silvia  E.  Vargas,  Senior  Associate/Planner,  WRT.    Ms.  Vargas’  professional  practice  encompasses 
planning at scales  ranging  from  region‐wide comprehensive plans  to district‐scale and campus master 
plans,  to  site‐scale development plans. At WRT, Ms. Vargas has been  a project manager  for over 15 
years, directing  the  creation of policy and urban design plans,  regulatory  tools and design guidelines 
throughout  the  US  and  abroad. Ms.  Vargas  has  extensive  public  engagement  experience  and  great 
sensitivity  to  the  challenges  of working with  diverse  stakeholders  in  the  planning  process.  Prior  to 
joining WRT, she was a Senior Planner  in  the Florida Keys  (Monroe County).   Ms. Vargas will serve as 
WRT project manager for the Liberty Rising redevelopment.   She  is based  in Miami  ‐ 6619 South Dixie 
Highway, #348, Miami, FL 33143. 

Ken Stapleton, President, Ken Stapleton & Associates.   With over 30 years of urban revitalization and 
economic  development  experience, Mr.  Stapleton  has worked  as  a  redevelopment  expert  in  several 
South Florida cities,  including work  in Downtown Miami and South Beach. He  is a recognized expert  in 
urban  safety programs, with CPTED  certificates  from  the National Crime Prevention  Institute and  the 
Florida Crime Prevention Institute, including one for CPTED and Housing.   Mr. Stapleton will advise the 
MRP Team on CPTED and related safety initiatives.  He is based in Miami ‐ 812 NE 191st Street, Miami, 
33179. 

Gladys Sawyer, President, HGF, Inc.  HGF is a major provider of outreach, recruitment, monitoring and 
reporting  plans  for  developers  and  public  agencies  engaged  in  projects  governed  by  federal,  state 
and/or  local  labor  compliance  guidelines  aligned with  specific MBE, WBE, DBE  and  Section 3 project 
goals.   Ms. Sawyer  founded HGF  in 1998, and has advised public agencies and private  firms on public 
housing  redevelopments  nationwide.   Ms.  Sawyer will  advise MRP  on  community  outreach  and  on 
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meeting M/WBE/DBE and Section 3 project goals.  Ms. Sawyer is based in Memphis – 119 South Main, 
Ste. 500, Memphis, TN 38103. 

Kamalah  A.  Fletcher,  Senior  Director  of  Community  Engagement,  Catalyst Miami.   Ms.  Fletcher  is 
responsible  for  building  community  capacity  for  social  change  through  designing  and  conducting 
trainings  &  leadership  programs,  as  well  as managing  key  advocacy  initiatives  and  campaigns. Ms. 
Fletcher provides guidance and coordination  in  the development of Catalyst’s Miami Thrives Network 
and its Social Justice Table. Ms. Fletcher will lead Catalyst’s community planning advisory services for the 
MRP Team.  Ms. Fletcher is based in Miami ‐ 1900 Biscayne Boulevard, Ste. 200, Miami, FL 33132. 

Eric Hearn, Executive Vice President, Housing Opportunities Unlimited.   For over nineteen years, Mr. 
Hearn  has  directed  on‐site  programs  and  provided  technical  assistance  for  HOU  relocation,  case 
management, resident services and evaluation programs.  Under Mr. Hearn’s oversight, HOU received a 
HUD Best Practice award for its comprehensive relocation and job development programs at Allequippa 
Terrace,  a  HOPE  VI  redevelopment  effort  in  Pittsburgh,  PA.   Mr.  Hearn’s  past  experience  includes 
supervising  all  HOU  relocation  contracts  in  Chicago,  including  those  at  St.  Stephens  Terrace, 
Cornerstone,  and Marshall  Field.   Mr.  Hearn will  provide  program  oversight  and  quality  control  for 
HOU’s  relocation  and  resident  services  for  the  Liberty Rising  redevelopment.   Mr. Hearn  is  based  in 
Pittsburgh ‐ 411 Old Hickory Drive, Pittsburgh, PA 15235. 

D. EXPERIENCE INTERACTING WITH RESIDENTS AND OBTAINING DESIGN INPUT 

A strong community  relationship  is an essential component of every successful development, and  the 
MRP Team had extensive experience engaging residents  in planning developments and obtaining their 
input  in the development process.   MRP, working with Catalyst Miami and The South Florida Regional 
Planning  Council,  community  organizations,  and  PHCD  will  develop  a  community  planning  process, 
including community meetings, trainings/capacity building workshops, and design charrettes.   

MRP’s  lead  planning  firm,  WRT,  will  lead  the  design  and  planning  discussions/charrettes  with  the 
residents and the community.  WRT’s  work is predicated on the belief that planning and design process 
is only as good as its ability to effectively communicate with the public, city government, school districts 
and other potential user groups. WRT has an extensive track record in helping clients manage complex 
and controversial situations. WRT  is often retained by cities and counties, as well as private clients, to 
complete projects in which it is necessary to bring multiple and often opposing interest groups to a point 
of consensus and agreement on a way forward. 

To facilitate a process of active participation by all entities and stake holders ,WRT has developed many 
tools over the years to engage current residents, community groups and neighbors  in envisioning their 
future and understanding the language of planning and design, such as engaging the public in modeling 
games we’ve  invented, and techniques designed to engage youth  in the process.   WRT employs multi‐
lingual  staff,  including many  native  Spanish  speakers,  to  facilitate  conduct  of  the meetings.    Team 
consultant KSA will also be engaged to  lead meetings/workshops to focus on enhancing neighborhood 
safety through good  

One example of MRP members engaging residents  in community planning  is Pennrose's Overlook Park 
redevelopment.   The  resident and community engagement process  involved six  rounds of community 
workshops with  residents  and  community  stakeholder  groups  as well  as meetings with  the Housing 
Authority  Board  of  Commissioners,  City  officials,  and  representatives  of  HUD  and  the  Pennsylvania 
Housing  Finance  Authority  (PHFA).  The  successful  redevelopment  project  replaced  two  functionally 
obsolete public housing projects with a 269‐unit mixed‐income development.  

In another example, Pennrose’s Orchard Ridge development (profiled  in Section 3.5), Pennrose worked 
closely with the Orchard Ridge Tenant Council (ORTC), who represented former public housing residents, 
convening monthly meetings and soliciting direct input on the plan, design, scheduling, construction, and 
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management. Through an MOU with ORTC, Pennrose established the accountability of its neighborhood 
partner, clearly identified roles and expected outcomes, and secured meaningful commitments from the 
Council to assist with resident programs and activities, after school and summer camp opportunities, and 
a Neighborhood Watch program.  

E. EXPERIENCE INTERACTING WITH THE COMMUNITY AND THE MEDIA 

MRP Team members have a long track record of gaining community and stakeholder support for large‐
scale, public housing and other urban redevelopments.   MRP’s efforts will be assisted  in engaging the 
community and  the media by HGF,  Inc. which provides  strategic marketing  and  community outreach 
public  agencies  and  private  firms,  and  by  Catalyst Miami, which works  throughout Miami  to  create 
support for community development initiatives.   

One example of the developer team’s past work is in Sarasota, Florida, where MRP member D+B lead a 
team of consultants assisting the Sarasota Housing Authority in planning for the redevelopment of three 
public  housing  sites,  Janie  Poe, Orange Avenue  and  The  Courts,  and  Bertha Mitchell,  in  the  historic 
Newtown  neighborhood.    D+B’s  team  lead  numerous  meetings  with  residents  and  community 
organizations to secure support for the plans, as well as meetings and presentations to the City and the 
County Commissions to gain support for $17 million of City and County funding for the redevelopments. 

F. EXPERIENCE IN COMPLETING COMPLEX PROJECTS PHASED CONSTRUCTION 

The MRP Team brings unsurpassed experience in complex, multi‐phase public housing and similar urban 
redevelopments, as can be seen in all of the projects highlighted in Section 3.5. An additional example is 
the Uplands Redevelopment, Baltimore, MD, at which Pennrose Properties is developing a 761‐unit new 
construction development on the 63‐acre site of a former 970‐unit blighted development. Guided by a 
community  driven  plan  and  a more  than  11  year  public/private  partnership  between  the  Southwest 
Baltimore  Community  Development  Corporation,  Baltimore  City’s  Planning,  Housing,  and  Utility 
departments,  federal,  state,  and  surrounding  communities,  the  $237  million  multi‐phased  Uplands 
Redevelopment is becoming a reality. 

G. EXPERIENCE OF THE DEVELOPMENT TEAM IN BUILDING MULTI-FAMILY UNITS FOR TDC 
OF NO MORE THAN $225,000 PER UNIT 

Both  the  Cleaborn  Homes  (Heritage  Landing)  development  in  Memphis  and  the  Orchard  Ridge 
Redevelopment  profiled  in  Section  3.5  have  total  development  costs  of  less  than  $225,000  per 
residential unit.  The MRP team has numerous other comparable projects with development costs below 
the $225,000 threshold that are on‐going or completed in the last five years, including:  
 

 Burnwood Gardens (Heritage Crest)  in Glen Burnie, MD, a new construction development of a 
100‐unit, four‐story elevator building;   

 Downtown Renaissance, Phase  II, a 232‐unit, new construction public housing redevelopment 
in Mobile, AL consisting of single family and duplex homes; 

 Obery  Court/College  Creek  Phase  2,  the  on‐going  revitalization  of  two  public  housing 
developments, in Annapolis, Maryland, in five phases.   

 Maple  Hills  (Steiner  Redevelopment),  Chattanooga,  TN,  a  new  construction,  LEED‐certified, 
development the site of the former Steiner apartments for the Chattanooga Housing Authority. 
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3.7 | MANAGEMENT EXPERIENCE 

A. EXPERIENCE OVERSEEING THE OPERATION, MANAGEMENT, MAINTENANCE AND 
FINANCIAL REPORTING FOR LOW-INCOME RENTAL BUILDINGS 

Miami Redevelopment Partners  (MRP), with  the  approval of PHCD, will  select  a qualified  third party 
management  company  to partner with Pennrose Management Company  (PMC)  to manage  the PHCD 
redevelopments, combining PMC’s expertise and capacity  in managing mixed finance public and other 
affordable housing with knowledge and experience in the Miami market.   

PMC  is  a  real  estate management  firm  initially  established  in  1981  to  provide management  services 
exclusively  for  properties  developed  by  Pennrose.  Pennrose  Management  Company  has  earned  a 
reputation for excellence  in  long‐term management, maintenance, and the provision of social services.  
PMC currently has over 150 properties containing more than 9,500 units under management.  Nearly all 
of the projects  listed as Pennrose developed properties on the 10‐year experience chart  in Section 3.5 
are managed by PMC.     

PMC has extensive expertise  in  lease up, stabilization and ongoing management of affordable, mixed‐
income,  and  mixed‐use  rental  properties.  In  addition,  PMC  specializes  in  managing  HOPE  VI 
redevelopments and Section 8 and Public Housing units and has extensive knowledge and experience in 
dealing with public housing requirements in the operation of rental units.  PMC’s management portfolio 
also includes conventional housing, non‐PH affordable and commercial rentals.  

PMC administers over $35 million in annual budgeted operations, with a staff of nearly 400 employees. 
The  geographic  area  PMC  currently  serves  includes  Tennessee,  Alabama,  Pennsylvania,  New  Jersey, 
Maryland, Connecticut, New York, and Ohio. Its growth has averaged 1,000 to 1,500 units per year since 
inception, with even greater growth projected in the foreseeable future.     

Pennrose Management Company participates  in Pennrose’s developments,  from concept  to planning, 
through design and development, and  into construction of the housing units, well before they assume 
any management responsibility  in the operation of the units.   This type of participation better assures 
development  of  units  that  addresses  effectively  the  needs  of  that  population  constituting  the 
documented demand in the professional market studies.  It also better assures adequate consideration 
of efficient functioning of common areas  in the design of buildings, efficiencies  in operating costs and 
proper design/careful selection of materials, fixtures and equipment to assure long‐term durability and 
cost effective maintenance.  

The pricing and marketability of the private equity investment will be directly impacted by the type and 
quality of management services to be provided to each development.  Pennrose Management Company 
has earned a  reputation  for excellence  in  long‐term management, maintenance, and  the provision of 
social services.  In addition, the guarantees of the developer general partner are tied, in large measure, 
to the performance of the management company.   

PMC is regularly recognized for the expertise of its staff, and has won numerous awards and accolades 
for excellence  in service.   Recent awards have  included the Paragon Award of Excellence  in Affordable 
Housing by the National Apartment Association, Management Company of the Year by the New Jersey 
Apartment Association Garden State Awards, and Excellence Awards by MultiFamily Executive. A full list 
of awards and accolades can be found at www.Pennrose.com. 

B. SPREADSHEET INDICATING PROPERTIES WITH VACANCY RATE EXCEEDING 5% 

See attached. 

C. AUDITED FINANCIAL STATEMENT FOR A COMPARABLE DEVELOMENT 

See attached. 
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3.8 | ARCHITECT’S EXPERIENCE 

WRT is a Philadelphia‐based national planning and design firm with offices in Miami and San Francisco, 
and  Our  staff  includes  skilled  professional  architects,  urban  designers,  landscape  architects  and 
planners, with experience  in neighborhood revitalization and the redevelopment of public housing. As 
the  nation’s  leading  affordable housing  architect, WRT  is has  helped  create  for over  10,000 units of 
affordable homes, and nearly 2,400 units of green housing in various stages of design and construction  

The nation’s seminal public housing redevelopment architecture and planning firm, WRT’s Revitalization 
Plans  have  been  awarded  over  $1  billion  in  implementation  grants  for  nearly  a  third  of  the  132 
participating public housing authorities, and are responsible for over 15,000 mixed‐income housing units 
nationwide.  

A. SAMPLE PROJECT DESCRIPTIONS 

Orchard Ridge, Baltimore, MD 
Community  input during the master planning for the redevelopment of two contiguous public housing 
sites  in  northeast  Baltimore  indicated  that  the  residents’  preference  was  for  a  townhome‐style 
community. The resulting WRT plan incorporated fully accessible rental flats that range from one to five 
bedrooms  to be  interlaced with  two‐ and  three‐story  rental  townhomes  throughout  the  site. Stacked 
end units on each building allow the upper units to have full porches at their side entries. The Towns at 
Orchard  Ridge  offers  a  variety  of models,  sizes  and  prices  for  homeowners.  Two‐  and  three‐story 
townhomes  provide  a  range  of  amenities  and  options,  including multi‐level  ground  floor  plans  and 
finished basements. 

The variety of unit sizes and types encourages a socio‐economically diverse community. Interaction and 
community involvement is fostered through small community parks, with walking paths and play areas 
designed for a variety of ages and physical abilities. Shared amenities also include a 5,000 SF Community 
Building. Private off‐street parking is neatly concealed in the rear of all homes, preserving a neighborly 
connection between covered front porches and accessible sidewalks throughout the site. 

Morris Canal/Lafayette Park, Jersey City NJ  
WRT was part of a development  team  retained by  the  Jersey City Housing Authority  to redevelop  the 
former Lafayette Gardens public housing project  in  Jersey City, NJ.  In 2001, WRT assisted  the  JCHA  to 
apply  for  and was  awarded  a  HUD  HOPE  VI Grant  for  the  redevelopment  of  the  site  in  the Morris 
Canal/Lafayette Park neighborhood, including several properties in the immediate neighborhood. Seven 
phases of redevelopment have produced an award winning, new mixed‐income, mixed‐use community.  

The  transformation plan  includes  three new  senior mid‐rise buildings and 33 new  low‐rise  residential 
buildings  that  integrate  low‐income, moderate‐income  and market  rate  homes  into  a  neighborhood 
experiencing strong market pressures due to its location along the Hudson Bergen Rail Line and several 
major  transportation  routes  serving  downtown  Jersey  City  and  New  York  City.  The  new  homes  are 
within a  five‐minute walk  to transit, shopping, schools and parks. Two new civic spaces were created. 
One is the Morris Canal Walk which commemorates the neighborhood’s industrial heritage and a second 
pedestrian Paseo that serves as community open space and a pedestrian thoroughfare to the adjacent 
neighborhood. WRT’s revitalization plan and HOPE VI grant application was crucial to the neighborhood 
transformation, bringing over $34 million in federal funds for the redevelopment. This project was also 
recognized as the city’s first green project through material reuse from the previous site, comprehensive 
stormwater management practices and the energy and resource conservation techniques incorporated 
in the design.   

Paseo Verde, Philadelphia, PA 
WRT  is a part of  the  Jonathan Rose Companies and Asociación de Puertorriqueños en Marcha  (APM) 
team selected by  the City of Philadelphia  to develop  the 1.9‐acre brownfield site adjacent  to a SEPTA 
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Regional Rail corridor and its Temple University station ‐‐ the fourth busiest stop in the regional transit 
system. With a mixed‐use program  focused on affordable and market‐rate workforce housing, Paseo 
Verde  offers  120  units  of  sustainable  housing  for  low  and moderate  income  families,  approximately 
30,000 SF of ground  floor retail and community services, commercial office space, and parking. Paseo 
Verde links residents, workers and students to one of the busiest transit stations outside of Center City, 
and represents the culmination of a decade‐long planning effort by APM to revitalize the surrounding 
neighborhood  and  successfully  reintegrate  the  local  community  into  both  the  neighboring  Temple 
University campus, and the broader urban fabric beyond. 

Despite a  tight budget,  the project  is designed  to attain  the highest  levels of LEED  for Homes. As  the 
nation's  first  LEED  for Neighborhood Development Platinum Project, Paseo Verde  aims  to  serve  as  a 
model  for  sustainable  redevelopment  in  neighborhoods  throughout  Philadelphia  and  beyond.    The 
project  received  the Willard G.  Rouse Awards  for  Excellence Urban  Land  Institute,  Philadelphia,  and 
Merit and Honor Awards from The American Institute of Architects, Pennsylvania. 

B. DEVELOPMENT INFORMATION FOR SAMPLE PROJECTS 

 

C. SUSTAINABLE DESIGN EXPERIENCE AND OTHER INNOVATIVE DESIGN APPROACHES 

Since  its  inception  in 1963, WRT’s practice has been dedicated to  improving the quality of the natural 
and built environments by applying principles of sustainability to planning and design. These principles 
are  intended to protect natural resources, promote social  justice and economic well‐being, and create 
livable human habitats that reflect local heritage, culture, and values. Today, WRT’s practice reflects its 
environmental  philosophy  at  all  scales  and  focuses  particularly  on  the  improvement  of  existing 
urbanized areas and the preservation of important environmental assets in undeveloped natural areas. 
Over the years WRT’s environmental ethos has grown ever more inclusive in scope, expanding from the 
firm’s  early  work  in  regional  planning  and  urban  revitalization  to  the  design  of  particular  urban 
environments,  landscapes,  and  buildings.    One  example  of WRT’s  work  is  the  Paseo  Verde  project 
profiled in this section.  It is a transit‐oriented development on a brown fields site, and the nation's first 
LEED for Neighborhood Development Platinum Project.   The project features an extensive stormwater 
management  system  including  37,600  SF  of  blue  roofs  and  15,650  SF  of  green  roofs  and  infiltration 
basins, solar panels, light colored roof membranes, and native and drought resistant plantings.   

Development Name Address

Number of 

Units Non‐Residential Space

Construction 

Cost

Year 

Completed

Paseo Verde
1950 N 9th St, 

Philadelphia, PA

120 affordable 

and market 

rate units

30,000 SF commercial and 

retail space; also a fitness 

room, community room, 

community garden, 70 

parking spaces, and 70 

bicycle storage stations.

$47.2 million 2013

Orchard Ridge

Orchard Ridge 

Boulevard, Baltimore, 

MD

413 affordable 

and market 

rate units

5,000 SF community building $105.6 million 2014

Morris Canal/ 

Lafayette Park

471 Pacific Avenue, 

Jersey City, NJ

500 affordable 

and market 

rate units

28,500 SF community space $95.5 million 2015
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3.9 | LEGAL COUNSEL’S EXPERIENCE 

Klein Hornig LLP is one of the nation’s premier firms concentrating exclusively on affordable housing and 
community development. The attorneys at Klein Hornig have worked extensively with a wide variety of 
affordable housing programs and activities, including the low‐income housing tax credit program, public 
housing  and  HOPE  VI/CNI  mixed‐finance  projects,  HOME  and  CDBG  funding,  tax‐exempt  mortgage 
revenue  bonds,  501(c)  (3)  bonds,  HUD  Section  202/811  developments  (both  traditional  and mixed 
finance), and FHA‐insured 221(d)  (4)  loans.   Klein Hornig’s  lawyers have played an  integral part  in  the 
revitalization of public housing developments over the past 15 years, representing many public housing 
authorities and their private development partners. Their  lawyers have worked on hundreds of mixed‐
finance  projects  producing  tens  of  thousands  of  units  of  housing  across  the  country,  transforming 
obsolete and distressed public housing developments into sustainable mixed‐income communities. 

The attorneys at Klein Hornig have worked  very  closely with HUD drafting and preparing documents 
which  include  ground  leases,  development  agreements,  rental  term  sheets  and  various  operating 
agreements. Klein Hornig focuses on maintaining constant contact with HUD as mixed‐finance programs 
evolve.  

Klein Hornig’s professional team will be led by Chris Hornig, a partner in our Washington, DC office. Chris 
is the former HUD Deputy Assistant Secretary for Public Housing  Investments and one of the founding 
principles of the firm. Mr. Hornig has twenty‐plus years’ experience in the public housing mixed finance 
field and has represented both for‐profit and nonprofit developers, as well as public housing authorities, 
in a number of complex large‐scale revitalization projects.  

As  the  first  Deputy  Assistant  Secretary  of  HUD  for  Public  Housing  Investments,  Mr.  Hornig  had 
immediate  and  personal  responsibility  for  understanding  and  reshaping  all  the  various  HUD  rules 
impacting HOPE VI  and  "the  reinvention of public  housing." He oversaw  the development of —  and 
frequently  personally  drafted —  not  only  the  HOPE  VI  NOFA  and mixed‐finance  development  rules 
themselves,  but  also  rules  and  procedures  governing  capital  subsidies,  operating  subsidies, 
demolition/disposition,  site  and  neighborhood  standards,  relocation,  procurement,  and myriad  other 
subjects.  During Mr.  Hornig’s  tenure  at  HUD,  core  OPHI  staff  and  procedures were  assembled  and 
seminal HUD rulings were issued.  

In addition to our HUD and financing expertise, our practice focuses on the real estate matters which are 
essential  to  affordable  housing  and  community  development  –  title  and  conveyancing,  zoning  and 
permitting, construction and disputes, purchase and  sale  transactions of all  types,  legislative  services, 
administrative enforcement, fair housing and dispute resolution.  

Representative transactions include: 

 Janie’s Garden, Sarasota FL ‐ The firm serves as counsel to Michaels Development Company, the 
developer  partner  of  the  Sarasota  (Florida)  Housing  Authority  in  this  extended  effort  to 
revitalize  the  city’s Newtown neighborhood, with an ultimate goal of  creating 865  residential 
units.    To  date,  the  parties  have  completed  two  phases  of  the  redevelopment,  utilizing  a 
complex  combination  of  CFRC  funds,  cash‐collateralized  tax‐exempt  bonds,  and  local  capital 
funds. 

 Northpark at Scott Carver, Miami FL ‐ Klein Hornig serves as counsel for developer McCormack 
Baron Salazar  in connection with  this ambitious and multi‐phased rehabilitation of  the  former 
Scott  Carver  public  housing  site  in Miami,  FL.   The  first  two  phases  have  produced  354  new 
rental units, drawing upon multiple sources including LIHTC equity, tax‐exempt bond financing, 
local  funds  and  three  different  public  housing  capital  sources.   Our  attorneys worked  closely 
with  the  local  housing  authority  and  county  government  on  a  range  of  related  efforts  – 
obtaining HUD approvals, accessing NSP funds to cover site costs, and facilitating the return of 
former residents to the new community. 
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3.10 | DEVELOPMENT CONCEPT FOR THE LIBERTY SQUARE AND LINCOLN GARDENS REDEVELOPMENT 

A. PROPOSED DEVELOPMENT 

Design Proposal 

Our  design  approach  aims  to  develop  affordable,  healthy,  and  sustainable  community  living.  The 
suggested designs for the Lincoln Gardens site and the Liberty Square neighborhood  lay out a network 
of streets, parks, and a mix of uses that integrate redevelopment with the surrounding neighborhoods. 
We  look forward to a collaborative dialogue with Miami‐Dade County, the Miami‐Dade Public Housing 
and  Community  Development  Department,  current  and  former  residents,  neighbors,  community 
organizations and other stakeholders to refine and develop the concepts illustrated in the proposal. 

The proposed  conceptual  site plan  creates  a  central park  space,  a  retail plaza  along 62nd  Street,  and 
density concentrated at the center of the site that steps down in scale into the surrounding streets. The 
park and community amenities and the higher density housing would be developed  in the first phase, 
before the existing community  facilities are demolished and helping with relocation through a phased 
redevelopment program.  

The  accompanying  Illustrative  Plans  are  designed  as  a  new  construction,  five‐phase,  1,017  unit 
development  for  families  that provides amenities, child care  facilities, and park space  to promote  the 
establishment of a vibrant and healthy community 

Unit and Affordability Mix 

As more  fully described  in Section 3.11,  two  financing and development  scenarios are proposed with 
varying approaches  to  the provision of replacement units  for  the current Liberty Square residents.    In 
Scenario 1, we propose the minimum 640 public housing units, along with 377 Section 8 Project Based 
Voucher  (PBV) units.    In Scenario 2, a wider  range of affordability  is proposed, with 640  replacement 
units structured as PBV units (as described  in Section 3.11, with rents ranging from RAD rents to 110% 
FMR), and 377 low income housing tax credit (LIHTC) units. 

Phasing and Design 

The proposed redevelopment of Lincoln Gardens and Liberty Square is intended to be completed within 
the five‐year period outlined in the RFA.  The plan includes five phases of development, with each phase 
taking one year to complete and relocation of residents and demolition of the next phase beginning as 
the prior phase is completed and occupied.    

Resident Input and Design Charrettes 
The  final  design  will  be  the  result  of  a  resident‐  and  stakeholder‐driven  planning  process  that  will 
consider  the  surrounding  context,  connectivity  and  mobility,  programming  of  the  open  space  and 
community amenities, and  relocation and phasing.   MRP, working with Catalyst Miami and The South 
Florida  Regional  Planning  Council  and  community  organizations, Miami‐Dade  County  and  PHCD, will 
undertake  a  community  planning  process,  including  community meetings,  trainings/capacity  building 
workshops, and design charrettes.   

MRP’s  lead  planning  firm,  WRT,  will  lead  the  design  and  planning  discussions/charrettes  with  the 
residents and  the community.   WRT has an extensive  track  record  in helping clients manage complex 
and controversial situations, and is often retained by cities and counties to complete projects in which it 
is necessary to bring multiple and often opposing interest groups to a point of consensus and agreement 
on a way forward. 

To facilitate a process of active participation by all entities and stake holders ,WRT has developed many 
tools over the years to engage current residents, community groups and neighbors  in envisioning their 
future and understanding the language of planning and design, such as engaging the public in modeling 
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games we’ve  invented, and techniques designed to engage youth  in the process.   WRT employs multi‐
lingual  staff,  including many  native  Spanish  speakers,  to  facilitate  conduct  of  the meetings.    Team 
consultant KSA will also be engaged to  lead meetings/workshops to focus on enhancing neighborhood 
safety through good design. 

Relocation 
MRP Team member Housing Opportunities Unlimited (HOU) will design the relocation plan and oversee 
relocation of current residents from their existing homes to the new developments.    In Scenario 1, all 
relocation would be on‐site as existing units would not be demolished until new units are available for 
occupancy, and all units would be affordable to current Liberty Square residents.  

Scenario 2 would  require some  temporary off‐site moves because some of  the units being developed 
would be LIHTC units without ACC or PBV operating  subsidy. Relocation activities will be designed  to 
minimize  disruptions  to  residents’  lives without  compromising  the  relocation  process.  In  addition  to 
working with PHCD to provide Section 8 vouchers to relocating residents, the MRP will  identify private 
sector housing within a five mile radius to temporarily house affected households, including seeking to 
master  lease with  properties  that  can  provide  appropriate  sized  apartments  for  the  duration  of  the 
project. These temporary units will all be equipped with all utilities and basic phone, Internet and cable 
service.    Residents  will  continue  to  pay  their  current  rent  while  they  are  relocated.  As  the 
redevelopment is completed, all 640 replacement units will become available for residents to return to 
the site.  As discussed in Section 3.11, relocation costs are incorporated into the development budget. 

Phase 1 – Lincoln Gardens 
Phase  1  begins  as  a  relocation  strategy  utilizing  the  undeveloped  Lincoln  Gardens  parcel.  The  site 
establishes housing frontages along the perimeter to integrate with adjacent housing blocks. Two‐story 
“twin” houses  (two single family homes that share one common wall) provide a buffer along NW 25th St 
between low and high density housing on the East side of the site. Three‐story stacked flat and walk‐up 
buildings create an edge on NW 46th to shield resident parking from public view.  

The park proposed along NW 24th creates a controlled access amenity space for residents and the child 
care facility  located on site. Community space  is provided on the ground floor of the walk‐up building 
along  the  re‐established  section  of  NW  48th  street,  enhancing  the  connection  to  the  Marva  Y. 
Bannerman Park and Pool and Brownsville Middle School across the street. Residents will benefit from 
on‐site and adjacent community amenities, safety enhanced by high visibility and defensible spaces, and 
mixed density that provides various housing typologies to create a lively community.  

The  architectural  character  of  Lincoln  Gardens  will  tie  together  closely  with  subsequent  phases  at 
Liberty  Square  by  integrating  native  landscapes,  forecourts,  and  streetscapes  with  contemporary 
architecture  that  responds  to Miami’s  climate  and  regional  aesthetic.  Light  stucco  façades, masonry 
construction, high albedo roofs and deep overhangs on southern exposures will create environmentally 
responsive architecture that relates to local character in a contemporary aesthetic.  

Phases 2‐5 – Liberty Square 
Phase 2 at Liberty Square begins with the development of mixed‐use retail plaza and housing anchored 
on  a  large  central  park  and  community  center.  The  increased  density  of  this  phase makes  the  new 
Liberty  Square  financially  feasible while  providing  for maximum  relocation  of  current  Liberty  Square 
residents and providing greatly needed public amenities and open space.  

The retail plaza/park along NW 62nd St embellishes  the streetscape by  linking Sherdavia  Jenkins Peace 
Park and African Square Park on opposing  sides of  the  street. The plaza  invites greenery deeper  into 
Liberty  Square, while  the  commercial  space  provides  an  attractive  retail  opportunity  and  creates  a 
gateway to the community center and public park. Pergolas and lush gardens connect the retail on NW 
62nd St along NW 13th and 14th Ave and create refuge from the heat and comfortable outdoor seating for 
customers.  
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Stacked  townhomes above  the  retail promotes activity along 62nd  street and provides a buffer  to  the 
mid‐rise buildings  fronting on  the central park. The community and child care building on  the central 
park  will  replace  the  existing  Easter  Seals  Head  Start  center  to  allow  for  continuous  operation  of 
community  facilities  throughout  all  phases  of  development.  The  park  will  provide  play  space  for 
residents  of  all  ages,  and  a  community  and management  center  joining  the mid‐rise  buildings  will 
encourage community engagement. Roof top terraces provide an additional amenity for residents. Solar 
panels on all mid‐rise buildings offset energy consumption by providing a sustainable, renewable energy 
source for common spaces. 

In Phase 3, single  family and twin homes ease the transition to adjacent urban  fabric. Private gardens 
and courts create attractive housing that  incorporate sustainable materials and vernacular sun shading 
elements  in  a  contemporary  aesthetic. Well  lit,  tree‐lined  streetscapes  create  walkable,  pedestrian 
friendly  neighborhoods.  Parking  is  accessed  through  shared  driveways  behind  houses  to  minimize 
impervious paving and  improve pedestrian safety.  In this phase, housing density  increases  from single 
family homes around the site perimeter to stacked flats overlooking the park, employing and “eyes on 
the street” environment to create a safe and inviting park for all community members.   

Phases  4  and  5  complete  the  transformation  of  Liberty  Square  and  pursue  similar  goals  as  previous 
phases. Housing density follows the gradient from the mid‐rises in Phase 2 to the single family homes in 
Phase  3  and  the  surrounding  neighborhoods.  3  story  walk  ups  along  NW  62nd  St  reinforce  the 
streetscape set by the mixed‐use retail built in Phase 2. A buffer of 3 story stacked flats and 2 story twin 
homes ease the transition from surrounding context to the higher density established at the center of 
Liberty Square. Parking  is  located out of public view but  is easily accessible and visible  to residents of 
adjacent walk up buildings. 

Community Facilities and Unit Amenities, 
Community facilities are provided on both sites and provide space for child care, sports and recreation, 
class rooms, and multi‐generational congregation. The single story community building on  the Central 
Park at Liberty Square accommodates these activities with 30,000 SF of space to be developed as part of 
Phase  2.  The  community  and management  space  between  the mid‐rise  buildings  adds  an  additional 
9,500 SF  for  such uses as a  library,  computer  center,  fitness  center and meeting  rooms. The existing 
community center will not be taken out of service until the new community center is completed. 

12,000  SF  is  allocated  to  a  child  care  facility  at  Lincoln  gardens  with  an  additional  4,000  SF  for 
community  space  for  such  uses  as  a  library,  computer  center  and  fitness  center.  A  tot‐lot  and 
playground connect the spaces in addition to the park provided for the Lincoln Gardens community.   

All units will have central air conditioning, washer and dryer hook‐ups and access to  laundry  facilities, 
and will be wired for cable and internet service.  

Parks and Open Space 
The  Central  Park  at  Liberty  Square  provides  2  acres  of  outdoor  recreation  space  large  enough  to 
accommodate  a  soccer  field,  basketball  courts,  a  splash  park,  playground,  and  open  green  space.  A 
pocket park between the mixed use retail in Phase 2 creates an attractive tenant amenity by providing a 
shaded refuge from heat and sunlight. 

At  Lincoln Gardens,  the ¾‐acre  controlled access park provides open green  space, gardens, a  shaded 
pavilion and play equipment. In addition to the park, a  large playground and tot  lot adjoin the daycare 
and community rooms on the ground floor of the 3‐story walk up buildings. Park spaces will be planted 
with native shade  trees  to create comfortable,  relaxing microclimates and encourage usage during all 
times of the day and year.  
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Retail 
28,700 SF of ground floor retail is centrally located in Phase 2 along NW 62nd street. Parking is provided 
at  the  rear with access  to  storefronts via  shaded walkways and  the pocket park. The  tenancy  for  the 
retail space will be determined based on market conditions and  the  input of  residents and  the  larger 
community.   MRP proposes targeting a grocery store for a portion of the space, and the space can be 
subdivided  for a variety of neighborhood  retail uses.   MRP’s  team  includes DGS Commercial Realty, a 
commercial brokerage firm with extensive experience in Miami, to lease the retail space.  

Zoning  
To  adopt  the proposed new development  character, we  anticipate  that both  the  Liberty  Square  and 
Lincoln Gardens sites will have to undergo rezoning.  

Our design team’s preliminary zoning analysis is that for Liberty Square –subject to the requirements of 
Miami 21 – the current transect zone  is T4‐R,  limited to residential uses at a maximum height of three 
stories. To accommodate the proposed mid‐rise buildings, the site likely will need to be rezoned to the 
next transect zone (i.e. T5, specifically T5‐L to accommodate retail and community facilities by right), in 
accordance with Section 7.1.2.8. The Special Area Plan process, outlined  in Sec. 3.10 of the code, may 
offer an alternative to the potential up‐zoning.   

The Lincoln Gardens site  is zoned RU‐2  ( two‐family residential) under the Miami Dade County Zoning 
Code. To accommodate additional density and greater building heights,  the  site  likely will have  to be 
rezoned  to  RU‐4,  possibly  RU‐4L,  Limited  Apartment  House  or  RU‐4M, Modified  Apartment  House 
District.  

In  the current plan  there  is adequate parking at a 1.5 spaces/DU. Single  family homes have  individual 
driveways for cars. Twin houses have parking via shared rear drive and townhouses/stacked flats have 
rear parking  along alleys. Walk‐up and elevator mid‐rise parking  is provided  in  surface  lots  that with 
additional spaces for retail parking requirements. Any surplus required will be on‐street parking. 

Development Schedule 
While the final structure of the deal is yet to be determined, the schedule below represents a step‐by‐

step approach for the first 9% transaction that will allow occupancy by the first quarter of 2017, subject 

to FHFC’s funding rounds. All phases shall take place on a similar schedule and will overlap considerably 

in order to achieve PHCD’s 60 month timeline.  

The development assumes an application will be submitted in the next FHFC 9% cycle which is estimated 

to close in the fall of this year. Subsequent phases shall begin the planning effort concurrently, and will 

likely include 4% LIHTC as part of the phasing plan.  

Phase I 9% LIHTC – Lincoln Gardens 

TASK  DATE 

PHCD Announcement  August 2015 

Development Agreement Executed  August 2015 

Begin LIHTC Pre‐Application Work  August 2015 

Commission Market Study  August 2015 

Secure 100% Site Control (Ground Lease)  December 2015 

Begin Re‐Zoning Process (as applicable)  December 2015 

Submit FHFC 9% Application  December 2015 

FHFC Award Announcement  February 2016 

Pre‐Development Budget Finalized  February 2016 

Title Searches and Issue Resolution  March 2016 
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Conduct Surveys, Utility Studies, Geotech  April 2016 

Community Meetings  Continuous 

Demo/Dispo Application Submitted to SAC  May 2016 

Submit FHLB Application (if necessary)  TBD 

Section 3 W/MBE Meetings Kickoff  May 2016 

Subcontractor Bid Packages Created/Sent  July 2016 

Rental Term Sheet Submission  July 2016 

HUD Evidentiaries Submitted  September 2016 

Equity Commitment (Final)  October 2016 

Construction Lender Commitment (Final)  November 2016 

HUD Approval  December 2016 

Financial Closing/Groundbreaking  December 2016 

SAC Approval of Demo/Dispo (Next Phase)    July 2017 

Issue 90 Day Notice to Residents and Begin Relocation Process (Next 

Phase)  August 2017 

Construction Complete  December 2017 

B. SMART GROWTH DEVELOPMENT APPROACH 

The new Liberty Rising development should create a sense of community, replacing large areas of under‐
utilized property with a variety of appropriate scale, contextual buildings, and strike the right balance of 
cohesive but distinct building design. Design goals promoting Smart Growth include: 

 Context‐Sensitive Urban Design ‐ Sensitivity to adjacent neighborhood density while proposing 
increased  housing  density  is  a  critical  component  to  the  well‐being  and  safety  of  the 
neighborhood and the  long term economic viability of the new development, as this does not 
stigmatize  the  redevelopment as another  “project.” Creating a  family of buildings  that has a 
cohesive architectural expression, but each building having its own identity and urban presence, 
is essential  to create a dynamic, new community  that enhances  the value of  the surrounding 
neighborhood.  
 

 Safe Neighborhood Design  ‐ The new parks, plazas and parking at Liberty Square and Lincoln 
Gardens are surrounded by residential entrances and community amenities that create a lively 
street  presence with  a  sense  of  residential  community,  employing  the  “eyes  on  the  street” 
approach  (CPTED) to  increase pedestrian activity and discourage unwanted behavior  in places 
of  recreation  and  activity. Walk  up  buildings with  ground  floor  entries  for  each  unit  implies 
ownership of these public spaces and discourage vandalism and crime. In addition, public space 
will have controlled access through both design and designed hours of operation. 
 

 Green  Site Design  ‐  Pergolas  connecting  buildings  create  shaded  pedestrian  circulation  that 
increases street activity and use of outdoor spaces. Heat created by impervious paving surfaces 
is mitigated  by  planted  bio  swales  in  parking  lots  and  lush  landscaped  planting  beds. Using 
native  plant  species  beautifies  the  neighborhood while  creating  shade,  increases  site  storm 
water infiltration, and intrinsically relates the development to the local and regional aesthetic. 
 

 Green Building Design ‐ Utilizing materials and architectural devices that respond to the climate 
and context of Miami  is a driving  factor of  the proposal. Light colored, high albedo  roofs are 
used minimize heat gain and reduce dependence on mechanical cooling systems. Solar shading 
of all southern exposures minimizes cooling loads for dwelling units and is a critical component 
of regional aesthetic.  
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3.11 | FINANCIAL STRATEGIES AND COUNTY PARTICIPATON 

A. FINANCING APPROACH 

The Liberty Square Rising redevelopment will replace obsolete, dilapidated, New Deal‐era public housing 
with new, vibrant, safe, walkable communities that catalyze economic development throughout Liberty 
City.   

The proposed conceptual plans for the new communities at Lincoln Gardens and Liberty Square include 
the new construction of 1,017 affordable rental units, a new 30,000 SF community/child care center at 
Liberty Square and an additional 25,500 SF of new  child  care and  community  space at  the  two  sites, 
28,700 SF of ground floor retail space in mixed use buildings, a new 2‐acre Central Park at Liberty Square 
and  a new ¾  acre park  at  Lincoln Gardens,  and new playgrounds, ball  fields  and outdoor  recreation 
space.  To support these new developments,  new streets will be created to better connect the sites to 
the  surrounding  neighborhoods  and  other  streets  will  be  refurbished,  utilities  will  be  replaced  or 
upgraded,  and  both  sites  will  feature  environmentally  sustainable  landscaping.      In  addition,  the 
redevelopment plan  requires  the  temporary  relocation of existing  residents and  the demolition of all 
existing buildings on the Liberty Square site. 

We project the total budget for Liberty Rising would be $240 million to $260 million, varying depending 
on the financing structure.   

Financing Scenarios 

We have prepared two scenarios  for  financing the Liberty Rising Redevelopment.   Scenario 1  features 
highly competitive 9% LIHTC allocated by  the Florida Housing Finance Corporation  (FHFC).   Scenario 2 
provides for alternate funding using tax‐exempt bonds and “as‐of‐right” 4% tax credits, as well as FHFC 
subordinate financing. 

 Scenario  1  –  Funding  sources  would  include  9%  LIHTC  for  all  phases  of  the 
redevelopment, bank first mortgages, NMTC equity, the $46 million of County and PHCD 
funds outlined in the RFA, and gap funding from PHCD funds, FHLB AHP funds, deferred 
fee, and other sources. 
 

 Scenario 2 – Funding sources would include 4% LIHTC and tax‐exempt bond‐funded first 
mortgages, FHFC SAIL and ELI subordinate  loans for all phases, New Market Tax Credit 
equity, the $46 million of County and PHCD funds, and deferred fee.   

It is likely that a mix of approaches for financing the redevelopment will be required, with some phases 
receiving  9%  LIHTC  and  others  using  tax‐exempt  bond  financing  and  4%  credits.    The  two  financing 
scenarios  are  intended  to  illustrate  the  trade‐offs  involved  in  the  unit  affordability mix  and  support 
required  from  PHCD  in  the  form  of  Section  8  Project  Based  Vouchers  (PBV)  to  make  the  project 
financially feasible. 

Summary Sources and Uses for each scenario, showing all five phases of the development, are attached. 

Scenario 1 

Although  the  total  number  of  units  and  bedroom  mix  is  the  same  for  each  scenario,  different 
affordability mixes are proposed.  Scenario 1 is the “base case” scenario providing the 640 ACC units for 
existing residents as required in the RFA.  In order to limit funding gaps given the large scale of the plan, 
Florida Housing and Finance Corporation limits on 9% LIHTC allocations, and the large proportion of ACC 
units, we propose programming the remaining 377 units as PBV units with rents set at 110% FMR.  The 
PBV units will help leverage first mortgage debt, making the developments financially feasible by greatly 
reducing funding gaps.   
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The unit and affordability mix for Scenario 1 (all phases combined): 

Unit Type  Public 
Housing 

% of Total 
Project 

PBV % of Total 
Project 

Total % of Total 
Project 

1 Bedroom  29  4.5% 95  25% 124  12.2% 

2 Bedroom  297  46.4% 187  50% 484  47.6% 

3 Bedroom  145  22.7% 95  25% 240  23.6% 

4 Bedroom  117  18.3% 117  11.5% 

5 Bedroom  52  8.1% 52  5.1% 

Total Units  640  377  1,017 

% of Total 
Project  63%  37%    100% 

Financing Commitments and Terms 
MRP has secured the following financing commitments for the redevelopment as proposed in Scenario 
1: 

 LIHTC Equity – The National Equity Fund has committed to invest a total of $140.8 million of 
LIHTC equity into the Liberty Rising redevelopment, at an equity price of $1.10. 

 First Mortgage Debt –  JPMorgan Chase Bank has  committed  to permanent  loans  totaling 
over $38 million to the redevelopment, at a projected  fixed rate of 5.805%, with an 18‐year 
term and 30‐year amortization.  In addition, Chase has committed to providing construction 
loans totaling over $75 million at a projected variable rate of 2.75%. 

 
 NMTC Equity – Chase Bank has also committed to providing $3 million of NMTC equity for 

the development of the Liberty Square retail space and community center at an equity price 
of $0.80.   

As  documented  in  each  commitment  letter,  the  lenders  and  investors  have  reviewed  the  financial 
projections and prepared their own analyses in support of the projections. 

Scenario 2 
As 9% LIHTC are extremely competitive, and securing five consecutive 9% allocations for Liberty Rising 
will be  a  significant  challenge  to  the  timely  completion of  the  redevelopment, we have prepared  an 
alternate  financing scenario  that assumes  tax‐exempt bond  financing and 4% LIHTC  for each phase  in 
lieu of 9% LIHTC.  As the 4% LIHTC provide much less equity, it would be necessary to leverage more first 
and subordinate mortgage debt to make the use of  tax‐exempt  financing and 4% LIHTC  instead of 9% 
credits financially feasible.   

In order to eliminate the funding gaps, MRP proposes structuring the 640 public housing replacement 
units as PBV units.  Rather than have all of the PBV units at 110% FMR rents as in Scenario 1, Scenario 2 
assumes that the majority (386 of the 640) of the PBV units would be “RAD‐like” units at current RAD 
rent levels (which are equal to the current tenant rent payments, and ACC operating subsidy and capital 
funds received for the Liberty Square), while the remaining 254 replacement units would be PBV units at 
110%  FMR.   The other 377 units  in  the development would be workforce  LIHTC housing  for  families 
earning no more  than 60% AMI, and would not  receive operating subsidy.    In addition  to  tax‐exempt 
bonds and 4% credits, we propose applying for FHFC SAIL and ELI subordinate loans for each phase.  

Although Scenario 2 would require substantially more PBV operating subsidy than Scenario 1,  it would 
be financially feasible without 9% LIHTC or public funding beyond the $46 million of County and PHCD 
funds identified in the RFA. 
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The unit and affordability mix for Scenario 2 (all phases combined): 
Unit Type  PBV (386 RAD‐

level rents / 
254 110% FMR) 

% of 
Total 
Project 

LIHTC % of Total 
Project 

Total % of Total 
Project 

1 Bedroom  29  4.5% 95  25% 124  12.2% 

2 Bedroom  297  46.4% 187  50% 484  47.6% 

3 Bedroom  145  22.7% 95  25% 234  23.6% 

4 Bedroom  117  18.3% 117  11.5% 

5 Bedroom  52  8.1% 52  5.1% 

Total Units  640  377  1,017 

% of Total Project  63%  37%  100% 

 
Market  rate  units would  be  an  option  for  this  scenario  as well,  replacing  some  of  the  LIHTC  units.  
However, the inclusion of market rate units would reduce the project’s 4% LIHTC equity, leaving funding 
gaps to be addressed through other public and private funds. 

MRP has secured the following financing commitments for the redevelopment as proposed in Scenario 
2: 

 LIHTC Equity – The National Equity Fund has committed to invest over $100 million of LIHTC 
equity into the Liberty Rising redevelopment, at an equity price of $1.10. 

 First Mortgage Debt – Red Stone Tax Exempt Funding LLC has committed to purchase a total 
of up to $118.5 million of bonds for construction, with $75.4 million remaining outstanding 
as  permanent  loans  to  the  redevelopment.    The  permanent  loans would  have  a  40‐year 
amortization with  a  17‐year  term,  and  a  permanent  fixed  rate  of  4.75%.    The  projected 
variable construction interest rate is 3%.  

 
 NMTC Equity – Chase Bank has also committed to providing $3 million of NMTC equity for 

the development of the Liberty Square retail space and community center at an equity price 
of $0.80.   

As  documented  in  each  commitment  letter,  the  lenders  and  investors  have  reviewed  the  financial 
projections and prepared their own analyses in support of the projections. 

Increased Mixed Income Alternatives 
MRP believes it would be desirable to achieve a greater mix of incomes than shown in either scenario.  
Scenario  2  achieves  a  broader  income mix  than  Scenario  1  by  structuring  the  replacement  units  for 
existing  residents  as  PBV  units.    Another  alternative  would  be  to  extend  the  time‐line  for  the 
redevelopment.  An additional phase of 9% LIHTC would reduce the need to leverage debt by use of PBV 
units, allowing for more unsubsidized LIHTC and market rate units. 

Development Cost Assumptions 
The MRP Development  team  has  unsurpassed  experience  in  planning  and  implementing  large‐scale, 
multi‐phase, mixed  income, mixed  use  public  housing  redevelopments.    Cost  projections  have  been 
prepared based on our extensive experience with comparable project nationwide as well as our team’s 
extensive experience with affordable housing and mixed income housing in Florida. 

Redeveloping the nearly 60‐acre Liberty Square site and the 9‐acre Lincoln Gardens site to support new, 
walkable,  environmentally  and  economically  sustainable  communities  will  require  significant 
investments in new infrastructure, new and refurbished streets, new parks and open space.  In addition,  
all residents will have to be temporarily relocated and all existing buildings demolished, and all potential  
environmental conditions at Liberty Square remediated.  MRP has sought to develop a plan that would 
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limit  infrastructure  costs,  and  estimates  a  total  of  $15  million  for  demolition,  remediation  and 
infrastructure costs, and an additional $2.5 million for relocation costs.   

Construction costs are estimated at approximately $146,000 per unit  (excluding community  facilities), 
and total development costs for residential units are estimated to be approximately $206,000 per unit 
(excluding the costs for relocation, demolition, remediation, infrastructure and construction of the retail 
space and community  facilities at each site).   Total development costs per unit  including all costs are 
estimated to be approximately $236,600 per unit.   As can be seen  in the attached budgets, residential 
unit  costs  and  total  development  costs  are  higher  in  Scenario  2  due  to  additional  financing  costs 
associated with tax‐exempt bonds. 

A summary sources and uses for the entire development for the Scenario 1 financing structure is below: 

Scenario 1 Summary of Sources (All Phases Combined) 

Permanent Sources   
Per 
Unit 

First Mortgage Housing (Lender: Chase Bank) $38,040,000 16% $37,404 

First Mortgage Retail 3,175,000 1% 3,122 

County General Obligation Bonds 
  

32,000,000 13% 31,465 

PHCD Documentary Surtax Funds 6,000,000 2% 5,900 

PHCD CFFP 8,000,000 3% 7,866 

9% LIHTC Equity (Investor: NEF) 140,840,915 59% 138,487 

NMTC Equity 
  

3,019,848 1% 2,969 

Other Public and Private Funds (Gap) 9,579,136 4% 9,419 

Total $240,654,899 100.00% $236,632 

       

Uses   
Per 
Unit 

Demolition & Remediation 
  

$4,918,212 2% $4,836 

Infrastructure – Utilities, Streets, Parks, Open 
Space & Landscaping              10,170,000 4% 10,000 

Construction Costs Housing (incl. community 
facilities) 

  
151,622,161 63% 149,088 

Construction Costs Retail & Liberty Comm. Center 6,767,950 3% 6,655 

Financing, Soft Costs & Developer Fee 60,887,020 25% 59,869 

Relocation Costs 
  

2,534,556 1% 2,492 

Reserves 3,755,000 2% 3,692 

Total 
  

$240,654,899 100.00% $236,632 
 

B. LOCAL FUNDING 

For Scenario 1,  the projected  funding shortfall  is a  relatively small $1.9 million per phase, which MRP 
would seek to address through securing additional public or private funding, such as PHCD funds, FHLB 
AHP funds and deferred developer’s fee.  The advantage of the affordability mix and financing structure 
shown in Scenario 2 is that no additional funding is projected to be required. 
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C. COUNTY PARTICIPATION 

MRP proposes a 30% participation by the County  in all developer fees and net cash flow.   All deferred 
developer fee would be borne solely by MRP.   Given the need to maximize first mortgage financing to 
limit  the  required  public  funding,  it  is  anticipated  that  ground  lease  payments would  be  at  nominal 
costs.  However, as the plans are adapted given community input and detailed costs estimates, it may be 
possible  for  the  developments  to  support  ground  lease  payments  or  other  County  economic 
participation, subject to negotiations between MRP and the County. 

D. CAPITAL FUND FINANCING PROGRAM EXPERIENCE 

In addition to serving as a developer on public housing mixed finance developments nationwide, MRP 
member Duvernay + Brooks  is one of the nation’s  leading financial advisory firms specializing  in mixed 
finance redevelopment.  D+B has extensive CFFP experience, and sample transactions include: 

 D+B  advised  the  Philadelphia  Housing  Authority  (PHA)  on  structuring  and  closing  on  the 
financing for the Philadelphia Housing Authority’s Tasker Homes project, one of the first housing 
authority  capital  funds  financings.  D+B  worked  closely  with  PHA  staff,  counsel  and  the 
investment banker  to obtain HUD Approval  to  issue $150 million  in bond  financing,  including 
$64 million of tax‐exempt private activity bonds.  D+B assisted in creating an innovative financial 
structure, much  replicated  since,  that  included  using  PHA  Capital  Funds  to  support  the  debt 
service on private activity bonds.  
 

 D+B advised the Albany (NY) Housing Authority on closing on financing for Ezra Prentice Homes, 
the substantial rehabilitation of a 179‐unit public housing development using a tax‐exempt loan 
from Fannie Mae’s Capital Fund Finance Program loan product, 9% LIHTC, HUD CFRC funds, and 
State and FHLB  funding.   AHA  received a $13 million allocation of private activity volume cap 
and Fannie Mae made a $13 million tax‐exempt construction loan to AHA, which was considered 
a private activity bond of the AHA.   

 



Phase 1 Phase 2 Phase 3 Phase 4 Phase 5 Total

Number of Units 185 256 204 186 186 1017
Site Lincoln Gardens Liberty Square Liberty Square Liberty Square Liberty Square ALL

Family Rental Family Rental Family Rental Family Rental Family Rental Rental
Units Units Units Units Units Units

Uses :
Demolition and Remediation 894,660                   1,238,016      986,544         899,496        899,496          4,918,212        
Infrastructure - Utilities, Streets, Parks & Landscaping 1,850,000                2,560,000      2,040,000      1,860,000     1,860,000       10,170,000      
Construction Costs - Housing 27,040,009              37,468,530    29,775,091    27,156,201   27,156,201     148,596,031    
Construction Costs - Community Facilities 1,477,246                1,548,884      3,026,130        
Construction Costs - Retail & Child Care/Comm. Center 6,767,950      6,767,950        
Financing Costs - Housing & Comm. Facilities 1,495,062                1,653,337      1,624,279      1,706,804     1,692,829       8,172,310        
Financing Costs - Retail & Child Care/Comm. Center 677,530         677,530           
Other Soft Costs - Housing & Comm. Facilities 3,884,146                4,683,716      4,026,711      3,764,678     3,806,900       20,166,151      
Other Soft Costs - Retail & Child Care/Comm. Center 1,353,613      1,353,613        
Relocation 706,629                   706,629         444,288         338,505        338,505          2,534,556        
Developer Fee - Residential 5,602,163                7,478,867      5,834,537      5,358,853     5,363,090       29,637,509      
Developer Fee - Retail 879,907         879,907           
Reserves/Working Capital 695,000                   895,000         755,000         705,000        705,000          3,755,000        

TOTAL 43,644,915              67,911,978    45,486,450    41,789,536   41,822,020     240,654,899    

Sources :
First Mortgage - Housing 6,810,000                9,600,000      7,630,000      7,070,000     6,930,000       38,040,000      
First Mortgage - Retail 3,175,000      3,175,000        
County General Obligation Bonds 4,220,026              18,445,721  4,980,007      2,090,881   2,263,365     32,000,000    -                    
PHCD Documentary Surtax Funds 1,091,445              1,510,324    1,203,540      1,097,345   1,097,345     6,000,000      
PHCD CFFP 1,455,261              2,013,766    1,604,720      1,463,127   1,463,127     8,000,000      
LIHTC Equity 28,168,183            28,168,183  28,168,183    28,168,183 28,168,183   140,840,915  
NMTC Equity 3,019,848    3,019,848      
RAD Subsidy During Construction -                            -                   -                    -                  -                    -                     
Other Public and Private Funds 1,900,000              1,979,136    1,900,000      1,900,000   1,900,000     9,579,136      

TOTAL 43,644,915              67,911,978    45,486,450    41,789,536   41,822,020     240,654,899    

0         0    0     0    -                      -                       

Other Information:
9% credits $2,561,000 $2,561,000 $2,561,000 $2,561,000 $2,561,000 $12,805,000
4% credits
Construction/Bridge Loan required $14,205,023 $15,580,158 $14,687,578 $15,526,817 $15,384,696
Construction/Bridge Loan repayment $7,395,023 $5,980,158 $7,057,578 $8,456,817 $8,454,696

TDC Per Unit $235,918 $265,281 $222,973 $224,675 $224,850 $236,632
Residential TDC Per Unit (Excl. Infr., Demo, Relocation, Retail, Comm Facil.) $205,830 $204,888 $205,959 $208,019 $208,194 $206,440
Residential Construction Costs Per Unit $146,162 $146,361 $145,956 $146,001 $146,001 $146,112
Retail SF 16,700                     39,500           
Community Facility SF 26,680           

Unit Mix by Type:
# of ACC Public Housing Units 116                          160                129                117               118                 640                  63%
# of RAD Section 8 units
# of Section 8 units (Project-based Vouchers) 69                            96                  75                  69                 68                   377                  37%
# of LIHTC or Other Affordable -                            -                   -                    -                  -                    -                     0%

Total Subsidized rental units 185                         256                204               186              186                 1,017             100%

# of Market-rate units -                            -                   -                    -                  -                    -                     

TOTAL RENTAL UNITS 185                          256                204                186               186                 1,017               

LIBERTY RISING REVITALIZATION PLAN - FINANCING PLAN SUMMARY

ESTIMATED PERMANENT SOURCES AND USES - RENTAL PROJECTS
Jul-15

SCENARIO 1: 9% FINANCING SCENARIO



Phase 1 Phase 2 Phase 3 Phase 4 Phase 5 Total

Number of Units 185 256 204 186 186 1017
Site Lincoln Gardens Liberty Square Liberty Square Liberty Square Liberty Square ALL

Family Rental Family Rental Family Rental Family Rental Family Rental Rental
Units Units Units Units Units Units

Uses :
Demolition and Remediation 894,660                   1,238,016       986,544          899,496        899,496           4,918,212         
Infrastructure - Utilities, Streets, Parks & Landscaping 1,850,000                2,560,000       2,040,000      1,860,000     1,860,000        10,170,000      
Construction Costs - Housing 27,040,007              37,616,429     29,775,089    27,156,199   27,156,199      148,743,923    
Construction Costs - Community Facilities 1,477,246                807,679          2,284,925         
Construction Costs - Retail & Child Care/Comm. Center 6,767,950       6,767,950         
Financing Costs - Housing & Comm. Facilities 3,479,984                4,657,490       3,613,406      3,299,852     3,299,852        18,350,584      
Financing Costs - Retail & Child Care/Comm. Center 677,530          677,530            
Other Soft Costs - Housing & Comm. Facilities 4,144,622                4,909,040       4,343,734      4,040,334     4,036,700        21,474,431      
Other Soft Costs - Retail & Child Care/Comm. Center 1,353,613       1,353,613         
Relocation 706,629                   1,172,073       444,288          338,505        338,505           3,000,000         
Developer Fee - Residential 7,126,767                9,532,931       7,416,551      6,766,989     6,766,335        37,609,574      
Developer Fee - Retail 879,907          879,907            
Reserves/Working Capital 705,000                   970,000          784,000          716,000        716,000           3,891,000         

TOTAL 47,424,915              73,142,659     49,403,612    45,077,375   45,073,087      260,121,649    

Sources :
First Mortgage - Housing 14,030,000              18,750,000     15,390,000    13,710,000   13,550,000      75,430,000      
First Mortgage - Retail 3,175,000       3,175,000         
FHFC SAIL Loan 5,000,000                5,000,000       5,000,000      5,000,000     5,000,000        25,000,000      
FHFC ELI Loan 601,780                   805,202          650,312          585,023        603,887           3,246,203         
County General Obligation Bonds 5,476,548              12,432,315   5,017,294     4,481,221   4,592,622      32,000,000    
PHCD Documentary Surtax Funds 1,091,445              1,510,324     1,203,540     1,097,345   1,097,345      6,000,000       
PHCD CFFP 1,455,261              2,013,766     1,604,720     1,463,127   1,463,127      8,000,000       
LIHTC Equity 19,138,125            25,650,440   19,858,428  18,110,776 18,112,544    100,870,313  
NMTC Equity 3,019,848     3,019,848       
RAD Subsidy During Construction 476,755                 654,494        524,319         474,884      498,562         2,629,013       
Other Public and Private Funds 155,000                 131,271        155,000         155,000      155,000         751,271          

TOTAL 47,424,915              73,142,659     49,403,612    45,077,375   45,073,087      260,121,649    
-     (0)                    -      -     -                       -                        

Other Information:
9% credits
4% credits $2,332,091 $1,805,492 $1,646,599 $1,646,760 $7,430,942
Tax-Exempt Bonds amount $22,500,000 $30,100,000 $23,300,000 $21,300,000 $21,300,000 $118,500,000

TDC Per Unit $256,351 $285,714 $242,175 $242,351 $242,328 $255,773
Residential TDC Per Unit (Excl. Infr., Demo, Relocation, Retail, Comm Facil.) $225,146 $223,652 $225,161 $225,696 $225,673 $224,995
Residential Construction Costs Per Unit $146,162 $146,939 $145,956 $146,001 $146,001 $146,258
Retail SF 16,700                     39,500            
Community Facility SF 26,680            

Unit Mix by Type:
# of ACC Public Housing Units
# of RAD Section 8 units 70                            96                   77                   70                  73                    386                   38%
# of Section 8 units (Project-based Vouchers) 48                            63                   51                   46                  46                    254                   25%
# of LIHTC or Other Affordable 67                            97                   76                   70                  67                    377                   37%

Total Subsidized rental units 185                          256                204                186               186                 1,017                100%

# of Market-rate units

TOTAL RENTAL UNITS 185                          256                 204                 186                186                  1,017                

LIBERTY RISING REVITALIZATION PLAN - FINANCING PLAN SUMMARY

ESTIMATED PERMANENT SOURCES AND USES - RENTAL PROJECTS
Jul-15

SCENARIO 2: TAX-EXEMPT FINANCING SCENARIO
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 July 8, 2015  

 
 
Joe Chambers, President 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
 RE:   Liberty Rising Phase 1 

4751 NW 24th Ct., 
Miami, Florida 

  
Dear Mr. Chambers: 
 

The National Equity Fund, Inc. (“NEF”) is pleased to propose the terms and conditions, 
as set forth in this letter of interest, pursuant to which NEF, through its affiliate, NEF Assignment 
Corporation ("NEFAC"), will provide equity capital for the above described property.  This letter 
is based on certain assumptions and information, including estimates of Project costs, timing 
assumptions and debt financing, provided by the Sponsor.  Any changes in these assumptions or 
this information may result in changes to the terms and conditions, including the purchase price, 
outlined in this letter. 

 
1. Project Information 

 
The Liberty Rising Phase 1project will involve the new construction of 185 affordable 

rental units for families in Miami, Florida. 
 
NEF has analyzed the project’s development budget and has based this offer on the 

assumption of a total development cost of approximately $47.42 million and an allocation of 
2016 low income housing tax credits from the Florida Housing Finance Corporation (“FHFC”). 
Financing will include low-income housing tax credits, Miami-Dade County and Miami-Dade 
Public Housing and Community Development Department funding.  The project will include 22 
one-bedroom, 87 two-bedroom, 43 three-bedroom units, 23 four-bedroom units and 10 five-
bedroom units.  185 units will receive public housing ACC and Section 8 project-based voucher 
operating subsidies. All units will be affordable to residents earning no more than 60% AMI. 

 
NEF Assignment Corporation (“NEFAC”) will act as nominee limited partner on behalf 

of one or more investor limited partnerships or limited liability companies of which NEF is the 
general partner or managing member. NEF will have the right to assign the beneficial portion of 
its limited partner or member interest to one or more investor limited partnerships or limited 
liability companies of its choosing. 
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2. Development Team 

 
Developer:    A to-be-formed affiliate of Miami Redevelopment Partners, LLC 
General Contractor:   TBD 
Attorney:   Klein Hornig LLP 
 

3. Timing Assumptions 

This letter is based on the following timing assumptions: 
 
Construction Start:  January 2016 
Partnership Investment Closing:  January 2016 
Placement in Service Date:   December 2016 
100% Qualified Occupancy:   June 2017 
 

If the timing assumptions set forth above are not met, the terms and conditions of this 
Letter of Interest, including the purchase price, will be subject to change. 

 

4. Tax Credits 

The Sponsor is applying to the FHFC for $1,740,004 of 4% low income housing tax 
credits.  The requested credit amount is based on the Project having an adjusted eligible basis of 
$41,647,121, using a tax credit rate of 3.22% and a 130% basis boost.  The total Tax Credits 
anticipated to be claimed by the Partnership are $17,400,036 of LIHTCs (the "Projected Tax 
Credits"). The Projected Tax Credits are expected to be available to the Partnership beginning in 
2017.   

5. Capital Contributions 

 NEFAC will purchase the above credits for a total purchase price (the “NEFAC Capital 
Contribution”) of $19,138,125, or $1.10 cents for each $1.00 of LIHTCs.  NEFAC shall make its 
capital contributions to the Partnership as described below:  
 

NEFAC Equity Amounts 
Condition  Total Equity 
NEF Closing / Closing  $2,882,328  
25% Construction   $2,719,969  
50% Construction   $2,719,969  
75% Construction   $2,719,969  
100% Construction Complete   $3,982,963  
Stabilization/Conversion/8609       
  

$4,112,928  

Total  $19,138,125 
   
Developer Fee Equity. The Project Sponsor, or whoever else is designated in the Development 
Agreement to receive such payment, shall be paid a development fee (the “Developer Fee”) in the 
amount of $7,126,767.  The Developer Fee shall be payable at the times and upon the conditions 
set forth in the Development Agreement.  The Developer Fee will be paid to the Partnership out 
of the NEFAC Capital Contribution (the “Developer Fee Equity”), which will in turn pay the 
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Developer Fee Equity to the Project Sponsor pursuant to the Development Fee Agreement, on the 
above schedule. 

Deferred Developer Fee.    Any portion of the Developer Fee that is not paid out of Developer 
Fee Equity or other financing sources shall be paid as a deferred developer fee (the "Deferred 
Developer Fee") from Project cash flow or the proceeds of refinancing or sale of the Project. 
 

6. Adjustment to Purchase Price (Credit Adjusters). 

Permanent Reduction in LIHTCs.  The NEFAC Capital Contribution to the Partnership shall be 
decreased if: (i) the receipt of the Project Cost Certification, or (ii) the receipt of the Form 8609 
for the Project, the maximum Actual Tax Credits are less than the Projected Tax Credits.  In such 
an event, the NEFAC Capital Contribution shall be reduced by $1.10 times the amount by which 
the Actual Tax Credits are less than the Projected Tax Credits.  

Material Timing Difference – Tax Credits.  In the event that LIHTCs are not available to NEFAC 
during the Projected First Tax Credit Year in the amount projected(the “First Year Projected Tax 
Credits”), the NEFAC Capital Contribution shall be reduced by an amount equal to (i) $1.10 
times the amount by which the actual Tax Credits received by NEFAC during the Projected First 
Tax Credit Year is less than the First Year Projected Tax Credits; minus (ii) the net present value 
of the additional Tax Credits to be received by NEFAC in the 11th year of the Tax Credit 
Compliance Period, based upon a 10% discount rate.   

Ongoing Credit Shortfall. If at any point in time after the end of the Projected First Tax Credit 
Year but before the end of the Tax Credit Compliance Period, the actual Tax Credits received by 
NEFAC are less than the Projected Tax Credits, or if there is recapture (as defined in Section 42 
of the Code) of Tax Credit, then any remaining portion of the NEFAC Capital Contribution shall 
be reduced by one dollar for each dollar of reduction of the Projected Tax Credits or each dollar 
of Tax Credits that are recaptured (the “Credit Reduction Payment”), up to a maximum total 
amount equal to the total Developer Fee.  

In the event the remaining unpaid portion of the Limited Partner’s Capital Contribution 
obligation is insufficient for the Limited Partner to offset all amounts that are due and owing from 
the General Partner to the Limited Partners pursuant to the Credit Adjusters, or the Limited 
Partner elects not to offset the Credit Adjusters against the remaining Limited Partner Capital 
Contribution Installments, then the General Partner shall, upon demand, pay the Limited Partner 
any remaining amount that is due and owing to the Limited Partner. 

 

7. Reserves. 

Operating Reserve.  The General Partner shall establish an Operating Reserve which shall be 
funded from NEFAC’s fourth installment of equity in the amount of $185,000 and thereafter the 
General Partner will be required to maintain this Operating Reserve balance from Project cash 
flow.   

Replacement Reserve.  Annual amount of $300 per unit per year (to be increased annually by 
three percent (3%) from project revenues. NEF’s prior written consent will be required for any 
withdrawals greater than $5,000.  
 
Revenue Deficit Reserve.  $520,000, funded from the fourth installment of NEF’s Capital 
Contributions. The Revenue Deficit Reserve is to be used only to fund Operating Deficits. 
 
Upon further underwriting, NEF may determine a different amount required for the Internal Rent 
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Reserve to fund Operating Deficits projected to occur if the rental subsidy for the project is either 
not renewed past its initial term or reduced. The Internal Reserve Account will be held pursuant 
to a Funding and Disbursement Agreement entered into between the Limited Partnership, the 
General Partner and NEF. 
 
Tax and Insurance Escrow Account.  $300,000, funded from the fourth installment of NEF’s 
Capital Contributions, to be used to fund first year tax and insurance expenses.  
 

8. General Partner Guaranties. 

Development Completion Guaranty.  The General Partner and Guarantors will provide the 
Partnership with a Development Completion Guaranty.  This guaranty obligation will become 
effective at the time of execution of the Partnership Agreement and will continue until the later of 
(i) 1 year after completion of construction, to cover the General Partner’s latent defects 
obligation, or (ii) achievement of Breakeven Operations, to cover the General Partner’s obligation 
to fund Project operating deficits.  Payments made under the guaranty will be considered General 
Partner loans to the Partnership at 0% interest, repayable from cash flow. 

Operating Deficit Guaranty.  The General Partner and Guarantors will provide an Operating 
Deficit Guaranty in an amount equivalent to six months of operating expenses and reserves, 
which guaranty will commence upon achievement of Breakeven Operations and remain in place 
until the later of (i) five years from achievement of Breakeven Operations, or (ii) until the Project 
has maintained a 1.15 debt service coverage ratio for at least 36 consecutive months, including 
the last month of such period.  This guaranty obligation will be used to fund or pay operating 
deficits incurred by the Partnership and current liabilities of the Partnership upon the depletion of 
the funds in the Partnership Operating Reserve.  Amounts expended to satisfy this obligation shall 
be treated as non-interest bearing loans to the Partnership and shall be repaid out of distributable 
cash flow.   

Repurchase.  The General Partner shall repurchase the interest of the Limited Partner for an 
amount equal to the amount of NEFAC’s Capital Contribution that has been funded plus $50,000 
and all of the expenses incurred by NEF and NEFAC in conjunction with the transaction, if the 
Limited Partner so elects, upon the occurrence of certain major adverse events which will be 
described in detail in the Partnership Agreement, such as an event which threatens to deprive the 
Partnership or the Limited Partner of a substantial amount of the Projected Tax Credits or an 
action is commenced to foreclose, abandon, or permanently enjoin construction or rehabilitation 
of the Project. 

The Guarantor will be required to execute a separate Guaranty Agreement whereby they will 
guaranty all of the above guaranty obligations of the General Partner and all of the General 
Partner’s other obligations under the Limited Partnership Agreement. 

9. Property Management. 

Appointment of the Management Agent must be approved by NEF.  The Management 
Agent may be replaced from time to time by the General Partner provided that NEF approves the 
proposed replacement Management Agent in writing.  The Management Agent shall initially earn 
a Property Management Fee no greater than 8% of the Project’s gross collected rents.  If the 
Management Agent is related to a General Partner, the payment of the Property Management Fee 
will be subordinated to the payment of operating deficits, if necessary, to maintain Breakeven 
Operations. 
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10. Asset Management Fee. 

The Partnership will pay from net cash flow to NEF or its designated affiliate an annual 
Asset Management Fee in the amount of $5,000, to be increased annually by three percent (3%). 

 

11. Partnership Management Fee. 

The General Partner shall receive an annual Partnership Management Fee in the amount 
of $7,500, to be increased annually by three percent (3%). 

 

12. Right of First Refusal. 

It is the express objective of NEF to identify and implement strategies to maintain 
projects permanently as low and moderate-income housing. As a qualified 501(c)(3) corporation, 
if the Project Sponsor agrees to maintain the property for low-income use, as defined in Section 
42 of the Code, for a total period of at least 30 years, it will be granted a right of first refusal to 
purchase the Property at the end of the Tax Credit Compliance Period, for a price equal to the 
sum of: a) all outstanding Partnership debt, including General Partner and Limited Partner loans; 
b) any state, local or federal taxes owed by NEFAC as a result of the sale; and c) any unpaid 
portion of any Credit Adjuster payments due and owing to the Limited Partner. 

 

13. Limited Partner Costs and Expenses. 

NEF will charge the Company $52,000 for legal fees and other closing costs inclusive of 
the NEF tax opinion. 

 
 

15. Issues to be Resolved Prior to Investment Committee Review. 

A. Review of all tax credit documentation 
C. Review of a Market Study and appraisal 
D. Review of all financing commitments for the Project 
E. Review of contractor and architect resume and experience 
F. Review of the plans and specifications and construction cost breakdown 
G. Review of property manager resume and experience 
H. Review of Phase I Environmental Report 
I. Review of Project operating expenses 

16. Summary.   

This letter is based on assumptions and information, including estimates of Project costs, 
timing assumptions and debt financing, provided by the Sponsor.  Any changes in these 
assumptions may result in changes to the terms and conditions, including purchase price, outlined 
in this letter.  

 We are delighted that you have chosen to work with NEF.  If the terms and conditions of 
this letter are acceptable to you, please sign and return this letter to NEF.  Should the Project 
receive an award of LIHTC from FHFC, both parties agree to make a good faith effort to close on 
the terms described herein.  This proposal is valid for 15 business days from the date of this letter, 
unless countersigned by you.  Please note that if this Project does not close within the time frame 
specified in this letter, NEF reserves the right to re-negotiate the terms and price of this offer.  
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Upon receipt of this signed letter, an award of LIHTC, and receipt of all due diligence materials 
needed, NEF will take the Project to our Investment Review Committee for review and approval. 

We wish you success in your application for Low Income Housing Tax Credits and look 
forward to working with you to provide needed affordable housing in your community.  
 

Very truly yours, 
 

NATIONAL EQUITY FUND, INC. 
 

 
By: ______________________ 

       Tony Lyons 
Vice President and Regional Manager 

 
The foregoing is hereby agreed to and confirmed. 
 
 
Miami Redevelopment Partners, LLC 
 
 
By:       
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 July 6, 2015  

 
 
Joe Chambers, President 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
 RE:   Liberty Rising Phase 1 

4751 NW 24th Ct. 
Miami, Florida 

  
Dear Mr. Chambers: 
 

The National Equity Fund, Inc. (“NEF”) is pleased to propose the terms and conditions, 
as set forth in this letter of interest, pursuant to which NEF, through its affiliate, NEF Assignment 
Corporation ("NEFAC"), will provide equity capital for the above described property.  This letter 
is based on certain assumptions and information, including estimates of Project costs, timing 
assumptions and debt financing, provided by the Sponsor.  Any changes in these assumptions or 
this information may result in changes to the terms and conditions, including the purchase price, 
outlined in this letter. 

 
1. Project Information 

 
The Liberty Rising Phase 1 project will involve the new construction of 185 affordable 

rental units for families in Miami, Florida. 
 
NEF has analyzed the project’s development budget and has based this offer on the 

assumption of a total development cost of approximately $43.65 million and an allocation of 
2016 low income housing tax credits from the Florida Housing Finance Corporation (“FHFC”). 
Financing will include low-income housing tax credits, Miami-Dade County and Miami-Dade 
Public Housing and Community Development Department funding.  The project will include 22 
one-bedroom, 87 two-bedroom, 43 three-bedroom units, 23 four-bedroom units and 10 five-
bedroom units.  All units will receive public housing ACC and Section 8 project-based voucher 
operating subsidies. All units will be affordable to residents earning no more than 60% AMI. 

 
NEF Assignment Corporation (“NEFAC”) will act as nominee limited partner on behalf 

of one or more investor limited partnerships or limited liability companies of which NEF is the 
general partner or managing member. NEF will have the right to assign the beneficial portion of 
its limited partner or member interest to one or more investor limited partnerships or limited 
liability companies of its choosing. 
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2. Development Team 

 
Developer:    A to-be-formed affiliate of Miami Redevelopment Partners, LLC 
General Contractor:   TBD 
Attorney:   Klein Hornig LLP 
 

3. Timing Assumptions 

This letter is based on the following timing assumptions: 
 
Construction Start:  January 2016 
Partnership Investment Closing:  January 2016 
Placement in Service Date:   December 2016 
100% Qualified Occupancy:   June 2017 
 

If the timing assumptions set forth above are not met, the terms and conditions of this 
Letter of Interest, including the purchase price, will be subject to change. 

 

4. Tax Credits 

The Sponsor is applying to the FHFC for $2,561,000 of 9% low income housing tax 
credits.  The requested credit amount is based on the Project having an adjusted eligible basis of 
$39,728,451, using a tax credit rate of 7.52% and a 130% basis boost.  The total Tax Credits 
anticipated to be claimed by the Partnership are $25,610,000 of LIHTCs (the "Projected Tax 
Credits"). The Projected Tax Credits are expected to be available to the Partnership beginning in 
2017.   

5. Capital Contributions 

 NEFAC will purchase the above credits for a total purchase price (the “NEFAC Capital 
Contribution”) of $28,168,183, or $1.10 cents for each $1.00 of LIHTCs.  NEFAC shall make its 
capital contributions to the Partnership as described below:  
 

NEFAC Equity Amounts 
Condition  Total Equity 
NEF Closing / Closing  $2,816,818 
25% Construction   $5,633,637 
50% Construction   $5,633,637 
75% Construction   $5,633,637 
100% Construction Complete   $5,633,637 
Stabilization/Conversion/8609       
  

$2,816,818 

Total  $28,168,183 
   
Developer Fee Equity. The Project Sponsor, or whoever else is designated in the Development 
Agreement to receive such payment, shall be paid a development fee (the “Developer Fee”) in the 
amount of $5,602,163.  The Developer Fee shall be payable at the times and upon the conditions 
set forth in the Development Agreement.  The Developer Fee will be paid to the Partnership out 
of the NEFAC Capital Contribution (the “Developer Fee Equity”), which will in turn pay the 
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Developer Fee Equity to the Project Sponsor pursuant to the Development Fee Agreement, on the 
above schedule. 

Deferred Developer Fee.    Any portion of the Developer Fee that is not paid out of Developer 
Fee Equity or other financing sources shall be paid as a deferred developer fee (the "Deferred 
Developer Fee") from Project cash flow or the proceeds of refinancing or sale of the Project. 
 

6. Adjustment to Purchase Price (Credit Adjusters) 

Permanent Reduction in LIHTCs.  The NEFAC Capital Contribution to the Partnership shall be 
decreased if: (i) the receipt of the Project Cost Certification, or (ii) the receipt of the Form 8609 
for the Project, the maximum Actual Tax Credits are less than the Projected Tax Credits.  In such 
an event, the NEFAC Capital Contribution shall be reduced by $1.10 times the amount by which 
the Actual Tax Credits are less than the Projected Tax Credits.  

Material Timing Difference – Tax Credits.  In the event that LIHTCs are not available to NEFAC 
during the Projected First Tax Credit Year in the amount projected(the “First Year Projected Tax 
Credits”), the NEFAC Capital Contribution shall be reduced by an amount equal to (i) $1.10 
times the amount by which the actual Tax Credits received by NEFAC during the Projected First 
Tax Credit Year is less than the First Year Projected Tax Credits; minus (ii) the net present value 
of the additional Tax Credits to be received by NEFAC in the 11th year of the Tax Credit 
Compliance Period, based upon a 10% discount rate.   

Ongoing Credit Shortfall. If at any point in time after the end of the Projected First Tax Credit 
Year but before the end of the Tax Credit Compliance Period, the actual Tax Credits received by 
NEFAC are less than the Projected Tax Credits, or if there is recapture (as defined in Section 42 
of the Code) of Tax Credit, then any remaining portion of the NEFAC Capital Contribution shall 
be reduced by one dollar for each dollar of reduction of the Projected Tax Credits or each dollar 
of Tax Credits that are recaptured (the “Credit Reduction Payment”), up to a maximum total 
amount equal to the total Developer Fee.  

In the event the remaining unpaid portion of the Limited Partner’s Capital Contribution 
obligation is insufficient for the Limited Partner to offset all amounts that are due and owing from 
the General Partner to the Limited Partners pursuant to the Credit Adjusters, or the Limited 
Partner elects not to offset the Credit Adjusters against the remaining Limited Partner Capital 
Contribution Installments, then the General Partner shall, upon demand, pay the Limited Partner 
any remaining amount that is due and owing to the Limited Partner. 

 

7. Reserves 

Operating Reserve.  The General Partner shall establish an Operating Reserve which shall be 
funded from NEFAC’s fourth installment of equity in the amount of $510,000 and thereafter the 
General Partner will be required to maintain this Operating Reserve balance from Project cash 
flow.   

Replacement Reserve.  Annual amount of $300 per unit per year (to be increased annually by 
three percent (3%) from project revenues. NEF’s prior written consent will be required for any 
withdrawals greater than $5,000.  
 
Internal Rent Reserve.  $185,000, funded from the fourth installment of NEF’s Capital 
Contributions. The Internal Rent Reserve is to be used only to fund Operating Deficits projected 
to occur due to the lower rents for the 20% AMI units. 
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Upon further underwriting, NEF may determine a different amount required for the Internal Rent 
Reserve to fund Operating Deficits projected to occur if the rental subsidy for the project is either 
not renewed past its initial term or reduced. The Internal Reserve Account will be held pursuant 
to a Funding and Disbursement Agreement entered into between the Limited Partnership, the 
General Partner and NEF. 
 
Tax and Insurance Escrow Account.  $300,000, funded from the fourth installment of NEF’s 
Capital Contributions, to be used to fund first year tax and insurance expenses.  
 

8. General Partner Guaranties 

Development Completion Guaranty.  The General Partner and Guarantors will provide the 
Partnership with a Development Completion Guaranty.  This guaranty obligation will become 
effective at the time of execution of the Partnership Agreement and will continue until the later of 
(i) 1 year after completion of construction, to cover the General Partner’s latent defects 
obligation, or (ii) achievement of Breakeven Operations, to cover the General Partner’s obligation 
to fund Project operating deficits.  Payments made under the guaranty will be considered General 
Partner loans to the Partnership at 0% interest, repayable from cash flow. 

Operating Deficit Guaranty.  The General Partner and Guarantors will provide an Operating 
Deficit Guaranty in an amount equivalent to six months of operating expenses and reserves, 
which guaranty will commence upon achievement of Breakeven Operations and remain in place 
until the later of (i) five years from achievement of Breakeven Operations, or (ii) until the Project 
has maintained a 1.15 debt service coverage ratio for at least 36 consecutive months, including 
the last month of such period.  This guaranty obligation will be used to fund or pay operating 
deficits incurred by the Partnership and current liabilities of the Partnership upon the depletion of 
the funds in the Partnership Operating Reserve.  Amounts expended to satisfy this obligation shall 
be treated as non-interest bearing loans to the Partnership and shall be repaid out of distributable 
cash flow.   

Repurchase.  The General Partner shall repurchase the interest of the Limited Partner for an 
amount equal to the amount of NEFAC’s Capital Contribution that has been funded plus $50,000 
and all of the expenses incurred by NEF and NEFAC in conjunction with the transaction, if the 
Limited Partner so elects, upon the occurrence of certain major adverse events which will be 
described in detail in the Partnership Agreement, such as an event which threatens to deprive the 
Partnership or the Limited Partner of a substantial amount of the Projected Tax Credits or an 
action is commenced to foreclose, abandon, or permanently enjoin construction or rehabilitation 
of the Project. 

The Guarantor will be required to execute a separate Guaranty Agreement whereby they will 
guaranty all of the above guaranty obligations of the General Partner and all of the General 
Partner’s other obligations under the Limited Partnership Agreement. 

9. Property Management 

Appointment of the Management Agent must be approved by NEF.  The Management 
Agent may be replaced from time to time by the General Partner provided that NEF approves the 
proposed replacement Management Agent in writing.  The Management Agent shall initially earn 
a Property Management Fee no greater than 8% of the Project’s gross collected rents.  If the 
Management Agent is related to a General Partner, the payment of the Property Management Fee 
will be subordinated to the payment of operating deficits, if necessary, to maintain Breakeven 
Operations. 
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10. Asset Management Fee 

The Partnership will pay from net cash flow to NEF or its designated affiliate an annual 
Asset Management Fee in the amount of $5,000, to be increased annually by three percent (3%). 

 

11. Partnership Management Fee 

 The General Partner shall receive an annual Partnership Management Fee in the amount of 
$7,500, to be increased annually by three percent (3%). 

 

12. Right of First Refusal 

It is the express objective of NEF to identify and implement strategies to maintain 
projects permanently as low and moderate-income housing. As a qualified 501(c)(3) corporation, 
if the Project Sponsor agrees to maintain the property for low-income use, as defined in Section 
42 of the Code, for a total period of at least 30 years, it will be granted a right of first refusal to 
purchase the Property at the end of the Tax Credit Compliance Period, for a price equal to the 
sum of: a) all outstanding Partnership debt, including General Partner and Limited Partner loans; 
b) any state, local or federal taxes owed by NEFAC as a result of the sale; and c) any unpaid 
portion of any Credit Adjuster payments due and owing to the Limited Partner. 

 

13. Limited Partner Costs and Expenses 

 NEF will charge the Company $52,000 for legal fees and other closing costs inclusive of the 
NEF tax opinion. 

 

15. Issues to be Resolved Prior to Investment Committee Review. 

A. Review of all tax credit documentation 
C. Review of a Market Study and appraisal 
D. Review of all financing commitments for the Project 
E. Review of contractor and architect resume and experience 
F. Review of the plans and specifications and construction cost breakdown 
G. Review of property manager resume and experience 
H. Review of Phase I Environmental Report 
I. Review of Project operating expenses 

16. Summary  

This letter is based on assumptions and information, including estimates of Project costs, 
timing assumptions and debt financing, provided by the Sponsor.  Any changes in these 
assumptions may result in changes to the terms and conditions, including purchase price, outlined 
in this letter.  

 We are delighted that you have chosen to work with NEF.  If the terms and conditions of 
this letter are acceptable to you, please sign and return this letter to NEF.  Should the Project 
receive an award of LIHTC from FHFC, both parties agree to make a good faith effort to close on 
the terms described herein.  This proposal is valid for 15 business days from the date of this letter, 
unless countersigned by you.  Please note that if this Project does not close within the time frame 
specified in this letter, NEF reserves the right to re-negotiate the terms and price of this offer.  
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Upon receipt of this signed letter, an award of LIHTC, and receipt of all due diligence materials 
needed, NEF will take the Project to our Investment Review Committee for review and approval. 

We wish you success in your application for Low Income Housing Tax Credits and look 
forward to working with you to provide needed affordable housing in your community.  
 

Very truly yours, 
 

NATIONAL EQUITY FUND, INC. 
 

 
By: ______________________ 

       Tony Lyons 
Vice President and Regional Manager 

 
The foregoing is hereby agreed to and confirmed. 
 
 
Miami Redevelopment Partners, LLC 
 
 
By:       
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 July 8, 2015  

 
 
Joe Chambers, President 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
 RE:   Liberty Rising Phase 2 

1415 NW 63rd St. 
Miami, Florida 

  
Dear Mr. Chambers: 
 

The National Equity Fund, Inc. (“NEF”) is pleased to propose the terms and conditions, 
as set forth in this letter of interest, pursuant to which NEF, through its affiliate, NEF Assignment 
Corporation ("NEFAC"), will provide equity capital for the above described property.  This letter 
is based on certain assumptions and information, including estimates of Project costs, timing 
assumptions and debt financing, provided by the Sponsor.  Any changes in these assumptions or 
this information may result in changes to the terms and conditions, including the purchase price, 
outlined in this letter. 

 
1. Project Information 

 
The Liberty Rising Phase 2 project will involve the new construction of 256 affordable 

rental units for families in Miami, Florida. 
 
NEF has analyzed the project’s development budget and has based this offer on the 

assumption of a total development cost of approximately $63.46 million and an allocation of 
2017 low income housing tax credits from the Florida Housing Finance Corporation (“FHFC”). 
Financing will include low-income housing tax credits, Miami-Dade County and Miami-Dade 
Public Housing and Community Development Department funding.  The project will include 31 
one-bedroom, 122 two-bedroom, 60 three-bedroom units, 30 four-bedroom units and 13 five-
bedroom units.  159 units will receive public housing ACC and Section 8 project-based voucher 
operating subsidies. All units will be affordable to residents earning no more than 60% AMI. 

 
NEF Assignment Corporation (“NEFAC”) will act as nominee limited partner on behalf 

of one or more investor limited partnerships or limited liability companies of which NEF is the 
general partner or managing member. NEF will have the right to assign the beneficial portion of 
its limited partner or member interest to one or more investor limited partnerships or limited 
liability companies of its choosing. 
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2. Development Team 

 
Developer:    A to-be-formed affiliate of Miami Redevelopment Partners, LLC 
General Contractor:   TBD 
Attorney:   Klein Hornig LLP 
 

3. Timing Assumptions 

This letter is based on the following timing assumptions: 
 
Construction Start:  January 2017 
Partnership Investment Closing:  January 2017 
Placement in Service Date:   December 2017 
100% Qualified Occupancy:   June 2018 
 

If the timing assumptions set forth above are not met, the terms and conditions of this 
Letter of Interest, including the purchase price, will be subject to change. 

 

4. Tax Credits 

The Sponsor is applying to the FHFC for $2,332,091 of 4% low income housing tax 
credits.  The requested credit amount is based on the Project having an adjusted eligible basis of 
$55,812,492, using a tax credit rate of 3.22% and a 130% basis boost.  The total Tax Credits 
anticipated to be claimed by the Partnership are $23,320,914 of LIHTCs (the "Projected Tax 
Credits"). The Projected Tax Credits are expected to be available to the Partnership beginning in 
2017.   

5. Capital Contributions 

 NEFAC will purchase the above credits for a total purchase price (the “NEFAC Capital 
Contribution”) of $25,650,436, or $1.10 cents for each $1.00 of LIHTCs.  NEFAC shall make its 
capital contributions to the Partnership as described below:  
 
NEFAC Equity Amounts 
Condition  Total Equity 
NEF Closing / Closing  $3,867,983 
25% Construction   $3,657,065  
50% Construction   $3,657,065  
75% Construction   $3,657,065  
100% Construction Complete   $5,352,734  
Stabilization/Conversion/8609       
  

$5,458,523  

Total  $25,650,436 
   
Developer Fee Equity. The Project Sponsor, or whoever else is designated in the Development 
Agreement to receive such payment, shall be paid a development fee (the “Developer Fee”) in the 
amount of  $9,532,931.  The Developer Fee shall be payable at the times and upon the conditions 
set forth in the Development Agreement.  The Developer Fee will be paid to the Partnership out 
of the NEFAC Capital Contribution (the “Developer Fee Equity”), which will in turn pay the 
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Developer Fee Equity to the Project Sponsor pursuant to the Development Fee Agreement, on the 
above schedule. 

Deferred Developer Fee.    Any portion of the Developer Fee that is not paid out of Developer 
Fee Equity or other financing sources shall be paid as a deferred developer fee (the "Deferred 
Developer Fee") from Project cash flow or the proceeds of refinancing or sale of the Project. 
 

6. Adjustment to Purchase Price (Credit Adjusters). 

Permanent Reduction in LIHTCs.  The NEFAC Capital Contribution to the Partnership shall be 
decreased if: (i) the receipt of the Project Cost Certification, or (ii) the receipt of the Form 8609 
for the Project, the maximum Actual Tax Credits are less than the Projected Tax Credits.  In such 
an event, the NEFAC Capital Contribution shall be reduced by $1.10 times the amount by which 
the Actual Tax Credits are less than the Projected Tax Credits.  

Material Timing Difference – Tax Credits.  In the event that LIHTCs are not available to NEFAC 
during the Projected First Tax Credit Year in the amount projected(the “First Year Projected Tax 
Credits”), the NEFAC Capital Contribution shall be reduced by an amount equal to (i) $1.10 
times the amount by which the actual Tax Credits received by NEFAC during the Projected First 
Tax Credit Year is less than the First Year Projected Tax Credits; minus (ii) the net present value 
of the additional Tax Credits to be received by NEFAC in the 11th year of the Tax Credit 
Compliance Period, based upon a 10% discount rate.   

Ongoing Credit Shortfall. If at any point in time after the end of the Projected First Tax Credit 
Year but before the end of the Tax Credit Compliance Period, the actual Tax Credits received by 
NEFAC are less than the Projected Tax Credits, or if there is recapture (as defined in Section 42 
of the Code) of Tax Credit, then any remaining portion of the NEFAC Capital Contribution shall 
be reduced by one dollar for each dollar of reduction of the Projected Tax Credits or each dollar 
of Tax Credits that are recaptured (the “Credit Reduction Payment”), up to a maximum total 
amount equal to the total Developer Fee.  

In the event the remaining unpaid portion of the Limited Partner’s Capital Contribution 
obligation is insufficient for the Limited Partner to offset all amounts that are due and owing from 
the General Partner to the Limited Partners pursuant to the Credit Adjusters, or the Limited 
Partner elects not to offset the Credit Adjusters against the remaining Limited Partner Capital 
Contribution Installments, then the General Partner shall, upon demand, pay the Limited Partner 
any remaining amount that is due and owing to the Limited Partner. 

 

7. Reserves. 

Operating Reserve.  The General Partner shall establish an Operating Reserve which shall be 
funded from NEFAC’s sixth installment of equity in the amount of $250,000 and thereafter the 
General Partner will be required to maintain this Operating Reserve balance from Project cash 
flow.   

Replacement Reserve.  Annual amount of $300 per unit per year (to be increased annually by 
three percent (3%) from project revenues. NEF’s prior written consent will be required for any 
withdrawals greater than $5,000.  
 
Revenue Deficit Reserve.  $720,000, funded from the sixth installment of NEF’s Capital 
Contributions. The Revenue Deficit Reserve is to be used only to fund Operating Deficits. 
 
Upon further underwriting, NEF may determine a different amount required for the Internal Rent 
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Reserve to fund Operating Deficits projected to occur if the rental subsidy for the project is either 
not renewed past its initial term or reduced. The Internal Reserve Account will be held pursuant 
to a Funding and Disbursement Agreement entered into between the Limited Partnership, the 
General Partner and NEF. 
 
Tax and Insurance Escrow Account.  $300,000, funded from the sixth installment of NEF’s 
Capital Contributions, to be used to fund first year tax and insurance expenses.  
 

8. General Partner Guaranties. 

Development Completion Guaranty.  The General Partner and Guarantors will provide the 
Partnership with a Development Completion Guaranty.  This guaranty obligation will become 
effective at the time of execution of the Partnership Agreement and will continue until the later of 
(i) 1 year after completion of construction, to cover the General Partner’s latent defects 
obligation, or (ii) achievement of Breakeven Operations, to cover the General Partner’s obligation 
to fund Project operating deficits.  Payments made under the guaranty will be considered General 
Partner loans to the Partnership at 0% interest, repayable from cash flow. 

Operating Deficit Guaranty.  The General Partner and Guarantors will provide an Operating 
Deficit Guaranty in an amount equivalent to six months of operating expenses and reserves, 
which guaranty will commence upon achievement of Breakeven Operations and remain in place 
until the later of (i) five years from achievement of Breakeven Operations, or (ii) until the Project 
has maintained a 1.15 debt service coverage ratio for at least 36 consecutive months, including 
the last month of such period.  This guaranty obligation will be used to fund or pay operating 
deficits incurred by the Partnership and current liabilities of the Partnership upon the depletion of 
the funds in the Partnership Operating Reserve.  Amounts expended to satisfy this obligation shall 
be treated as non-interest bearing loans to the Partnership and shall be repaid out of distributable 
cash flow.   

Repurchase.  The General Partner shall repurchase the interest of the Limited Partner for an 
amount equal to the amount of NEFAC’s Capital Contribution that has been funded plus $50,000 
and all of the expenses incurred by NEF and NEFAC in conjunction with the transaction, if the 
Limited Partner so elects, upon the occurrence of certain major adverse events which will be 
described in detail in the Partnership Agreement, such as an event which threatens to deprive the 
Partnership or the Limited Partner of a substantial amount of the Projected Tax Credits or an 
action is commenced to foreclose, abandon, or permanently enjoin construction or rehabilitation 
of the Project. 

The Guarantor will be required to execute a separate Guaranty Agreement whereby they will 
guaranty all of the above guaranty obligations of the General Partner and all of the General 
Partner’s other obligations under the Limited Partnership Agreement. 

9. Property Management. 

Appointment of the Management Agent must be approved by NEF.  The Management 
Agent may be replaced from time to time by the General Partner provided that NEF approves the 
proposed replacement Management Agent in writing.  The Management Agent shall initially earn 
a Property Management Fee no greater than 8% of the Project’s gross collected rents.  If the 
Management Agent is related to a General Partner, the payment of the Property Management Fee 
will be subordinated to the payment of operating deficits, if necessary, to maintain Breakeven 
Operations. 
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10. Asset Management Fee. 

The Partnership will pay from net cash flow to NEF or its designated affiliate an annual 
Asset Management Fee in the amount of $5,000, to be increased annually by three percent (3%). 

 

11. Partnership Management Fee. 

The General Partner shall receive an annual Partnership Management Fee in the amount 
of $7,500, to be increased annually by three percent (3%). 

 

12. Right of First Refusal. 

It is the express objective of NEF to identify and implement strategies to maintain 
projects permanently as low and moderate-income housing. As a qualified 501(c)(3) corporation, 
if the Project Sponsor agrees to maintain the property for low-income use, as defined in Section 
42 of the Code, for a total period of at least 30 years, it will be granted a right of first refusal to 
purchase the Property at the end of the Tax Credit Compliance Period, for a price equal to the 
sum of: a) all outstanding Partnership debt, including General Partner and Limited Partner loans; 
b) any state, local or federal taxes owed by NEFAC as a result of the sale; and c) any unpaid 
portion of any Credit Adjuster payments due and owing to the Limited Partner. 

 

13. Limited Partner Costs and Expenses. 

NEF will charge the Company $52,000 for legal fees and other closing costs inclusive of 
the NEF tax opinion. 

 
 

15. Issues to be Resolved Prior to Investment Committee Review. 

A. Review of all tax credit documentation 
C. Review of a Market Study and appraisal 
D. Review of all financing commitments for the Project 
E. Review of contractor and architect resume and experience 
F. Review of the plans and specifications and construction cost breakdown 
G. Review of property manager resume and experience 
H. Review of Phase I Environmental Report 
I. Review of Project operating expenses 

16. Summary.   

This letter is based on assumptions and information, including estimates of Project costs, 
timing assumptions and debt financing, provided by the Sponsor.  Any changes in these 
assumptions may result in changes to the terms and conditions, including purchase price, outlined 
in this letter.  

 We are delighted that you have chosen to work with NEF.  If the terms and conditions of 
this letter are acceptable to you, please sign and return this letter to NEF.  Should the Project 
receive an award of LIHTC from FHFC, both parties agree to make a good faith effort to close on 
the terms described herein.  This proposal is valid for 15 business days from the date of this letter, 
unless countersigned by you.  Please note that if this Project does not close within the time frame 
specified in this letter, NEF reserves the right to re-negotiate the terms and price of this offer.  
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Upon receipt of this signed letter, an award of LIHTC, and receipt of all due diligence materials 
needed, NEF will take the Project to our Investment Review Committee for review and approval. 

We wish you success in your application for Low Income Housing Tax Credits and look 
forward to working with you to provide needed affordable housing in your community.  
 

Very truly yours, 
 

NATIONAL EQUITY FUND, INC. 
 

 
By: ______________________ 

       Tony Lyons 
Vice President and Regional Manager 

 
The foregoing is hereby agreed to and confirmed. 
 
 
Miami Redevelopment Partners, LLC 
 
 
By:       
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 July 8, 2015  

 
 
Joe Chambers, President 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
 RE:   Liberty Rising Phase 2 

1415 NW 63rd St. 
Miami, Florida 

  
Dear Mr. Chambers: 
 

The National Equity Fund, Inc. (“NEF”) is pleased to propose the terms and conditions, 
as set forth in this letter of interest, pursuant to which NEF, through its affiliate, NEF Assignment 
Corporation ("NEFAC"), will provide equity capital for the above described property.  This letter 
is based on certain assumptions and information, including estimates of Project costs, timing 
assumptions and debt financing, provided by the Sponsor.  Any changes in these assumptions or 
this information may result in changes to the terms and conditions, including the purchase price, 
outlined in this letter. 

 
1. Project Information 

 
The Liberty Rising Phase 2 project will involve the new construction of 256 affordable 

rental units for families in Miami, Florida. 
 
NEF has analyzed the project’s development budget and has based this offer on the 

assumption of a total development cost of approximately $58.23 million and an allocation of 
2017 low income housing tax credits from the Florida Housing Finance Corporation (“FHFC”). 
Financing will include low-income housing tax credits, Miami-Dade County and  Miami-Dade 
Public Housing and Community Development Department funding.  The project will include 31 
one-bedroom, 121 two-bedroom, 60 three-bedroom units, 30 four-bedroom units and 13 five-
bedroom units.  All units will receive public housing ACC and Section 8 project-based voucher 
operating subsidies. All units will be affordable to residents earning no more than 60% AMI. 

 
NEF Assignment Corporation (“NEFAC”) will act as nominee limited partner on behalf 

of one or more investor limited partnerships or limited liability companies of which NEF is the 
general partner or managing member. NEF will have the right to assign the beneficial portion of 
its limited partner or member interest to one or more investor limited partnerships or limited 
liability companies of its choosing. 
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2. Development Team 

 
Developer:    A to-be-formed affiliate of Miami Redevelopment Partners, LLC 
General Contractor:   TBD 
Attorney:   Klein Hornig LLP 
 

3. Timing Assumptions 

This letter is based on the following timing assumptions: 
 
Construction Start:  January 2017 
Partnership Investment Closing:  January 2017 
Placement in Service Date:   December 2017 
100% Qualified Occupancy:   June 2018 
 

If the timing assumptions set forth above are not met, the terms and conditions of this 
Letter of Interest, including the purchase price, will be subject to change. 

 

4. Tax Credits 

The Sponsor is applying to the FHFC for $2,561,000 of 9% low income housing tax 
credits.  The requested credit amount is based on the Project having an adjusted eligible basis of 
$53,328,027, using a tax credit rate of 7.52% and a 130% basis boost.  The total Tax Credits 
anticipated to be claimed by the Partnership are $25,610,000 of LIHTCs (the "Projected Tax 
Credits"). The Projected Tax Credits are expected to be available to the Partnership beginning in 
2017.   

5. Capital Contributions 

 NEFAC will purchase the above credits for a total purchase price (the “NEFAC Capital 
Contribution”) of $28,168,183, or $1.10 cents for each $1.00 of LIHTCs.  NEFAC shall make its 
capital contributions to the Partnership as described below:  
 

NEFAC Equity Amounts 
Condition  Total Equity 
NEF Closing / Closing  $2,816,818 
25% Construction   $5,633,637 
50% Construction   $5,633,637 
75% Construction   $5,633,637 
100% Construction Complete   $5,633,637 
Stabilization/Conversion/8609       
  

$2,816,818 

Total  $28,168,183 
   
Developer Fee Equity. The Project Sponsor, or whoever else is designated in the Development 
Agreement to receive such payment, shall be paid a development fee (the “Developer Fee”) in the 
amount of $7,478,867.  The Developer Fee shall be payable at the times and upon the conditions 
set forth in the Development Agreement.  The Developer Fee will be paid to the Partnership out 
of the NEFAC Capital Contribution (the “Developer Fee Equity”), which will in turn pay the 
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Developer Fee Equity to the Project Sponsor pursuant to the Development Fee Agreement, on the 
above schedule. 

Deferred Developer Fee.    Any portion of the Developer Fee that is not paid out of Developer 
Fee Equity or other financing sources shall be paid as a deferred developer fee (the "Deferred 
Developer Fee") from Project cash flow or the proceeds of refinancing or sale of the Project. 
 

6. Adjustment to Purchase Price (Credit Adjusters). 

Permanent Reduction in LIHTCs.  The NEFAC Capital Contribution to the Partnership shall be 
decreased if: (i) the receipt of the Project Cost Certification, or (ii) the receipt of the Form 8609 
for the Project, the maximum Actual Tax Credits are less than the Projected Tax Credits.  In such 
an event, the NEFAC Capital Contribution shall be reduced by $1.10 times the amount by which 
the Actual Tax Credits are less than the Projected Tax Credits.  

Material Timing Difference – Tax Credits.  In the event that LIHTCs are not available to NEFAC 
during the Projected First Tax Credit Year in the amount projected(the “First Year Projected Tax 
Credits”), the NEFAC Capital Contribution shall be reduced by an amount equal to (i) $1.10 
times the amount by which the actual Tax Credits received by NEFAC during the Projected First 
Tax Credit Year is less than the First Year Projected Tax Credits; minus (ii) the net present value 
of the additional Tax Credits to be received by NEFAC in the 11th year of the Tax Credit 
Compliance Period, based upon a 10% discount rate.   

Ongoing Credit Shortfall. If at any point in time after the end of the Projected First Tax Credit 
Year but before the end of the Tax Credit Compliance Period, the actual Tax Credits received by 
NEFAC are less than the Projected Tax Credits, or if there is recapture (as defined in Section 42 
of the Code) of Tax Credit, then any remaining portion of the NEFAC Capital Contribution shall 
be reduced by one dollar for each dollar of reduction of the Projected Tax Credits or each dollar 
of Tax Credits that are recaptured (the “Credit Reduction Payment”), up to a maximum total 
amount equal to the total Developer Fee.  

In the event the remaining unpaid portion of the Limited Partner’s Capital Contribution 
obligation is insufficient for the Limited Partner to offset all amounts that are due and owing from 
the General Partner to the Limited Partners pursuant to the Credit Adjusters, or the Limited 
Partner elects not to offset the Credit Adjusters against the remaining Limited Partner Capital 
Contribution Installments, then the General Partner shall, upon demand, pay the Limited Partner 
any remaining amount that is due and owing to the Limited Partner. 

 

7. Reserves. 

Operating Reserve.  The General Partner shall establish an Operating Reserve which shall be 
funded from NEFAC’s sixth installment of equity in the amount of $710,000 and thereafter the 
General Partner will be required to maintain this Operating Reserve balance from Project cash 
flow.   

Replacement Reserve.  Annual amount of $300 per unit per year (to be increased annually by 
three percent (3%) from project revenues. NEF’s prior written consent will be required for any 
withdrawals greater than $5,000.  
 
Revenue Deficit Reserve.  $185,000, funded from the sixth installment of NEF’s Capital 
Contributions. The Revenue Deficit Reserve is to be used only to fund Operating Deficits. 
 
Upon further underwriting, NEF may determine a different amount required for the Internal Rent 
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Reserve to fund Operating Deficits projected to occur if the rental subsidy for the project is either 
not renewed past its initial term or reduced. The Internal Reserve Account will be held pursuant 
to a Funding and Disbursement Agreement entered into between the Limited Partnership, the 
General Partner and NEF. 
 
Tax and Insurance Escrow Account.  $300,000, funded from the sixth installment of NEF’s 
Capital Contributions, to be used to fund first year tax and insurance expenses.  
 

8. General Partner Guaranties. 

Development Completion Guaranty.  The General Partner and Guarantors will provide the 
Partnership with a Development Completion Guaranty.  This guaranty obligation will become 
effective at the time of execution of the Partnership Agreement and will continue until the later of 
(i) 1 year after completion of construction, to cover the General Partner’s latent defects 
obligation, or (ii) achievement of Breakeven Operations, to cover the General Partner’s obligation 
to fund Project operating deficits.  Payments made under the guaranty will be considered General 
Partner loans to the Partnership at 0% interest, repayable from cash flow. 

Operating Deficit Guaranty.  The General Partner and Guarantors will provide an Operating 
Deficit Guaranty in an amount equivalent to six months of operating expenses and reserves, 
which guaranty will commence upon achievement of Breakeven Operations and remain in place 
until the later of (i) five years from achievement of Breakeven Operations, or (ii) until the Project 
has maintained a 1.15 debt service coverage ratio for at least 36 consecutive months, including 
the last month of such period.  This guaranty obligation will be used to fund or pay operating 
deficits incurred by the Partnership and current liabilities of the Partnership upon the depletion of 
the funds in the Partnership Operating Reserve.  Amounts expended to satisfy this obligation shall 
be treated as non-interest bearing loans to the Partnership and shall be repaid out of distributable 
cash flow.   

Repurchase.  The General Partner shall repurchase the interest of the Limited Partner for an 
amount equal to the amount of NEFAC’s Capital Contribution that has been funded plus $50,000 
and all of the expenses incurred by NEF and NEFAC in conjunction with the transaction, if the 
Limited Partner so elects, upon the occurrence of certain major adverse events which will be 
described in detail in the Partnership Agreement, such as an event which threatens to deprive the 
Partnership or the Limited Partner of a substantial amount of the Projected Tax Credits or an 
action is commenced to foreclose, abandon, or permanently enjoin construction or rehabilitation 
of the Project. 

The Guarantor will be required to execute a separate Guaranty Agreement whereby they will 
guaranty all of the above guaranty obligations of the General Partner and all of the General 
Partner’s other obligations under the Limited Partnership Agreement. 

9. Property Management. 

Appointment of the Management Agent must be approved by NEF.  The Management 
Agent may be replaced from time to time by the General Partner provided that NEF approves the 
proposed replacement Management Agent in writing.  The Management Agent shall initially earn 
a Property Management Fee no greater than 8% of the Project’s gross collected rents.  If the 
Management Agent is related to a General Partner, the payment of the Property Management Fee 
will be subordinated to the payment of operating deficits, if necessary, to maintain Breakeven 
Operations. 
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10. Asset Management Fee. 

The Partnership will pay from net cash flow to NEF or its designated affiliate an annual 
Asset Management Fee in the amount of $5,000, to be increased annually by three percent (3%). 

 

11. Partnership Management Fee. 

The General Partner shall receive an annual Partnership Management Fee in the amount 
of $7,500, to be increased annually by three percent (3%). 

 

12. Right of First Refusal. 

It is the express objective of NEF to identify and implement strategies to maintain 
projects permanently as low and moderate-income housing. As a qualified 501(c)(3) corporation, 
if the Project Sponsor agrees to maintain the property for low-income use, as defined in Section 
42 of the Code, for a total period of at least 30 years, it will be granted a right of first refusal to 
purchase the Property at the end of the Tax Credit Compliance Period, for a price equal to the 
sum of: a) all outstanding Partnership debt, including General Partner and Limited Partner loans; 
b) any state, local or federal taxes owed by NEFAC as a result of the sale; and c) any unpaid 
portion of any Credit Adjuster payments due and owing to the Limited Partner. 

 

13. Limited Partner Costs and Expenses. 

NEF will charge the Company $52,000 for legal fees and other closing costs inclusive of 
the NEF tax opinion. 

 
 

15. Issues to be Resolved Prior to Investment Committee Review. 

A. Review of all tax credit documentation 
C. Review of a Market Study and appraisal 
D. Review of all financing commitments for the Project 
E. Review of contractor and architect resume and experience 
F. Review of the plans and specifications and construction cost breakdown 
G. Review of property manager resume and experience 
H. Review of Phase I Environmental Report 
I. Review of Project operating expenses 

16. Summary.   

This letter is based on assumptions and information, including estimates of Project costs, 
timing assumptions and debt financing, provided by the Sponsor.  Any changes in these 
assumptions may result in changes to the terms and conditions, including purchase price, outlined 
in this letter.  

 We are delighted that you have chosen to work with NEF.  If the terms and conditions of 
this letter are acceptable to you, please sign and return this letter to NEF.  Should the Project 
receive an award of LIHTC from FHFC, both parties agree to make a good faith effort to close on 
the terms described herein.  This proposal is valid for 15 business days from the date of this letter, 
unless countersigned by you.  Please note that if this Project does not close within the time frame 
specified in this letter, NEF reserves the right to re-negotiate the terms and price of this offer.  
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Upon receipt of this signed letter, an award of LIHTC, and receipt of all due diligence materials 
needed, NEF will take the Project to our Investment Review Committee for review and approval. 

We wish you success in your application for Low Income Housing Tax Credits and look 
forward to working with you to provide needed affordable housing in your community.  
 

Very truly yours, 
 

NATIONAL EQUITY FUND, INC. 
 

 
By: ______________________ 

       Tony Lyons 
Vice President and Regional Manager 

 
The foregoing is hereby agreed to and confirmed. 
 
 
Miami Redevelopment Partners, LLC 
 
 
By:       
 



 

 501 Seventh Avenue, 7th Fl., New York, NY 10018             P 212.455.9800             F 212.818.0901             www.nefinc.org 
 

 
 

 
 

 
 July 8, 2015  

 
 
Joe Chambers, President 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
 RE:   Liberty Rising Phase 3 

1415 NW 63rd St. 
Miami, Florida 

  
Dear Mr. Chambers: 
 

The National Equity Fund, Inc. (“NEF”) is pleased to propose the terms and conditions, 
as set forth in this letter of interest, pursuant to which NEF, through its affiliate, NEF Assignment 
Corporation ("NEFAC"), will provide equity capital for the above described property.  This letter 
is based on certain assumptions and information, including estimates of Project costs, timing 
assumptions and debt financing, provided by the Sponsor.  Any changes in these assumptions or 
this information may result in changes to the terms and conditions, including the purchase price, 
outlined in this letter. 

 
1. Project Information 

 
The Liberty Rising Phase 3 project will involve the new construction of 204 affordable 

rental units for families in Miami, Florida. 
 
NEF has analyzed the project’s development budget and has based this offer on the 

assumption of a total development cost of approximately $49.4 million and an allocation of 2018 
low income housing tax credits from the Florida Housing Finance Corporation (“FHFC”). 
Financing will include low-income housing tax credits, Miami-Dade County and Miami-Dade 
Public Housing and Community Development Department funding.  The project will include 25 
one-bedroom, 97 two-bedroom, 48 three-bedroom units, 23 four-bedroom units and 11 five-
bedroom units.  128 units will receive public housing ACC and Section 8 project-based voucher 
operating subsidies. All units will be affordable to residents earning no more than 60% AMI. 

 
NEF Assignment Corporation (“NEFAC”) will act as nominee limited partner on behalf 

of one or more investor limited partnerships or limited liability companies of which NEF is the 
general partner or managing member. NEF will have the right to assign the beneficial portion of 
its limited partner or member interest to one or more investor limited partnerships or limited 
liability companies of its choosing. 
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2. Development Team 

 
Developer:    A to-be-formed affiliate of Miami Redevelopment Partners, LLC 
General Contractor:   TBD 
Attorney:   Klein Hornig LLP 
 

3. Timing Assumptions 

This letter is based on the following timing assumptions: 
 
Construction Start:  January 2018 
Partnership Investment Closing:  January 2018 
Placement in Service Date:   December 2018 
100% Qualified Occupancy:   June 2019 
 

If the timing assumptions set forth above are not met, the terms and conditions of this 
Letter of Interest, including the purchase price, will be subject to change. 

 

4. Tax Credits 

The Sponsor is applying to the FHFC for $1,805,492 of 4% low income housing tax 
credits.  The requested credit amount is based on the Project having an adjusted eligible basis of 
$43,244,069, using a tax credit rate of 3.22% and a 130% basis boost.  The total Tax Credits 
anticipated to be claimed by the Partnership are $18,054,922 of LIHTCs (the "Projected Tax 
Credits"). The Projected Tax Credits are expected to be available to the Partnership beginning in 
2017.   

5. Capital Contributions 

 NEFAC will purchase the above credits for a total purchase price (the “NEFAC Capital 
Contribution”) of $19,858,426, or $1.10 cents for each $1.00 of LIHTCs.  NEFAC shall make its 
capital contributions to the Partnership as described below: 
 
NEFAC Equity Amounts 
Condition  Total Equity 
NEF Closing / Closing  $2,986,925  
25% Construction   $2,811,664  
50% Construction   $2,811,664  
75% Construction   $2,811,664  
100% Construction Complete   $4,119,713  
Stabilization/Conversion/8609       
  

$4,316,796  

Total  $19,858,426 
   
Developer Fee Equity. The Project Sponsor, or whoever else is designated in the Development 
Agreement to receive such payment, shall be paid a development fee (the “Developer Fee”) in the 
amount of $7,416,551.  The Developer Fee shall be payable at the times and upon the conditions 
set forth in the Development Agreement.  The Developer Fee will be paid to the Partnership out 
of the NEFAC Capital Contribution (the “Developer Fee Equity”), which will in turn pay the 
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Developer Fee Equity to the Project Sponsor pursuant to the Development Fee Agreement, on the 
above schedule. 

Deferred Developer Fee.    Any portion of the Developer Fee that is not paid out of Developer 
Fee Equity or other financing sources shall be paid as a deferred developer fee (the "Deferred 
Developer Fee") from Project cash flow or the proceeds of refinancing or sale of the Project. 
 

6. Adjustment to Purchase Price (Credit Adjusters) 

Permanent Reduction in LIHTCs.  The NEFAC Capital Contribution to the Partnership shall be 
decreased if: (i) the receipt of the Project Cost Certification, or (ii) the receipt of the Form 8609 
for the Project, the maximum Actual Tax Credits are less than the Projected Tax Credits.  In such 
an event, the NEFAC Capital Contribution shall be reduced by $1.10 times the amount by which 
the Actual Tax Credits are less than the Projected Tax Credits.  

Material Timing Difference – Tax Credits.  In the event that LIHTCs are not available to NEFAC 
during the Projected First Tax Credit Year in the amount projected(the “First Year Projected Tax 
Credits”), the NEFAC Capital Contribution shall be reduced by an amount equal to (i) $1.10 
times the amount by which the actual Tax Credits received by NEFAC during the Projected First 
Tax Credit Year is less than the First Year Projected Tax Credits; minus (ii) the net present value 
of the additional Tax Credits to be received by NEFAC in the 11th year of the Tax Credit 
Compliance Period, based upon a 10% discount rate.   

Ongoing Credit Shortfall. If at any point in time after the end of the Projected First Tax Credit 
Year but before the end of the Tax Credit Compliance Period, the actual Tax Credits received by 
NEFAC are less than the Projected Tax Credits, or if there is recapture (as defined in Section 42 
of the Code) of Tax Credit, then any remaining portion of the NEFAC Capital Contribution shall 
be reduced by one dollar for each dollar of reduction of the Projected Tax Credits or each dollar 
of Tax Credits that are recaptured (the “Credit Reduction Payment”), up to a maximum total 
amount equal to the total Developer Fee.  

In the event the remaining unpaid portion of the Limited Partner’s Capital Contribution 
obligation is insufficient for the Limited Partner to offset all amounts that are due and owing from 
the General Partner to the Limited Partners pursuant to the Credit Adjusters, or the Limited 
Partner elects not to offset the Credit Adjusters against the remaining Limited Partner Capital 
Contribution Installments, then the General Partner shall, upon demand, pay the Limited Partner 
any remaining amount that is due and owing to the Limited Partner. 

 

7. Reserves 

Operating Reserve.  The General Partner shall establish an Operating Reserve which shall be 
funded from NEFAC’s sixth installment of equity in the amount of $204,000 and thereafter the 
General Partner will be required to maintain this Operating Reserve balance from Project cash 
flow.   

Replacement Reserve.  Annual amount of $300 per unit per year (to be increased annually by 
three percent (3%) from project revenues. NEF’s prior written consent will be required for any 
withdrawals greater than $5,000.  
 
Revenue Deficit Reserve.  $580,000, funded from the sixth installment of NEF’s Capital 
Contributions. The Revenue Deficit Reserve is to be used only to fund Operating Deficits. 
 
Upon further underwriting, NEF may determine a different amount required for the Internal Rent 
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Reserve to fund Operating Deficits projected to occur if the rental subsidy for the project is either 
not renewed past its initial term or reduced. The Internal Reserve Account will be held pursuant 
to a Funding and Disbursement Agreement entered into between the Limited Partnership, the 
General Partner and NEF. 
 
Tax and Insurance Escrow Account.  $300,000, funded from the sixth installment of NEF’s 
Capital Contributions, to be used to fund first year tax and insurance expenses.  
 

8. General Partner Guaranties 

Development Completion Guaranty.  The General Partner and Guarantors will provide the 
Partnership with a Development Completion Guaranty.  This guaranty obligation will become 
effective at the time of execution of the Partnership Agreement and will continue until the later of 
(i) 1 year after completion of construction, to cover the General Partner’s latent defects 
obligation, or (ii) achievement of Breakeven Operations, to cover the General Partner’s obligation 
to fund Project operating deficits.  Payments made under the guaranty will be considered General 
Partner loans to the Partnership at 0% interest, repayable from cash flow. 

Operating Deficit Guaranty.  The General Partner and Guarantors will provide an Operating 
Deficit Guaranty in an amount equivalent to six months of operating expenses and reserves, 
which guaranty will commence upon achievement of Breakeven Operations and remain in place 
until the later of (i) five years from achievement of Breakeven Operations, or (ii) until the Project 
has maintained a 1.15 debt service coverage ratio for at least 36 consecutive months, including 
the last month of such period.  This guaranty obligation will be used to fund or pay operating 
deficits incurred by the Partnership and current liabilities of the Partnership upon the depletion of 
the funds in the Partnership Operating Reserve.  Amounts expended to satisfy this obligation shall 
be treated as non-interest bearing loans to the Partnership and shall be repaid out of distributable 
cash flow.   

Repurchase.  The General Partner shall repurchase the interest of the Limited Partner for an 
amount equal to the amount of NEFAC’s Capital Contribution that has been funded plus $50,000 
and all of the expenses incurred by NEF and NEFAC in conjunction with the transaction, if the 
Limited Partner so elects, upon the occurrence of certain major adverse events which will be 
described in detail in the Partnership Agreement, such as an event which threatens to deprive the 
Partnership or the Limited Partner of a substantial amount of the Projected Tax Credits or an 
action is commenced to foreclose, abandon, or permanently enjoin construction or rehabilitation 
of the Project. 

The Guarantor will be required to execute a separate Guaranty Agreement whereby they will 
guaranty all of the above guaranty obligations of the General Partner and all of the General 
Partner’s other obligations under the Limited Partnership Agreement. 

9. Property Management 

Appointment of the Management Agent must be approved by NEF.  The Management 
Agent may be replaced from time to time by the General Partner provided that NEF approves the 
proposed replacement Management Agent in writing.  The Management Agent shall initially earn 
a Property Management Fee no greater than 8% of the Project’s gross collected rents.  If the 
Management Agent is related to a General Partner, the payment of the Property Management Fee 
will be subordinated to the payment of operating deficits, if necessary, to maintain Breakeven 
Operations. 
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10. Asset Management Fee 

The Partnership will pay from net cash flow to NEF or its designated affiliate an annual 
Asset Management Fee in the amount of $5,000, to be increased annually by three percent (3%). 

 

11. Partnership Management Fee 

The General Partner shall receive an annual Partnership Management Fee in the amount 
of $7,500, to be increased annually by three percent (3%). 

 

12. Right of First Refusal 

It is the express objective of NEF to identify and implement strategies to maintain 
projects permanently as low and moderate-income housing. As a qualified 501(c)(3) corporation, 
if the Project Sponsor agrees to maintain the property for low-income use, as defined in Section 
42 of the Code, for a total period of at least 30 years, it will be granted a right of first refusal to 
purchase the Property at the end of the Tax Credit Compliance Period, for a price equal to the 
sum of: a) all outstanding Partnership debt, including General Partner and Limited Partner loans; 
b) any state, local or federal taxes owed by NEFAC as a result of the sale; and c) any unpaid 
portion of any Credit Adjuster payments due and owing to the Limited Partner. 

 

13. Limited Partner Costs and Expenses 

NEF will charge the Company $52,000 for legal fees and other closing costs inclusive of 
the NEF tax opinion. 

 
14. Issues to be Resolved Prior to Investment Committee Review 

A. Review of all tax credit documentation 
C. Review of a Market Study and appraisal 
D. Review of all financing commitments for the Project 
E. Review of contractor and architect resume and experience 
F. Review of the plans and specifications and construction cost breakdown 
G. Review of property manager resume and experience 
H. Review of Phase I Environmental Report 
I. Review of Project operating expenses 

15. Summary   

This letter is based on assumptions and information, including estimates of Project costs, 
timing assumptions and debt financing, provided by the Sponsor.  Any changes in these 
assumptions may result in changes to the terms and conditions, including purchase price, outlined 
in this letter.  

 We are delighted that you have chosen to work with NEF.  If the terms and conditions of 
this letter are acceptable to you, please sign and return this letter to NEF.  Should the Project 
receive an award of LIHTC from PHFA, both parties agree to make a good faith effort to close on 
the terms described herein.  This proposal is valid for 15 business days from the date of this letter, 
unless countersigned by you.  Please note that if this Project does not close within the time frame 
specified in this letter, NEF reserves the right to re-negotiate the terms and price of this offer.  
Upon receipt of this signed letter, an award of LIHTC, and receipt of all due diligence materials 
needed, NEF will take the Project to our Investment Review Committee for review and approval. 
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We wish you success in your application for Low Income Housing Tax Credits and look 
forward to working with you to provide needed affordable housing in your community.  
 

Very truly yours, 
 

NATIONAL EQUITY FUND, INC. 
 

 
By: ______________________ 

       Tony Lyons 
Vice President and Regional Manager 

 
The foregoing is hereby agreed to and confirmed. 
 
 
Miami Redevelopment Partners, LLC 
 
 
By:       
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 July 7, 2015  

 
 
Joe Chambers, President 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
 RE:   Liberty Rising Phase 3 

1415 NW 63rd St. 
Miami, Florida 

  
Dear Mr. Chambers: 
 

The National Equity Fund, Inc. (“NEF”) is pleased to propose the terms and conditions, 
as set forth in this letter of interest, pursuant to which NEF, through its affiliate, NEF Assignment 
Corporation ("NEFAC"), will provide equity capital for the above described property.  This letter 
is based on certain assumptions and information, including estimates of Project costs, timing 
assumptions and debt financing, provided by the Sponsor.  Any changes in these assumptions or 
this information may result in changes to the terms and conditions, including the purchase price, 
outlined in this letter. 

 
1. Project Information 

 
The Liberty Rising Phase 3 project will involve the new construction of 204 affordable 

rental units for families in Miami, Florida. 
 
NEF has analyzed the project’s development budget and has based this offer on the 

assumption of a total development cost of approximately $45.49 million and an allocation of 
2018 low income housing tax credits from the Florida Housing Finance Corporation (“FHFC”). 
Financing will include low-income housing tax credits, Miami-Dade County and Miami-Dade 
Public Housing and Community Development Department funding.  The project will include 25 
one-bedroom, 97 two-bedroom, 48 three-bedroom units, 23 four-bedroom units and 11 five-
bedroom units.  All units will receive public housing ACC and Section 8 project-based voucher 
operating subsidies. All units will be affordable to residents earning no more than 60% AMI. 

 
NEF Assignment Corporation (“NEFAC”) will act as nominee limited partner on behalf 

of one or more investor limited partnerships or limited liability companies of which NEF is the 
general partner or managing member. NEF will have the right to assign the beneficial portion of 
its limited partner or member interest to one or more investor limited partnerships or limited 
liability companies of its choosing. 
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2. Development Team 

 
Developer:    A to-be-formed affiliate of Miami Redevelopment Partners, LLC 
General Contractor:   TBD 
Attorney:   Klein Hornig LLP 
 

3. Timing Assumptions 

This letter is based on the following timing assumptions: 
 
Construction Start:  January 2018 
Partnership Investment Closing:  January 2018 
Placement in Service Date:   December 2018 
100% Qualified Occupancy:   June 2019 
 

If the timing assumptions set forth above are not met, the terms and conditions of this 
Letter of Interest, including the purchase price, will be subject to change. 

 

4. Tax Credits 

The Sponsor is applying to the FHFC for $2,561,000 of 9% low income housing tax 
credits.  The requested credit amount is based on the Project having an adjusted eligible basis of 
$41,283,558, using a tax credit rate of 7.52% and a 130% basis boost.  The total Tax Credits 
anticipated to be claimed by the Partnership are $25,610,000 of LIHTCs (the "Projected Tax 
Credits"). The Projected Tax Credits are expected to be available to the Partnership beginning in 
2017.   

5. Capital Contributions 

 NEFAC will purchase the above credits for a total purchase price (the “NEFAC Capital 
Contribution”) of $28,168,183, or $1.10 cents for each $1.00 of LIHTCs.  NEFAC shall make its 
capital contributions to the Partnership as described below:  
 

NEFAC Equity Amounts 
Condition  Total Equity 
NEF Closing / Closing  $2,816,818 
25% Construction   $5,633,637 
50% Construction   $5,633,637 
75% Construction   $5,633,637 
100% Construction Complete   $5,633,637 
Stabilization/Conversion/8609       
  

$2,816,818 

Total  $28,168,183 
   
Developer Fee Equity. The Project Sponsor, or whoever else is designated in the Development 
Agreement to receive such payment, shall be paid a development fee (the “Developer Fee”) in the 
amount of $5,832,232.  The Developer Fee shall be payable at the times and upon the conditions 
set forth in the Development Agreement.  The Developer Fee will be paid to the Partnership out 
of the NEFAC Capital Contribution (the “Developer Fee Equity”), which will in turn pay the 
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Developer Fee Equity to the Project Sponsor pursuant to the Development Fee Agreement, on the 
above schedule. 

Deferred Developer Fee.    Any portion of the Developer Fee that is not paid out of Developer 
Fee Equity or other financing sources shall be paid as a deferred developer fee (the "Deferred 
Developer Fee") from Project cash flow or the proceeds of refinancing or sale of the Project. 
 

6. Adjustment to Purchase Price (Credit Adjusters) 

Permanent Reduction in LIHTCs.  The NEFAC Capital Contribution to the Partnership shall be 
decreased if: (i) the receipt of the Project Cost Certification, or (ii) the receipt of the Form 8609 
for the Project, the maximum Actual Tax Credits are less than the Projected Tax Credits.  In such 
an event, the NEFAC Capital Contribution shall be reduced by $1.10 times the amount by which 
the Actual Tax Credits are less than the Projected Tax Credits.  

Material Timing Difference – Tax Credits.  In the event that LIHTCs are not available to NEFAC 
during the Projected First Tax Credit Year in the amount projected(the “First Year Projected Tax 
Credits”), the NEFAC Capital Contribution shall be reduced by an amount equal to (i) $1.10 
times the amount by which the actual Tax Credits received by NEFAC during the Projected First 
Tax Credit Year is less than the First Year Projected Tax Credits; minus (ii) the net present value 
of the additional Tax Credits to be received by NEFAC in the 11th year of the Tax Credit 
Compliance Period, based upon a 10% discount rate.   

Ongoing Credit Shortfall. If at any point in time after the end of the Projected First Tax Credit 
Year but before the end of the Tax Credit Compliance Period, the actual Tax Credits received by 
NEFAC are less than the Projected Tax Credits, or if there is recapture (as defined in Section 42 
of the Code) of Tax Credit, then any remaining portion of the NEFAC Capital Contribution shall 
be reduced by one dollar for each dollar of reduction of the Projected Tax Credits or each dollar 
of Tax Credits that are recaptured (the “Credit Reduction Payment”), up to a maximum total 
amount equal to the total Developer Fee.  

In the event the remaining unpaid portion of the Limited Partner’s Capital Contribution 
obligation is insufficient for the Limited Partner to offset all amounts that are due and owing from 
the General Partner to the Limited Partners pursuant to the Credit Adjusters, or the Limited 
Partner elects not to offset the Credit Adjusters against the remaining Limited Partner Capital 
Contribution Installments, then the General Partner shall, upon demand, pay the Limited Partner 
any remaining amount that is due and owing to the Limited Partner. 

 

7. Reserves 

Operating Reserve.  The General Partner shall establish an Operating Reserve which shall be 
funded from NEFAC’s fourth installment of equity in the amount of $185,000 and thereafter the 
General Partner will be required to maintain this Operating Reserve balance from Project cash 
flow.   

Replacement Reserve.  Annual amount of $300 per unit per year (to be increased annually by 
three percent (3%) from project revenues. NEF’s prior written consent will be required for any 
withdrawals greater than $5,000.  
 
Revenue Deficit Reserve.  $570,000, funded from the fourth installment of NEF’s Capital 
Contributions. The Revenue Deficit Reserve is to be used only to fund Operating Deficits. 
 
Upon further underwriting, NEF may determine a different amount required for the Internal Rent 
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Reserve to fund Operating Deficits projected to occur if the rental subsidy for the project is either 
not renewed past its initial term or reduced. The Internal Reserve Account will be held pursuant 
to a Funding and Disbursement Agreement entered into between the Limited Partnership, the 
General Partner and NEF. 
 
Tax and Insurance Escrow Account.  $300,000, funded from the fourth installment of NEF’s 
Capital Contributions, to be used to fund first year tax and insurance expenses.  
 

8. General Partner Guaranties 

Development Completion Guaranty.  The General Partner and Guarantors will provide the 
Partnership with a Development Completion Guaranty.  This guaranty obligation will become 
effective at the time of execution of the Partnership Agreement and will continue until the later of 
(i) 1 year after completion of construction, to cover the General Partner’s latent defects 
obligation, or (ii) achievement of Breakeven Operations, to cover the General Partner’s obligation 
to fund Project operating deficits.  Payments made under the guaranty will be considered General 
Partner loans to the Partnership at 0% interest, repayable from cash flow. 

Operating Deficit Guaranty.  The General Partner and Guarantors will provide an Operating 
Deficit Guaranty in an amount equivalent to six months of operating expenses and reserves, 
which guaranty will commence upon achievement of Breakeven Operations and remain in place 
until the later of (i) five years from achievement of Breakeven Operations, or (ii) until the Project 
has maintained a 1.15 debt service coverage ratio for at least 36 consecutive months, including 
the last month of such period.  This guaranty obligation will be used to fund or pay operating 
deficits incurred by the Partnership and current liabilities of the Partnership upon the depletion of 
the funds in the Partnership Operating Reserve.  Amounts expended to satisfy this obligation shall 
be treated as non-interest bearing loans to the Partnership and shall be repaid out of distributable 
cash flow.   

Repurchase.  The General Partner shall repurchase the interest of the Limited Partner for an 
amount equal to the amount of NEFAC’s Capital Contribution that has been funded plus $50,000 
and all of the expenses incurred by NEF and NEFAC in conjunction with the transaction, if the 
Limited Partner so elects, upon the occurrence of certain major adverse events which will be 
described in detail in the Partnership Agreement, such as an event which threatens to deprive the 
Partnership or the Limited Partner of a substantial amount of the Projected Tax Credits or an 
action is commenced to foreclose, abandon, or permanently enjoin construction or rehabilitation 
of the Project. 

The Guarantor will be required to execute a separate Guaranty Agreement whereby they will 
guaranty all of the above guaranty obligations of the General Partner and all of the General 
Partner’s other obligations under the Limited Partnership Agreement. 

9. Property Management 

Appointment of the Management Agent must be approved by NEF.  The Management 
Agent may be replaced from time to time by the General Partner provided that NEF approves the 
proposed replacement Management Agent in writing.  The Management Agent shall initially earn 
a Property Management Fee no greater than 8% of the Project’s gross collected rents.  If the 
Management Agent is related to a General Partner, the payment of the Property Management Fee 
will be subordinated to the payment of operating deficits, if necessary, to maintain Breakeven 
Operations. 
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10. Asset Management Fee 

The Partnership will pay from net cash flow to NEF or its designated affiliate an annual 
Asset Management Fee in the amount of $5,000, to be increased annually by three percent (3%). 

 

11. Partnership Management Fee 

The General Partner shall receive an annual Partnership Management Fee in the amount 
of $7,500, to be increased annually by three percent (3%). 

 

12. Right of First Refusal 

It is the express objective of NEF to identify and implement strategies to maintain 
projects permanently as low and moderate-income housing. As a qualified 501(c)(3) corporation, 
if the Project Sponsor agrees to maintain the property for low-income use, as defined in Section 
42 of the Code, for a total period of at least 30 years, it will be granted a right of first refusal to 
purchase the Property at the end of the Tax Credit Compliance Period, for a price equal to the 
sum of: a) all outstanding Partnership debt, including General Partner and Limited Partner loans; 
b) any state, local or federal taxes owed by NEFAC as a result of the sale; and c) any unpaid 
portion of any Credit Adjuster payments due and owing to the Limited Partner. 

 

13. Limited Partner Costs and Expenses 

NEF will charge the Company $52,000 for legal fees and other closing costs inclusive of 
the NEF tax opinion. 

 
14. Issues to be Resolved Prior to Investment Committee Review 

A. Review of all tax credit documentation 
C. Review of a Market Study and appraisal 
D. Review of all financing commitments for the Project 
E. Review of contractor and architect resume and experience 
F. Review of the plans and specifications and construction cost breakdown 
G. Review of property manager resume and experience 
H. Review of Phase I Environmental Report 
I. Review of Project operating expenses 

15. Summary   

This letter is based on assumptions and information, including estimates of Project costs, 
timing assumptions and debt financing, provided by the Sponsor.  Any changes in these 
assumptions may result in changes to the terms and conditions, including purchase price, outlined 
in this letter.  

 We are delighted that you have chosen to work with NEF.  If the terms and conditions of 
this letter are acceptable to you, please sign and return this letter to NEF.  Should the Project 
receive an award of LIHTC from FHFC, both parties agree to make a good faith effort to close on 
the terms described herein.  This proposal is valid for 15 business days from the date of this letter, 
unless countersigned by you.  Please note that if this Project does not close within the time frame 
specified in this letter, NEF reserves the right to re-negotiate the terms and price of this offer.  
Upon receipt of this signed letter, an award of LIHTC, and receipt of all due diligence materials 
needed, NEF will take the Project to our Investment Review Committee for review and approval. 
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We wish you success in your application for Low Income Housing Tax Credits and look 
forward to working with you to provide needed affordable housing in your community.  
 

Very truly yours, 
 

NATIONAL EQUITY FUND, INC. 
 

 
By: ______________________ 

       Tony Lyons 
Vice President and Regional Manager 

 
The foregoing is hereby agreed to and confirmed. 
 
 
Miami Redevelopment Partners, LLC 
 
 
By:       
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 July 7, 2015  

 
 
Joe Chambers, President 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
 RE:   Liberty Rising Phase 4 

1415 NW 63rd St. 
Miami, Florida 

  
Dear Mr. Chambers: 
 

The National Equity Fund, Inc. (“NEF”) is pleased to propose the terms and conditions, 
as set forth in this letter of interest, pursuant to which NEF, through its affiliate, NEF Assignment 
Corporation ("NEFAC"), will provide equity capital for the above described property.  This letter 
is based on certain assumptions and information, including estimates of Project costs, timing 
assumptions and debt financing, provided by the Sponsor.  Any changes in these assumptions or 
this information may result in changes to the terms and conditions, including the purchase price, 
outlined in this letter. 

 
1. Project Information 

 
The Liberty Rising Phase 4 project will involve the new construction of 186 affordable 

rental units for families in Miami, Florida. 
 
NEF has analyzed the project’s development budget and has based this offer on the 

assumption of a total development cost of approximately $41.79 million and an allocation of 
2019 low income housing tax credits from the Florida Housing Finance Corporation (“FHFC”). 
Financing will include low-income housing tax credits, Miami-Dade County and Miami-Dade 
Public Housing and Community Development Department funding.  The project will include 23 
one-bedroom, 89 two-bedroom, 44 three-bedroom units, 21 four-bedroom units and 9 five-
bedroom units.  All units will receive public housing ACC and Section 8 project-based voucher 
operating subsidies. All units will be affordable to residents earning no more than 60% AMI. 

 
NEF Assignment Corporation (“NEFAC”) will act as nominee limited partner on behalf 

of one or more investor limited partnerships or limited liability companies of which NEF is the 
general partner or managing member. NEF will have the right to assign the beneficial portion of 
its limited partner or member interest to one or more investor limited partnerships or limited 
liability companies of its choosing. 
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2. Development Team 

 
Developer:    A to-be-formed affiliate of Miami Redevelopment Partners, LLC 
General Contractor:   TBD 
Attorney:   Klein Hornig LLP 
 

3. Timing Assumptions 

This letter is based on the following timing assumptions: 
 
Construction Start:  January 2019 
Partnership Investment Closing:  January 2019 
Placement in Service Date:   December 2019 
100% Qualified Occupancy:   June 2020 
 

If the timing assumptions set forth above are not met, the terms and conditions of this 
Letter of Interest, including the purchase price, will be subject to change. 

 

4. Tax Credits 

The Sponsor is applying to the FHFC for $2,561,000 of 9% low income housing tax 
credits.  The requested credit amount is based on the Project having an adjusted eligible basis of 
$37,830,105, using a tax credit rate of 7.52% and a 130% basis boost.  The total Tax Credits 
anticipated to be claimed by the Partnership are $25,610,000 of LIHTCs (the "Projected Tax 
Credits"). The Projected Tax Credits are expected to be available to the Partnership beginning in 
2017.   

5. Capital Contributions 

 NEFAC will purchase the above credits for a total purchase price (the “NEFAC Capital 
Contribution”) of $28,168,183, or $1.10 cents for each $1.00 of LIHTCs.  NEFAC shall make its 
capital contributions to the Partnership as described below:  
 

NEFAC Equity Amounts 
Condition  Total Equity 
NEF Closing / Closing  $2,816,818 
25% Construction   $5,633,637 
50% Construction   $5,633,637 
75% Construction   $5,633,637 
100% Construction Complete   $5,633,637 
Stabilization/Conversion/8609       
  

$2,816,818 

Total  $28,168,183 
   
Developer Fee Equity. The Project Sponsor, or whoever else is designated in the Development 
Agreement to receive such payment, shall be paid a development fee (the “Developer Fee”) in the 
amount of $5,358,853.  The Developer Fee shall be payable at the times and upon the conditions 
set forth in the Development Agreement.  The Developer Fee will be paid to the Partnership out 
of the NEFAC Capital Contribution (the “Developer Fee Equity”), which will in turn pay the 



Liberty Rising 4 
July 7, 2015 
Page 3  
 

 
501 Seventh Avenue, 7th Fl., New York, NY 10018             P 212.455.9800             F 212.818.0901             www.nefinc.org 

Developer Fee Equity to the Project Sponsor pursuant to the Development Fee Agreement, on the 
above schedule. 

Deferred Developer Fee.    Any portion of the Developer Fee that is not paid out of Developer 
Fee Equity or other financing sources shall be paid as a deferred developer fee (the "Deferred 
Developer Fee") from Project cash flow or the proceeds of refinancing or sale of the Project. 
 

6. Adjustment to Purchase Price (Credit Adjusters). 

Permanent Reduction in LIHTCs.  The NEFAC Capital Contribution to the Partnership shall be 
decreased if: (i) the receipt of the Project Cost Certification, or (ii) the receipt of the Form 8609 
for the Project, the maximum Actual Tax Credits are less than the Projected Tax Credits.  In such 
an event, the NEFAC Capital Contribution shall be reduced by $1.10 times the amount by which 
the Actual Tax Credits are less than the Projected Tax Credits.  

Material Timing Difference – Tax Credits.  In the event that LIHTCs are not available to NEFAC 
during the Projected First Tax Credit Year in the amount projected(the “First Year Projected Tax 
Credits”), the NEFAC Capital Contribution shall be reduced by an amount equal to (i) $1.10 
times the amount by which the actual Tax Credits received by NEFAC during the Projected First 
Tax Credit Year is less than the First Year Projected Tax Credits; minus (ii) the net present value 
of the additional Tax Credits to be received by NEFAC in the 11th year of the Tax Credit 
Compliance Period, based upon a 10% discount rate.   

Ongoing Credit Shortfall. If at any point in time after the end of the Projected First Tax Credit 
Year but before the end of the Tax Credit Compliance Period, the actual Tax Credits received by 
NEFAC are less than the Projected Tax Credits, or if there is recapture (as defined in Section 42 
of the Code) of Tax Credit, then any remaining portion of the NEFAC Capital Contribution shall 
be reduced by one dollar for each dollar of reduction of the Projected Tax Credits or each dollar 
of Tax Credits that are recaptured (the “Credit Reduction Payment”), up to a maximum total 
amount equal to the total Developer Fee.  

In the event the remaining unpaid portion of the Limited Partner’s Capital Contribution 
obligation is insufficient for the Limited Partner to offset all amounts that are due and owing from 
the General Partner to the Limited Partners pursuant to the Credit Adjusters, or the Limited 
Partner elects not to offset the Credit Adjusters against the remaining Limited Partner Capital 
Contribution Installments, then the General Partner shall, upon demand, pay the Limited Partner 
any remaining amount that is due and owing to the Limited Partner. 

 

7. Reserves. 

Operating Reserve.  The General Partner shall establish an Operating Reserve which shall be 
funded from NEFAC’s sixth installment of equity in the amount of $185,000 and thereafter the 
General Partner will be required to maintain this Operating Reserve balance from Project cash 
flow.   

Replacement Reserve.  Annual amount of $300 per unit per year (to be increased annually by 
three percent (3%) from project revenues. NEF’s prior written consent will be required for any 
withdrawals greater than $5,000.  
 
Revenue Deficit Reserve.  $520,000, funded from the sixth installment of NEF’s Capital 
Contributions. The Revenue Deficit Reserve is to be used only to fund Operating Deficits. 
 
Upon further underwriting, NEF may determine a different amount required for the Internal Rent 
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Reserve to fund Operating Deficits projected to occur if the rental subsidy for the project is either 
not renewed past its initial term or reduced. The Internal Reserve Account will be held pursuant 
to a Funding and Disbursement Agreement entered into between the Limited Partnership, the 
General Partner and NEF. 
 
Tax and Insurance Escrow Account.  $300,000, funded from the sixth installment of NEF’s 
Capital Contributions, to be used to fund first year tax and insurance expenses.  
 

8. General Partner Guaranties. 

Development Completion Guaranty.  The General Partner and Guarantors will provide the 
Partnership with a Development Completion Guaranty.  This guaranty obligation will become 
effective at the time of execution of the Partnership Agreement and will continue until the later of 
(i) 1 year after completion of construction, to cover the General Partner’s latent defects 
obligation, or (ii) achievement of Breakeven Operations, to cover the General Partner’s obligation 
to fund Project operating deficits.  Payments made under the guaranty will be considered General 
Partner loans to the Partnership at 0% interest, repayable from cash flow. 

Operating Deficit Guaranty.  The General Partner and Guarantors will provide an Operating 
Deficit Guaranty in an amount equivalent to six months of operating expenses and reserves, 
which guaranty will commence upon achievement of Breakeven Operations and remain in place 
until the later of (i) five years from achievement of Breakeven Operations, or (ii) until the Project 
has maintained a 1.15 debt service coverage ratio for at least 36 consecutive months, including 
the last month of such period.  This guaranty obligation will be used to fund or pay operating 
deficits incurred by the Partnership and current liabilities of the Partnership upon the depletion of 
the funds in the Partnership Operating Reserve.  Amounts expended to satisfy this obligation shall 
be treated as non-interest bearing loans to the Partnership and shall be repaid out of distributable 
cash flow.   

Repurchase.  The General Partner shall repurchase the interest of the Limited Partner for an 
amount equal to the amount of NEFAC’s Capital Contribution that has been funded plus $50,000 
and all of the expenses incurred by NEF and NEFAC in conjunction with the transaction, if the 
Limited Partner so elects, upon the occurrence of certain major adverse events which will be 
described in detail in the Partnership Agreement, such as an event which threatens to deprive the 
Partnership or the Limited Partner of a substantial amount of the Projected Tax Credits or an 
action is commenced to foreclose, abandon, or permanently enjoin construction or rehabilitation 
of the Project. 

The Guarantor will be required to execute a separate Guaranty Agreement whereby they will 
guaranty all of the above guaranty obligations of the General Partner and all of the General 
Partner’s other obligations under the Limited Partnership Agreement. 

9. Property Management. 

Appointment of the Management Agent must be approved by NEF.  The Management 
Agent may be replaced from time to time by the General Partner provided that NEF approves the 
proposed replacement Management Agent in writing.  The Management Agent shall initially earn 
a Property Management Fee no greater than 8% of the Project’s gross collected rents.  If the 
Management Agent is related to a General Partner, the payment of the Property Management Fee 
will be subordinated to the payment of operating deficits, if necessary, to maintain Breakeven 
Operations. 
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10. Asset Management Fee. 

The Partnership will pay from net cash flow to NEF or its designated affiliate an annual 
Asset Management Fee in the amount of $5,000, to be increased annually by three percent (3%). 

 

11. Partnership Management Fee. 

The General Partner shall receive an annual Partnership Management Fee in the amount 
of $7,500, to be increased annually by three percent (3%). 

 

12. Right of First Refusal. 

It is the express objective of NEF to identify and implement strategies to maintain 
projects permanently as low and moderate-income housing. As a qualified 501(c)(3) corporation, 
if the Project Sponsor agrees to maintain the property for low-income use, as defined in Section 
42 of the Code, for a total period of at least 30 years, it will be granted a right of first refusal to 
purchase the Property at the end of the Tax Credit Compliance Period, for a price equal to the 
sum of: a) all outstanding Partnership debt, including General Partner and Limited Partner loans; 
b) any state, local or federal taxes owed by NEFAC as a result of the sale; and c) any unpaid 
portion of any Credit Adjuster payments due and owing to the Limited Partner. 

 

13. Limited Partner Costs and Expenses. 

NEF will charge the Company $52,000 for legal fees and other closing costs inclusive of 
the NEF tax opinion. 

 
 

15. Issues to be Resolved Prior to Investment Committee Review. 

A. Review of all tax credit documentation 
C. Review of a Market Study and appraisal 
D. Review of all financing commitments for the Project 
E. Review of contractor and architect resume and experience 
F. Review of the plans and specifications and construction cost breakdown 
G. Review of property manager resume and experience 
H. Review of Phase I Environmental Report 
I. Review of Project operating expenses 

16. Summary.   

This letter is based on assumptions and information, including estimates of Project costs, 
timing assumptions and debt financing, provided by the Sponsor.  Any changes in these 
assumptions may result in changes to the terms and conditions, including purchase price, outlined 
in this letter.  

 We are delighted that you have chosen to work with NEF.  If the terms and conditions of 
this letter are acceptable to you, please sign and return this letter to NEF.  Should the Project 
receive an award of LIHTC from FHFC, both parties agree to make a good faith effort to close on 
the terms described herein.  This proposal is valid for 15 business days from the date of this letter, 
unless countersigned by you.  Please note that if this Project does not close within the time frame 
specified in this letter, NEF reserves the right to re-negotiate the terms and price of this offer.  
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Upon receipt of this signed letter, an award of LIHTC, and receipt of all due diligence materials 
needed, NEF will take the Project to our Investment Review Committee for review and approval. 

We wish you success in your application for Low Income Housing Tax Credits and look 
forward to working with you to provide needed affordable housing in your community.  
 

Very truly yours, 
 

NATIONAL EQUITY FUND, INC. 
 

 
By: ______________________ 

       Tony Lyons 
Vice President and Regional Manager 

 
The foregoing is hereby agreed to and confirmed. 
 
 
Miami Redevelopment Partners, LLC 
 
 
By:       
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 July 8, 2015  

 
 
Joe Chambers, President 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
 RE:   Liberty Rising Phase 4 

1415 NW 63rd St. 
Miami, Florida 

  
Dear Mr. Chambers: 
 

The National Equity Fund, Inc. (“NEF”) is pleased to propose the terms and conditions, 
as set forth in this letter of interest, pursuant to which NEF, through its affiliate, NEF Assignment 
Corporation ("NEFAC"), will provide equity capital for the above described property.  This letter 
is based on certain assumptions and information, including estimates of Project costs, timing 
assumptions and debt financing, provided by the Sponsor.  Any changes in these assumptions or 
this information may result in changes to the terms and conditions, including the purchase price, 
outlined in this letter. 

 
1. Project Information 

 
The Liberty Rising Phase 4 project will involve the new construction of 186 affordable 

rental units for families in Miami, Florida. 
 
NEF has analyzed the project’s development budget and has based this offer on the 

assumption of a total development cost of approximately $45 million and an allocation of 2019 
low income housing tax credits from the Florida Housing Finance Corporation (“FHFC”). 
Financing will include low-income housing tax credits, Miami-Dade County and Miami-Dade 
Public Housing and Community Development Department funding.  The project will include 23 
one-bedroom, 89 two-bedroom, 44 three-bedroom units, 21 four-bedroom units and 9 five-
bedroom units.  115 units will receive public housing ACC and Section 8 project-based voucher 
operating subsidies. All units will be affordable to residents earning no more than 60% AMI. 

 
NEF Assignment Corporation (“NEFAC”) will act as nominee limited partner on behalf 

of one or more investor limited partnerships or limited liability companies of which NEF is the 
general partner or managing member. NEF will have the right to assign the beneficial portion of 
its limited partner or member interest to one or more investor limited partnerships or limited 
liability companies of its choosing. 
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2. Development Team 

 
Developer:    A to-be-formed affiliate of Miami Redevelopment Partners, LLC 
General Contractor:   TBD 
Attorney:   Klein Hornig LLP 
 

3. Timing Assumptions 

This letter is based on the following timing assumptions: 
 
Construction Start:  January 2019 
Partnership Investment Closing:  January 2019 
Placement in Service Date:   December 2019 
100% Qualified Occupancy:   June 2020 
 

If the timing assumptions set forth above are not met, the terms and conditions of this 
Letter of Interest, including the purchase price, will be subject to change. 

 

4. Tax Credits 

The Sponsor is applying to the FHFC for $1,646,599 of 4% low income housing tax 
credits.  The requested credit amount is based on the Project having an adjusted eligible basis of 
39,435,217, using a tax credit rate of 3.22% and a 130% basis boost.  The total Tax Credits 
anticipated to be claimed by the Partnership are $16,465,988 of LIHTCs (the "Projected Tax 
Credits"). The Projected Tax Credits are expected to be available to the Partnership beginning in 
2019.   

5. Capital Contributions 

 NEFAC will purchase the above credits for a total purchase price (the “NEFAC Capital 
Contribution”) of $18,110,767, or $1.10 cents for each $1.00 of LIHTCs.  NEFAC shall make its 
capital contributions to the Partnership as described below:  
 
 NEFAC Equity Amounts 
Condition  Total Equity 
NEF Closing / Closing  $2,724,525  
25% Construction   $2,564,215  
50% Construction   $2,564,215  
75% Construction   $2,564,215  
100% Construction Complete   $4,773,303  
Stabilization/Conversion/8609       
  

$2,920,294  

Total  $18,110,767 
   
Developer Fee Equity. The Project Sponsor, or whoever else is designated in the Development 
Agreement to receive such payment, shall be paid a development fee (the “Developer Fee”) in the 
amount of $6,766,989.  The Developer Fee shall be payable at the times and upon the conditions 
set forth in the Development Agreement.  The Developer Fee will be paid to the Partnership out 
of the NEFAC Capital Contribution (the “Developer Fee Equity”), which will in turn pay the 
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Developer Fee Equity to the Project Sponsor pursuant to the Development Fee Agreement, on the 
above schedule. 

Deferred Developer Fee.    Any portion of the Developer Fee that is not paid out of Developer 
Fee Equity or other financing sources shall be paid as a deferred developer fee (the "Deferred 
Developer Fee") from Project cash flow or the proceeds of refinancing or sale of the Project. 
 

6. Adjustment to Purchase Price (Credit Adjusters). 

Permanent Reduction in LIHTCs.  The NEFAC Capital Contribution to the Partnership shall be 
decreased if: (i) the receipt of the Project Cost Certification, or (ii) the receipt of the Form 8609 
for the Project, the maximum Actual Tax Credits are less than the Projected Tax Credits.  In such 
an event, the NEFAC Capital Contribution shall be reduced by $1.10 times the amount by which 
the Actual Tax Credits are less than the Projected Tax Credits.  

Material Timing Difference – Tax Credits.  In the event that LIHTCs are not available to NEFAC 
during the Projected First Tax Credit Year in the amount projected(the “First Year Projected Tax 
Credits”), the NEFAC Capital Contribution shall be reduced by an amount equal to (i) $1.10 
times the amount by which the actual Tax Credits received by NEFAC during the Projected First 
Tax Credit Year is less than the First Year Projected Tax Credits; minus (ii) the net present value 
of the additional Tax Credits to be received by NEFAC in the 11th year of the Tax Credit 
Compliance Period, based upon a 10% discount rate.   

Ongoing Credit Shortfall. If at any point in time after the end of the Projected First Tax Credit 
Year but before the end of the Tax Credit Compliance Period, the actual Tax Credits received by 
NEFAC are less than the Projected Tax Credits, or if there is recapture (as defined in Section 42 
of the Code) of Tax Credit, then any remaining portion of the NEFAC Capital Contribution shall 
be reduced by one dollar for each dollar of reduction of the Projected Tax Credits or each dollar 
of Tax Credits that are recaptured (the “Credit Reduction Payment”), up to a maximum total 
amount equal to the total Developer Fee.  

In the event the remaining unpaid portion of the Limited Partner’s Capital Contribution 
obligation is insufficient for the Limited Partner to offset all amounts that are due and owing from 
the General Partner to the Limited Partners pursuant to the Credit Adjusters, or the Limited 
Partner elects not to offset the Credit Adjusters against the remaining Limited Partner Capital 
Contribution Installments, then the General Partner shall, upon demand, pay the Limited Partner 
any remaining amount that is due and owing to the Limited Partner. 

 

7. Reserves. 

Operating Reserve.  The General Partner shall establish an Operating Reserve which shall be 
funded from NEFAC’s sixth installment of equity in the amount of $186,000 and thereafter the 
General Partner will be required to maintain this Operating Reserve balance from Project cash 
flow.   

Replacement Reserve.  Annual amount of $300 per unit per year (to be increased annually by 
three percent (3%) from project revenues. NEF’s prior written consent will be required for any 
withdrawals greater than $5,000.  
 
Revenue Deficit Reserve.  $530,000, funded from the sixth installment of NEF’s Capital 
Contributions. The Internal Rent Reserve is to be used only to fund Operating Deficits projected 
to occur due to the lower rents for the 20% AMI units. 
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Upon further underwriting, NEF may determine a different amount required for the Internal Rent 
Reserve to fund Operating Deficits projected to occur if the rental subsidy for the project is either 
not renewed past its initial term or reduced. The Internal Reserve Account will be held pursuant 
to a Funding and Disbursement Agreement entered into between the Limited Partnership, the 
General Partner and NEF. 
 
Tax and Insurance Escrow Account.  $300,000, funded from the fourth installment of NEF’s 
Capital Contributions, to be used to fund first year tax and insurance expenses.  
 

8. General Partner Guaranties. 

Development Completion Guaranty.  The General Partner and Guarantors will provide the 
Partnership with a Development Completion Guaranty.  This guaranty obligation will become 
effective at the time of execution of the Partnership Agreement and will continue until the later of 
(i) 1 year after completion of construction, to cover the General Partner’s latent defects 
obligation, or (ii) achievement of Breakeven Operations, to cover the General Partner’s obligation 
to fund Project operating deficits.  Payments made under the guaranty will be considered General 
Partner loans to the Partnership at 0% interest, repayable from cash flow. 

Operating Deficit Guaranty.  The General Partner and Guarantors will provide an Operating 
Deficit Guaranty in an amount equivalent to six months of operating expenses and reserves, 
which guaranty will commence upon achievement of Breakeven Operations and remain in place 
until the later of (i) five years from achievement of Breakeven Operations, or (ii) until the Project 
has maintained a 1.15 debt service coverage ratio for at least 36 consecutive months, including 
the last month of such period.  This guaranty obligation will be used to fund or pay operating 
deficits incurred by the Partnership and current liabilities of the Partnership upon the depletion of 
the funds in the Partnership Operating Reserve.  Amounts expended to satisfy this obligation shall 
be treated as non-interest bearing loans to the Partnership and shall be repaid out of distributable 
cash flow.   

Repurchase.  The General Partner shall repurchase the interest of the Limited Partner for an 
amount equal to the amount of NEFAC’s Capital Contribution that has been funded plus $50,000 
and all of the expenses incurred by NEF and NEFAC in conjunction with the transaction, if the 
Limited Partner so elects, upon the occurrence of certain major adverse events which will be 
described in detail in the Partnership Agreement, such as an event which threatens to deprive the 
Partnership or the Limited Partner of a substantial amount of the Projected Tax Credits or an 
action is commenced to foreclose, abandon, or permanently enjoin construction or rehabilitation 
of the Project. 

The Guarantor will be required to execute a separate Guaranty Agreement whereby they will 
guaranty all of the above guaranty obligations of the General Partner and all of the General 
Partner’s other obligations under the Limited Partnership Agreement. 

9. Property Management. 

Appointment of the Management Agent must be approved by NEF.  The Management 
Agent may be replaced from time to time by the General Partner provided that NEF approves the 
proposed replacement Management Agent in writing.  The Management Agent shall initially earn 
a Property Management Fee no greater than 8% of the Project’s gross collected rents.  If the 
Management Agent is related to a General Partner, the payment of the Property Management Fee 
will be subordinated to the payment of operating deficits, if necessary, to maintain Breakeven 
Operations. 
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10. Asset Management Fee. 

The Partnership will pay from net cash flow to NEF or its designated affiliate an annual 
Asset Management Fee in the amount of $5,000, to be increased annually by three percent (3%). 

 

11. Partnership Management Fee. 

The General Partner shall receive an annual Partnership Management Fee in the amount 
of $7,500, to be increased annually by three percent (3%). 

 

12. Right of First Refusal. 

It is the express objective of NEF to identify and implement strategies to maintain 
projects permanently as low and moderate-income housing. As a qualified 501(c)(3) corporation, 
if the Project Sponsor agrees to maintain the property for low-income use, as defined in Section 
42 of the Code, for a total period of at least 30 years, it will be granted a right of first refusal to 
purchase the Property at the end of the Tax Credit Compliance Period, for a price equal to the 
sum of: a) all outstanding Partnership debt, including General Partner and Limited Partner loans; 
b) any state, local or federal taxes owed by NEFAC as a result of the sale; and c) any unpaid 
portion of any Credit Adjuster payments due and owing to the Limited Partner. 

 

13. Limited Partner Costs and Expenses. 

NEF will charge the Company $52,000 for legal fees and other closing costs inclusive of 
the NEF tax opinion. 

 
 

15. Issues to be Resolved Prior to Investment Committee Review. 

A. Review of all tax credit documentation 
C. Review of a Market Study and appraisal 
D. Review of all financing commitments for the Project 
E. Review of contractor and architect resume and experience 
F. Review of the plans and specifications and construction cost breakdown 
G. Review of property manager resume and experience 
H. Review of Phase I Environmental Report 
I. Review of Project operating expenses 

16. Summary.   

This letter is based on assumptions and information, including estimates of Project costs, 
timing assumptions and debt financing, provided by the Sponsor.  Any changes in these 
assumptions may result in changes to the terms and conditions, including purchase price, outlined 
in this letter.  

 We are delighted that you have chosen to work with NEF.  If the terms and conditions of 
this letter are acceptable to you, please sign and return this letter to NEF.  Should the Project 
receive an award of LIHTC from PHFA, both parties agree to make a good faith effort to close on 
the terms described herein.  This proposal is valid for 15 business days from the date of this letter, 
unless countersigned by you.  Please note that if this Project does not close within the time frame 
specified in this letter, NEF reserves the right to re-negotiate the terms and price of this offer.  
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Upon receipt of this signed letter, an award of LIHTC, and receipt of all due diligence materials 
needed, NEF will take the Project to our Investment Review Committee for review and approval. 

We wish you success in your application for Low Income Housing Tax Credits and look 
forward to working with you to provide needed affordable housing in your community.  
 

Very truly yours, 
 

NATIONAL EQUITY FUND, INC. 
 

 
By: ______________________ 

       Tony Lyons 
Vice President and Regional Manager 

 
The foregoing is hereby agreed to and confirmed. 
 
 
Miami Redevelopment Partners, LLC 
 
 
By:       
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 July 8, 2015  

 
 
Joe Chambers, President 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
 RE:   Liberty Rising Phase 5 

1415 NW 63rd St. 
Miami, Florida 

  
Dear Mr. Chambers: 
 

The National Equity Fund, Inc. (“NEF”) is pleased to propose the terms and conditions, 
as set forth in this letter of interest, pursuant to which NEF, through its affiliate, NEF Assignment 
Corporation ("NEFAC"), will provide equity capital for the above described property.  This letter 
is based on certain assumptions and information, including estimates of Project costs, timing 
assumptions and debt financing, provided by the Sponsor.  Any changes in these assumptions or 
this information may result in changes to the terms and conditions, including the purchase price, 
outlined in this letter. 

 
1. Project Information 

 
The Liberty Rising Phase 5 project will involve the new construction of 186 affordable 

rental units for families in Miami, Florida. 
 
NEF has analyzed the project’s development budget and has based this offer on the 

assumption of a total development cost of approximately $45 million and an allocation of 2020 
low income housing tax credits from the Florida Housing Finance Corporation (“FHFC”). 
Financing will include low-income housing tax credits, Miami-Dade County and Miami-Dade 
Public Housing and Community Development Department funding.  The project will include 23 
one-bedroom, 89 two-bedroom, 44 three-bedroom units, 21 four-bedroom units and 9 five-
bedroom units.  All units will receive public housing ACC and Section 8 project-based voucher 
operating subsidies. All units will be affordable to residents earning no more than 60% AMI. 

 
NEF Assignment Corporation (“NEFAC”) will act as nominee limited partner on behalf 

of one or more investor limited partnerships or limited liability companies of which NEF is the 
general partner or managing member. NEF will have the right to assign the beneficial portion of 
its limited partner or member interest to one or more investor limited partnerships or limited 
liability companies of its choosing. 



Liberty Rising 5 
July 8, 2015 
Page 2  
 

 501 Seventh Avenue, 7th Fl., New York, NY 10018             P 212.455.9800             F 212.818.0901             www.nefinc.org 

 
2. Development Team 

 
Developer:    A to-be-formed affiliate of Miami Redevelopment Partners, LLC 
General Contractor:   TBD 
Attorney:   Klein Hornig LLP 
 

3. Timing Assumptions 

This letter is based on the following timing assumptions: 
 
Construction Start:  January 2020 
Partnership Investment Closing:  January 2020 
Placement in Service Date:   December 2020 
100% Qualified Occupancy:   June 2021 
 

If the timing assumptions set forth above are not met, the terms and conditions of this 
Letter of Interest, including the purchase price, will be subject to change. 

 

4. Tax Credits 

The Sponsor is applying to the FHFC for $1,646,599 of 4% low income housing tax 
credits.  The requested credit amount is based on the Project having an adjusted eligible basis of 
$39,435,259, using a tax credit rate of 7.52% and a 130% basis boost.  The total Tax Credits 
anticipated to be claimed by the Partnership are $16,465,988 of LIHTCs (the "Projected Tax 
Credits"). The Projected Tax Credits are expected to be available to the Partnership beginning in 
2020.   

5. Capital Contributions 

 NEFAC will purchase the above credits for a total purchase price (the “NEFAC Capital 
Contribution”) of $18,110,767, or $1.10 cents for each $1.00 of LIHTCs.  NEFAC shall make its 
capital contributions to the Partnership as described below:  
 
NEFAC Equity Amounts 
Condition  Total Equity 
NEF Closing / Closing  $2,724,427 
25% Construction   $2,564,215  
50% Construction   $2,564,215 
75% Construction   $2,564,215 
100% Construction Complete   $3,757,270  
Stabilization/Conversion/8609       
  

$3,936,425  

Total  $18,110,767 
   
Developer Fee Equity. The Project Sponsor, or whoever else is designated in the Development 
Agreement to receive such payment, shall be paid a development fee (the “Developer Fee”) in the 
amount of $6,766,989.  The Developer Fee shall be payable at the times and upon the conditions 
set forth in the Development Agreement.  The Developer Fee will be paid to the Partnership out 
of the NEFAC Capital Contribution (the “Developer Fee Equity”), which will in turn pay the 
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Developer Fee Equity to the Project Sponsor pursuant to the Development Fee Agreement, on the 
above schedule. 

Deferred Developer Fee.    Any portion of the Developer Fee that is not paid out of Developer 
Fee Equity or other financing sources shall be paid as a deferred developer fee (the "Deferred 
Developer Fee") from Project cash flow or the proceeds of refinancing or sale of the Project. 
 

6. Adjustment to Purchase Price (Credit Adjusters). 

Permanent Reduction in LIHTCs.  The NEFAC Capital Contribution to the Partnership shall be 
decreased if: (i) the receipt of the Project Cost Certification, or (ii) the receipt of the Form 8609 
for the Project, the maximum Actual Tax Credits are less than the Projected Tax Credits.  In such 
an event, the NEFAC Capital Contribution shall be reduced by $1.10 times the amount by which 
the Actual Tax Credits are less than the Projected Tax Credits.  

Material Timing Difference – Tax Credits.  In the event that LIHTCs are not available to NEFAC 
during the Projected First Tax Credit Year in the amount projected(the “First Year Projected Tax 
Credits”), the NEFAC Capital Contribution shall be reduced by an amount equal to (i) $1.10 
times the amount by which the actual Tax Credits received by NEFAC during the Projected First 
Tax Credit Year is less than the First Year Projected Tax Credits; minus (ii) the net present value 
of the additional Tax Credits to be received by NEFAC in the 11th year of the Tax Credit 
Compliance Period, based upon a 10% discount rate.   

Ongoing Credit Shortfall. If at any point in time after the end of the Projected First Tax Credit 
Year but before the end of the Tax Credit Compliance Period, the actual Tax Credits received by 
NEFAC are less than the Projected Tax Credits, or if there is recapture (as defined in Section 42 
of the Code) of Tax Credit, then any remaining portion of the NEFAC Capital Contribution shall 
be reduced by one dollar for each dollar of reduction of the Projected Tax Credits or each dollar 
of Tax Credits that are recaptured (the “Credit Reduction Payment”), up to a maximum total 
amount equal to the total Developer Fee.  

In the event the remaining unpaid portion of the Limited Partner’s Capital Contribution 
obligation is insufficient for the Limited Partner to offset all amounts that are due and owing from 
the General Partner to the Limited Partners pursuant to the Credit Adjusters, or the Limited 
Partner elects not to offset the Credit Adjusters against the remaining Limited Partner Capital 
Contribution Installments, then the General Partner shall, upon demand, pay the Limited Partner 
any remaining amount that is due and owing to the Limited Partner. 

 

7. Reserves. 

Operating Reserve.  The General Partner shall establish an Operating Reserve which shall be 
funded from NEFAC’s sixth installment of equity in the amount of $186,000 and thereafter the 
General Partner will be required to maintain this Operating Reserve balance from Project cash 
flow.   

Replacement Reserve.  Annual amount of $300 per unit per year (to be increased annually by 
three percent (3%) from project revenues. NEF’s prior written consent will be required for any 
withdrawals greater than $5,000.  
 
Revenue Deficit Reserve.  $530,000, funded from the sixth installment of NEF’s Capital 
Contributions. The Revenue Deficit Reserve is to be used only to fund Operating Deficits. 
 
Upon further underwriting, NEF may determine a different amount required for the Internal Rent 
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Reserve to fund Operating Deficits projected to occur if the rental subsidy for the project is either 
not renewed past its initial term or reduced. The Internal Reserve Account will be held pursuant 
to a Funding and Disbursement Agreement entered into between the Limited Partnership, the 
General Partner and NEF. 
 
Tax and Insurance Escrow Account.  $300,000, funded from the sixth installment of NEF’s 
Capital Contributions, to be used to fund first year tax and insurance expenses.  
 

8. General Partner Guaranties. 

Development Completion Guaranty.  The General Partner and Guarantors will provide the 
Partnership with a Development Completion Guaranty.  This guaranty obligation will become 
effective at the time of execution of the Partnership Agreement and will continue until the later of 
(i) 1 year after completion of construction, to cover the General Partner’s latent defects 
obligation, or (ii) achievement of Breakeven Operations, to cover the General Partner’s obligation 
to fund Project operating deficits.  Payments made under the guaranty will be considered General 
Partner loans to the Partnership at 0% interest, repayable from cash flow. 

Operating Deficit Guaranty.  The General Partner and Guarantors will provide an Operating 
Deficit Guaranty in an amount equivalent to six months of operating expenses and reserves, 
which guaranty will commence upon achievement of Breakeven Operations and remain in place 
until the later of (i) five years from achievement of Breakeven Operations, or (ii) until the Project 
has maintained a 1.15 debt service coverage ratio for at least 36 consecutive months, including 
the last month of such period.  This guaranty obligation will be used to fund or pay operating 
deficits incurred by the Partnership and current liabilities of the Partnership upon the depletion of 
the funds in the Partnership Operating Reserve.  Amounts expended to satisfy this obligation shall 
be treated as non-interest bearing loans to the Partnership and shall be repaid out of distributable 
cash flow.   

Repurchase.  The General Partner shall repurchase the interest of the Limited Partner for an 
amount equal to the amount of NEFAC’s Capital Contribution that has been funded plus $50,000 
and all of the expenses incurred by NEF and NEFAC in conjunction with the transaction, if the 
Limited Partner so elects, upon the occurrence of certain major adverse events which will be 
described in detail in the Partnership Agreement, such as an event which threatens to deprive the 
Partnership or the Limited Partner of a substantial amount of the Projected Tax Credits or an 
action is commenced to foreclose, abandon, or permanently enjoin construction or rehabilitation 
of the Project. 

The Guarantor will be required to execute a separate Guaranty Agreement whereby they will 
guaranty all of the above guaranty obligations of the General Partner and all of the General 
Partner’s other obligations under the Limited Partnership Agreement. 

9. Property Management. 

Appointment of the Management Agent must be approved by NEF.  The Management 
Agent may be replaced from time to time by the General Partner provided that NEF approves the 
proposed replacement Management Agent in writing.  The Management Agent shall initially earn 
a Property Management Fee no greater than 8% of the Project’s gross collected rents.  If the 
Management Agent is related to a General Partner, the payment of the Property Management Fee 
will be subordinated to the payment of operating deficits, if necessary, to maintain Breakeven 
Operations. 
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10. Asset Management Fee. 

The Partnership will pay from net cash flow to NEF or its designated affiliate an annual 
Asset Management Fee in the amount of $5,000, to be increased annually by three percent (3%). 

 

11. Partnership Management Fee. 

The General Partner shall receive an annual Partnership Management Fee in the amount 
of $7,500, to be increased annually by three percent (3%). 

 

12. Right of First Refusal. 

It is the express objective of NEF to identify and implement strategies to maintain 
projects permanently as low and moderate-income housing. As a qualified 501(c)(3) corporation, 
if the Project Sponsor agrees to maintain the property for low-income use, as defined in Section 
42 of the Code, for a total period of at least 30 years, it will be granted a right of first refusal to 
purchase the Property at the end of the Tax Credit Compliance Period, for a price equal to the 
sum of: a) all outstanding Partnership debt, including General Partner and Limited Partner loans; 
b) any state, local or federal taxes owed by NEFAC as a result of the sale; and c) any unpaid 
portion of any Credit Adjuster payments due and owing to the Limited Partner. 

 

13. Limited Partner Costs and Expenses. 

NEF will charge the Company $52,000 for legal fees and other closing costs inclusive of 
the NEF tax opinion. 

 
 

15. Issues to be Resolved Prior to Investment Committee Review. 

A. Review of all tax credit documentation 
C. Review of a Market Study and appraisal 
D. Review of all financing commitments for the Project 
E. Review of contractor and architect resume and experience 
F. Review of the plans and specifications and construction cost breakdown 
G. Review of property manager resume and experience 
H. Review of Phase I Environmental Report 
I. Review of Project operating expenses 

16. Summary.   

This letter is based on assumptions and information, including estimates of Project costs, 
timing assumptions and debt financing, provided by the Sponsor.  Any changes in these 
assumptions may result in changes to the terms and conditions, including purchase price, outlined 
in this letter.  

 We are delighted that you have chosen to work with NEF.  If the terms and conditions of 
this letter are acceptable to you, please sign and return this letter to NEF.  Should the Project 
receive an award of LIHTC from PHFA, both parties agree to make a good faith effort to close on 
the terms described herein.  This proposal is valid for 15 business days from the date of this letter, 
unless countersigned by you.  Please note that if this Project does not close within the time frame 
specified in this letter, NEF reserves the right to re-negotiate the terms and price of this offer.  
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Upon receipt of this signed letter, an award of LIHTC, and receipt of all due diligence materials 
needed, NEF will take the Project to our Investment Review Committee for review and approval. 

We wish you success in your application for Low Income Housing Tax Credits and look 
forward to working with you to provide needed affordable housing in your community.  
 

Very truly yours, 
 

NATIONAL EQUITY FUND, INC. 
 

 
By: ______________________ 

       Tony Lyons 
Vice President and Regional Manager 

 
The foregoing is hereby agreed to and confirmed. 
 
 
Miami Redevelopment Partners, LLC 
 
 
By:       
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July 7, 2015 

Joe Chambers, President 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 

RE:   Liberty Rising Phase 5 
1415 NW 63rd St. 
Miami, Florida 

Dear Mr. Chambers: 

The National Equity Fund, Inc. (“NEF”) is pleased to propose the terms and conditions, 
as set forth in this letter of interest, pursuant to which NEF, through its affiliate, NEF Assignment 
Corporation ("NEFAC"), will provide equity capital for the above described property.  This letter 
is based on certain assumptions and information, including estimates of Project costs, timing 
assumptions and debt financing, provided by the Sponsor.  Any changes in these assumptions or 
this information may result in changes to the terms and conditions, including the purchase price, 
outlined in this letter. 

1. Project Information

The Liberty Rising Phase 5 project will involve the new construction of 186 affordable
rental units for families in Miami, Florida. 

NEF has analyzed the project’s development budget and has based this offer on the 
assumption of a total development cost of approximately $41.82 million and an allocation of 
2020 low income housing tax credits from the Florida Housing Finance Corporation (“FHFC”). 
Financing will include low-income housing tax credits, Miami-Dade County and Miami-Dade 
Public Housing and Community Development Department funding.  The project will include 23 
one-bedroom, 89 two-bedroom, 44 three-bedroom units, 21 four-bedroom units and 9 five-
bedroom units.  All units will receive public housing ACC and Section 8 project-based voucher 
operating subsidies. All units will be affordable to residents earning no more than 60% AMI. 

NEF Assignment Corporation (“NEFAC”) will act as nominee limited partner on behalf 
of one or more investor limited partnerships or limited liability companies of which NEF is the 
general partner or managing member. NEF will have the right to assign the beneficial portion of 
its limited partner or member interest to one or more investor limited partnerships or limited 
liability companies of its choosing. 
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2. Development Team 

 
Developer:    A to-be-formed affiliate of Miami Redevelopment Partners, LLC 
General Contractor:   TBD 
Attorney:   Klein Hornig LLP 
 

3. Timing Assumptions 

This letter is based on the following timing assumptions: 
 
Construction Start:  January 2020 
Partnership Investment Closing:  January 2020 
Placement in Service Date:   December 2020 
100% Qualified Occupancy:   June 2021 
 

If the timing assumptions set forth above are not met, the terms and conditions of this 
Letter of Interest, including the purchase price, will be subject to change. 

 

4. Tax Credits 

The Sponsor is applying to the FHFC for $2,561,000 of 9% low income housing tax 
credits.  The requested credit amount is based on the Project having an adjusted eligible basis of 
$37,852,899, using a tax credit rate of 7.52% and a 130% basis boost.  The total Tax Credits 
anticipated to be claimed by the Partnership are $25,610,000 of LIHTCs (the "Projected Tax 
Credits"). The Projected Tax Credits are expected to be available to the Partnership beginning in 
2017.   

5. Capital Contributions 

 NEFAC will purchase the above credits for a total purchase price (the “NEFAC Capital 
Contribution”) of $28,168,183, or $1.10 cents for each $1.00 of LIHTCs.  NEFAC shall make its 
capital contributions to the Partnership as described below:  
 

NEFAC Equity Amounts 
Condition  Total Equity 
NEF Closing / Closing  $2,816,818 
25% Construction   $5,633,637 
50% Construction   $5,633,637 
75% Construction   $5,633,637 
100% Construction Complete   $5,633,637 
Stabilization/Conversion/8609       
  

$2,816,818 

Total  $28,168,183 
   
Developer Fee Equity. The Project Sponsor, or whoever else is designated in the Development 
Agreement to receive such payment, shall be paid a development fee (the “Developer Fee”) in the 
amount of $5,363,090.  The Developer Fee shall be payable at the times and upon the conditions 
set forth in the Development Agreement.  The Developer Fee will be paid to the Partnership out 
of the NEFAC Capital Contribution (the “Developer Fee Equity”), which will in turn pay the 
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Developer Fee Equity to the Project Sponsor pursuant to the Development Fee Agreement, on the 
above schedule. 

Deferred Developer Fee.    Any portion of the Developer Fee that is not paid out of Developer 
Fee Equity or other financing sources shall be paid as a deferred developer fee (the "Deferred 
Developer Fee") from Project cash flow or the proceeds of refinancing or sale of the Project. 
 

6. Adjustment to Purchase Price (Credit Adjusters). 

Permanent Reduction in LIHTCs.  The NEFAC Capital Contribution to the Partnership shall be 
decreased if: (i) the receipt of the Project Cost Certification, or (ii) the receipt of the Form 8609 
for the Project, the maximum Actual Tax Credits are less than the Projected Tax Credits.  In such 
an event, the NEFAC Capital Contribution shall be reduced by $1.10 times the amount by which 
the Actual Tax Credits are less than the Projected Tax Credits.  

Material Timing Difference – Tax Credits.  In the event that LIHTCs are not available to NEFAC 
during the Projected First Tax Credit Year in the amount projected(the “First Year Projected Tax 
Credits”), the NEFAC Capital Contribution shall be reduced by an amount equal to (i) $1.10 
times the amount by which the actual Tax Credits received by NEFAC during the Projected First 
Tax Credit Year is less than the First Year Projected Tax Credits; minus (ii) the net present value 
of the additional Tax Credits to be received by NEFAC in the 11th year of the Tax Credit 
Compliance Period, based upon a 10% discount rate.   

Ongoing Credit Shortfall. If at any point in time after the end of the Projected First Tax Credit 
Year but before the end of the Tax Credit Compliance Period, the actual Tax Credits received by 
NEFAC are less than the Projected Tax Credits, or if there is recapture (as defined in Section 42 
of the Code) of Tax Credit, then any remaining portion of the NEFAC Capital Contribution shall 
be reduced by one dollar for each dollar of reduction of the Projected Tax Credits or each dollar 
of Tax Credits that are recaptured (the “Credit Reduction Payment”), up to a maximum total 
amount equal to the total Developer Fee.  

In the event the remaining unpaid portion of the Limited Partner’s Capital Contribution 
obligation is insufficient for the Limited Partner to offset all amounts that are due and owing from 
the General Partner to the Limited Partners pursuant to the Credit Adjusters, or the Limited 
Partner elects not to offset the Credit Adjusters against the remaining Limited Partner Capital 
Contribution Installments, then the General Partner shall, upon demand, pay the Limited Partner 
any remaining amount that is due and owing to the Limited Partner. 

 

7. Reserves. 

Operating Reserve.  The General Partner shall establish an Operating Reserve which shall be 
funded from NEFAC’s sixth installment of equity in the amount of $185,000 and thereafter the 
General Partner will be required to maintain this Operating Reserve balance from Project cash 
flow.   

Replacement Reserve.  Annual amount of $300 per unit per year (to be increased annually by 
three percent (3%) from project revenues. NEF’s prior written consent will be required for any 
withdrawals greater than $5,000.  
 
Revenue Deficit Reserve.  $520,000, funded from the sixth installment of NEF’s Capital 
Contributions. The Revenue Deficit Reserve is to be used only to fund Operating Deficits. 
 
Upon further underwriting, NEF may determine a different amount required for the Internal Rent 
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Reserve to fund Operating Deficits projected to occur if the rental subsidy for the project is either 
not renewed past its initial term or reduced. The Internal Reserve Account will be held pursuant 
to a Funding and Disbursement Agreement entered into between the Limited Partnership, the 
General Partner and NEF. 
 
Tax and Insurance Escrow Account.  $300,000, funded from the sixth installment of NEF’s 
Capital Contributions, to be used to fund first year tax and insurance expenses.  
 

8. General Partner Guaranties. 

Development Completion Guaranty.  The General Partner and Guarantors will provide the 
Partnership with a Development Completion Guaranty.  This guaranty obligation will become 
effective at the time of execution of the Partnership Agreement and will continue until the later of 
(i) 1 year after completion of construction, to cover the General Partner’s latent defects 
obligation, or (ii) achievement of Breakeven Operations, to cover the General Partner’s obligation 
to fund Project operating deficits.  Payments made under the guaranty will be considered General 
Partner loans to the Partnership at 0% interest, repayable from cash flow. 

Operating Deficit Guaranty.  The General Partner and Guarantors will provide an Operating 
Deficit Guaranty in an amount equivalent to six months of operating expenses and reserves, 
which guaranty will commence upon achievement of Breakeven Operations and remain in place 
until the later of (i) five years from achievement of Breakeven Operations, or (ii) until the Project 
has maintained a 1.15 debt service coverage ratio for at least 36 consecutive months, including 
the last month of such period.  This guaranty obligation will be used to fund or pay operating 
deficits incurred by the Partnership and current liabilities of the Partnership upon the depletion of 
the funds in the Partnership Operating Reserve.  Amounts expended to satisfy this obligation shall 
be treated as non-interest bearing loans to the Partnership and shall be repaid out of distributable 
cash flow.   

Repurchase.  The General Partner shall repurchase the interest of the Limited Partner for an 
amount equal to the amount of NEFAC’s Capital Contribution that has been funded plus $50,000 
and all of the expenses incurred by NEF and NEFAC in conjunction with the transaction, if the 
Limited Partner so elects, upon the occurrence of certain major adverse events which will be 
described in detail in the Partnership Agreement, such as an event which threatens to deprive the 
Partnership or the Limited Partner of a substantial amount of the Projected Tax Credits or an 
action is commenced to foreclose, abandon, or permanently enjoin construction or rehabilitation 
of the Project. 

The Guarantor will be required to execute a separate Guaranty Agreement whereby they will 
guaranty all of the above guaranty obligations of the General Partner and all of the General 
Partner’s other obligations under the Limited Partnership Agreement. 

9. Property Management. 

Appointment of the Management Agent must be approved by NEF.  The Management 
Agent may be replaced from time to time by the General Partner provided that NEF approves the 
proposed replacement Management Agent in writing.  The Management Agent shall initially earn 
a Property Management Fee no greater than 8% of the Project’s gross collected rents.  If the 
Management Agent is related to a General Partner, the payment of the Property Management Fee 
will be subordinated to the payment of operating deficits, if necessary, to maintain Breakeven 
Operations. 
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10. Asset Management Fee. 

The Partnership will pay from net cash flow to NEF or its designated affiliate an annual 
Asset Management Fee in the amount of $5,000, to be increased annually by three percent (3%). 

 

11. Partnership Management Fee. 

The General Partner shall receive an annual Partnership Management Fee in the amount 
of $7,500, to be increased annually by three percent (3%). 

 

12. Right of First Refusal. 

It is the express objective of NEF to identify and implement strategies to maintain 
projects permanently as low and moderate-income housing. As a qualified 501(c)(3) corporation, 
if the Project Sponsor agrees to maintain the property for low-income use, as defined in Section 
42 of the Code, for a total period of at least 30 years, it will be granted a right of first refusal to 
purchase the Property at the end of the Tax Credit Compliance Period, for a price equal to the 
sum of: a) all outstanding Partnership debt, including General Partner and Limited Partner loans; 
b) any state, local or federal taxes owed by NEFAC as a result of the sale; and c) any unpaid 
portion of any Credit Adjuster payments due and owing to the Limited Partner. 

 

13. Limited Partner Costs and Expenses. 

NEF will charge the Company $52,000 for legal fees and other closing costs inclusive of 
the NEF tax opinion. 

 
 

15. Issues to be Resolved Prior to Investment Committee Review. 

A. Review of all tax credit documentation 
C. Review of a Market Study and appraisal 
D. Review of all financing commitments for the Project 
E. Review of contractor and architect resume and experience 
F. Review of the plans and specifications and construction cost breakdown 
G. Review of property manager resume and experience 
H. Review of Phase I Environmental Report 
I. Review of Project operating expenses 

16. Summary.   

This letter is based on assumptions and information, including estimates of Project costs, 
timing assumptions and debt financing, provided by the Sponsor.  Any changes in these 
assumptions may result in changes to the terms and conditions, including purchase price, outlined 
in this letter.  

 We are delighted that you have chosen to work with NEF.  If the terms and conditions of 
this letter are acceptable to you, please sign and return this letter to NEF.  Should the Project 
receive an award of LIHTC from FHFC, both parties agree to make a good faith effort to close on 
the terms described herein.  This proposal is valid for 15 business days from the date of this letter, 
unless countersigned by you.  Please note that if this Project does not close within the time frame 
specified in this letter, NEF reserves the right to re-negotiate the terms and price of this offer.  
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Upon receipt of this signed letter, an award of LIHTC, and receipt of all due diligence materials 
needed, NEF will take the Project to our Investment Review Committee for review and approval. 

We wish you success in your application for Low Income Housing Tax Credits and look 
forward to working with you to provide needed affordable housing in your community.  
 

Very truly yours, 
 

NATIONAL EQUITY FUND, INC. 
 

 
By: ______________________ 

       Tony Lyons 
Vice President and Regional Manager 

 
The foregoing is hereby agreed to and confirmed. 
 
 
Miami Redevelopment Partners, LLC 
 
 
By:       
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Contingent Loans / Lender Name

Grants

County General Obligation Bonds

PHCD Documentary Surtax Fund

Cash Flow from Operations

Amortizing

FHFC SAIL Loan

Percentage of cash flow from operations to fund deal

0.00%

0.00%

0.00%

0.00% 100

0.00% 0 0

40.35% 19,138,125 DDF paid on RA page

19,138,225

100.00% 47,425,314

6.25% 6/1/17 6/1/17

Total Sources

Developer Fee via Cash Flow

Principal
Construction Financing

Interest Rate

Year DDF Paid Off

Conversion 
Date

14,205,023

Comments

GP Capital

Bond 
Financing 

(Y/N)

Subtotal Other Sources

NEF Equity

Construction Lender

First Mortgage

Maturity Date



NEF
Amortized Years

Uses of Funds
Land 0% 0 0 0 X 0 0 0 0 0 X 0 0
Building 0 0 0 0 X 0 0 0 0 0 0 X 0 0
Acquisition Legal Costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs - holding costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs 0 0 0 X 0 0 0 0 0 X 0 0

Off-Site Improvements 1,850,000 9 10,000 0 X 0 0 1,850,000 0 0 X 0 0
Site Work - Bldg Life Depr (Utility & Sewer Lines) 0 0 0 0 0 0 0 0 0 X 0 0
Site Work - Non Depr (Grading, Demolition, Land Clearing) 894,660 4 4,836 0 0 0 0 894,660 0 0 X 0 0
Site Work - 15 Year Depr (Landscaping, fine grading, sidewalks) 0 0 0 0 0 0 0 0 0 X 0 0
Basic Construction                                     Retention % 23,525,855 114 127,167 23,525,855 23,525,855 0 0 0 0 0 0 23,525,855 0
Personal Property 0 0 0 0 0 0 0 0 0 0 0
Gen. Req., Builder's OH & Profit 13.98% 3,415,167 16 18,460 3,415,167 3,415,167 0 0 0 0 0 0 3,415,167 0
Other Construction Hard Costs - Solar 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0

CONSTRUCTION CONTINGENCY 4.42% 1,313,526 6 7,100 1,313,526 1,313,526 0 0 0 0 0 0 1,313,526 0

Payment and Performance Bond 262,705 1 1,420 262,705 262,705 0 0 0 0 0 0 262,705 0
Architect/Design 700,000 3 3,784 700,000 700,000 0 0 0 0 0 0 700,000 0
Construction Management/Architect Supervision 190,000 1 1,027 190,000 190,000 0 0 0 0 0 0 190,000 0
Construction Permits and Fees 0 0 0 0 0 0 0 0 0 0 0 0
Lender or NEF Inspection fee 16,000 0 86 16,000 16,000 0 0 0 0 0 0 16,000 0
Engineering 380,000 2 2,054 380,000 380,000 0 0 0 0 0 0 380,000 0
Environmental Reporting and Abatement 25,000 0 135 25,000 25,000 0 0 0 0 0 0 25,000 0
Geotechnical Study/Soil Borings 70,000 0 378 70,000 70,000 0 0 0 0 0 0 70,000 0
Other Construction Soft Costs 75,000 0 405 75,000 75,000 0 0 0 0 0 0 75,000 0
Other Construction Soft Costs 0 0 0 0 0 0 0 0 0 0 0 0

Construction Loan Origination Fee 324,172 2 1,752 324,172 324,172 0 0 0 0 20 0 0 324,172 0
CONSTRUCTION LOAN INTEREST IN BASIS 1,439,740 534,375 3 2,889 534,375 534,375 0 0 0 0 0 0 534,375 0
CONSTRUCTION LOAN INTEREST EXPENSED 534,375 3 2,889 0 0 0 0 0 0 534,375 0 0 0
Construction Period RE Taxes 60,000 0 324 60,000 60,000 0 0 0 0 0 0 60,000 0
Construction Period Insurance 650,000 3 3,514 650,000 650,000 0 0 0 0 0 0 650,000 0
Negative Arbitrage, costs of issuance, LOC fees 1,781,063 9 9,627 1,781,063 1,781,063 0 0 0 0 0 0 1,781,063 0
Appraisal 13,000 0 70 13,000 13,000 0 0 0 0 0 0 13,000 0
Market Study 12,000 0 65 12,000 12,000 0 0 0 0 0 0 12,000 0
Survey 30,000 0 162 30,000 30,000 0 0 0 0 0 0 30,000 0
Predevelopment Loan Interest and Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
Consulting Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
"Project" Bridge Loan Interest in Basis 0 0 0 0 0 0 0 0 0 0 0 0
Loan Origination Fee - Permanent 0 0 0 0 0 0 0 0 35 0 0 0 0
Title & Recording 290,000 1 1,568 261,000 261,000 0 0 29,000 0 10 0 0 261,000 0
Legal - Syndication/Organization 0 0 0 0 0 0 0 0 15 0 0 0 0
Legal - Bond/Perm Loan 0 0 0 0 0 0 0 0 35 0 0 0 0
Legal - Construction 255,000 1 1,378 255,000 255,000 0 0 0 0 0 0 255,000 0
Due Diligence - NEF 52,000 0 281 0 0 0 0 52,000 0 0 0 0 0
Tax Credit Allocation Fee 139,200 1 752 0 0 0 0 0 139,200 10 0 0 0 0
Tax Credit Compliance Fees 109,218 1 590 0 0 0 0 0 109,218 10 0 0 0 0
Lease-up and Marketing Costs 207,660 1 1,122 0 0 0 0 0 207,660 1 0 0 0 0
Accounting/Post Const. Audit 35,000 0 189 0 0 0 0 0 0 35,000 0 0 0
Soft Cost Contingency 341,610 2 1,847 341,610 341,610 0 0 0 0 0 0 341,610 0
Other Soft Costs 246,933 1 1,335 246,933 246,933 0 0 0 0 2 0 0 246,933 0
Other Soft Costs 706,629 3 3,820 706,629 706,629 0 0 0 0 0 0 706,629 0
Other Soft Costs 250,000 1 1,351 250,000 250,000 0 0 0 0 0 0 250,000 0

Developer Fee - Construction 100% 7,126,767 34 38,523 7,126,767 7,126,767 0 0 0 0 0 0 7,126,767 0
Developer Fee - Acquisition 0% 0 0 0 0 0 0 0 0 0 0 0

Developer Fee - Other 0 0 0 0 0 0 0 0 0 0 0 0

Initial Operating Reserve 0.97 185,000 1 1,000 0 0 0 0 185,000 0 0 X 0 0
Capitalized Replacement Reserve 0 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized ACC Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized Rev Deficit Reserve 3 520,000 3 2,811 0 0 0 0 520,000 0 0 X 0 0
Capitalized Ins & Tax Escrow 300,000 1 1,622 0 0 0 0 300,000 0 0 X 0 0
Capitalized Lease-Up Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 X 0 0

Accrued Contingent Loan Interest 201,450 0 0 0 0 0 0 0 0 0 201,450
Total Uses 47,421,915 229 256,335 42,565,802 42,565,802 0 0 3,830,660 456,078 569,375 0 42,565,802 0

Sources/Uses Surplus (Gap) 3,399

Commercial 
Costs

Expensed
Historic 
Basis

Check

Development Costs 

Per Sq Ft Amortized Yrs Bond Basis
Depreciable 

Basis
Non-

Depreciable
Acquisition 

Eligible 
NC/Rehab 

Eligible 
CommentsTotal Per Unit



N
185 12/1/16 0

185 12/1/16 0

0 1,740,003

0 0

207,100 0

1/1/16 0

12/1/16 0

12/1/16   Absorption (avg units/month) per market study 50 0

4/1/17   Absorption (avg units/month) per model 37 Solar Credits 0

12/1/2016

11

Jan-16 0 0 0 0 0 0 0 0 0
Feb-16 0 0 0 0 0 0 0 0 0
Mar-16 0 0 0 0 0 0 0 0 0
Apr-16 0 0 0 0 0 0 0 0 0
May-16 0 0 0 0 0 0 0 0 0
Jun-16 0 0 0 0 0 0 0 0 0
Jul-16 0 0 0 0 0 0 0 0 0
Aug-16 0 0 0 0 0 0 0 0 0
Sep-16 0 0 0 0 0 0 0 0 0

Cumulative 
Non TC Units 

Leased

Tax Credit 
Units Leased 

(Credits)

NEF Lease-Up Schedule / Credit Delivery 

Acq Tax 
Credits

Total Tax 
Credits

Construction Period

State Historic Credits Allocated

Year
Rehab Tax 

Credits
Tax Credit 

Rental Income

100% Lease-Up/Qualified Occupancy

Commercial 
Income

Non Tax 
Credit Rental 

Income

Start of Leasing/Move-in Date

Tax Credit 
Units Leased 

(Income)

Cumulative 
TC Units 
Leased

Non TC Units 
Leased

Start of QO Tax Credit Units PIS

Total Rental 
Income

Commercial 
Sq Ft Leased

Acquisition Credits Allocated/yrNumber of Residential Units First Building Placed in Service

Last Building Placed in Service

Square Footage of Building

LIHTCs Allocated @ 100%/yr

LIHTCs Allocated @ 130%/yr

Cal State Credits Allocated @ 100%

Cal State Credits Allocated @ 130%

Number of Market Units

Commercial Square Footage

Number of Tax Credit Units

Construction Contract Completion Date

Start of Construction

Completion/CofO/Placed in Service

State Credits Allocated 

Historic Credits Allocated

p
Oct-16 0 0 0 0 0 0 0 0 0
Nov-16 0 0 0 0 0 0 0 0 0

1 1 Dec-16 37 37 37 0 44,892 0 0 44,892 29,000 0 29,000
TOTAL 37 37 37 0 0 44,892 0 0 44,892 29,000 0 29,000

Jan-17 37 74 37 0 89,783 0 0 89,783 348,001 0 348,001
Feb-17 37 111 37 0 134,675 0 0 134,675 319,001 0 319,001
Mar-17 37 148 37 0 179,566 0 0 179,566 290,001 0 290,001

1 Apr-17 37 185 37 0 224,458 0 0 224,458 261,000 0 261,000
May-17 185 0 224,458 0 0 224,458 0 0 0
Jun-17 185 0 224,458 0 0 224,458 0 0 0
Jul-17 185 0 224,458 0 0 224,458 0 0 0
Aug-17 185 0 224,458 0 0 224,458 0 0 0
Sep-17 185 0 224,458 0 0 224,458 0 0 0
Oct-17 185 0 224,458 0 0 224,458 0 0 0
Nov-17 185 0 224,458 0 0 224,458 0 0 0
Dec-17 185 0 224,458 0 0 224,458 0 0 0
Credits from QO Units PIS in 2016 348,001 0 348,001

TOTAL 148 185 148 0 0 2,424,146 0 0 2,424,146 1,566,003 0 1,566,003

Total Rental 
Income

Tax Credit 
Units Leased 

(Credits)

Year
Tax Credit 

Units Leased 
(Income)

Cumulative 
Tax Credit 

Units Leased

Non Tax 
Credit Units 

Leased

Cumulative 
Non Tax 

Credit Units

Commercial 
Income

Non Tax 
Credit Rental 

Income

Commercial 
Sq FT Leased

Tax Credit 
Rental Income

Rehab Tax 
Credits

Acq Tax 
Credits

Total Tax 
Credits



NEF Lease-Up Schedule / Credit Delivery 

Jan-18 185 0 224,458 0 0 224,458 0 0 0
Feb-18 185 0 224,458 0 0 224,458 0 0 0
Mar-18 185 0 224,458 0 0 224,458 0 0 0
Apr-18 185 0 224,458 0 0 224,458 0 0 0
May-18 185 0 224,458 0 0 224,458 0 0 0
Jun-18 185 0 224,458 0 0 224,458 0 0 0
Jul-18 185 0 224,458 0 0 224,458 0 0 0
Aug-18 185 0 224,458 0 0 224,458 0 0 0
Sep-18 185 0 224,458 0 0 224,458 0 0 0
Oct-18 185 0 224,458 0 0 224,458 0 0 0
Nov-18 185 0 224,458 0 0 224,458 0 0 0
Dec-18 185 0 224,458 0 0 224,458 0 0 0
Credits from QO Units PIS in 2016 348,001 0 348,001
Credits from QO Units PIS in 2017 1,392,002 0 1,392,002
TOTAL 0 185 0 0 0 2,693,496 0 0 2,693,496 1,740,003 0 1,740,003

units agree units agree units agree sq ft agrees

Rehab Tax 
Credits

Tax Credit 
Units Leased 

(Credits)

Non Tax 
Credit Units 

Leased

Commercial 
Sq FT Leased

Commercial 
Income

Year
Total Rental 

Income

Cumulative 
Non Tax 

Credit Units

Tax Credit 
Units Leased 

(Income)

Tax Credit 
Rental Income

Non Tax 
Credit Rental 

Income

Cumulative 
Tax Credit 

Units Leased

Acq Tax 
Credits

Total Tax 
Credits



NEF

17,398,290 1.100 19,138,125
0 0 "
0 0

0 0
0 0

19,138,125

0 0

3rd Party Buyer
0 0

3rd Party Buyer
19,138,125

1 1/1/16 3/31/16 10.00% 1,100,636 25.00% 1,781,692 0 2,882,328 15.06% 0 2,882,328

2 4/1/16 6/30/16 15.00% 1,650,954 15.00% 1,069,015 0 2,719,969 14.21% 0 2,719,969
3 8/1/16 9/30/16 15.00% 1,650,954 15.00% 1,069,015 0 2,719,969 14.21% 0 2,719,969
4 10/1/16 12/31/16 15.00% 1,650,954 15.00% 1,069,015 0 2,719,969 14.21% 0 2,719,969
5 12/1/16 12/31/16 20.00% 2,201,272 25.00% 1,781,692 0 3,982,963 20.81% 0 3,982,963
6 6/1/17 6/30/17 25.00% 2,751,590 5.00% 356,338 1,005,000 1,005,000 4,112,928 21.49% 0 4,112,928
7 0 0 0 0 0.00% 0 0
8 0 0 0 0 0.00% 0 0

9 0 0 0 0 0.00% 0 0

10 0 0 0 0 0.00% 0 0
TOTAL 100.00% 11,006,358 100.00% 7,126,767 1,005,000 1,005,000 19,138,125 100.00% 0 19,138,125

11,006,358 Equity Agrees Equity Agrees

50.00% 0

7,126,767 0

0 0.00%

7,126,767

0.00%

Equity

Federal LIHTC Credits

3rd Party 
Equity

NEF and 3rd 
Party EQUITY

Total Equity 
Percent

Payment

Solar Credits

Total Limited Partner Equity

State LIHTC Credits Purchased by a 3rd Party

Qtr Paid

Equity Installments

Development 
Costs Percent

Total Equity 
Paid

NEF 
Reserves

State Historic Credits Purchased by a 3rd Party

Date

3rd Party State Credits

NEF Closing/Construction Start

Stabilization / Conversion / Final Cost Cert / 8609
Tax Return

75% Construction Complete
100% Construction Complete/ Placed in Service/ CO

25% Construction Complete

Maximum Deferred Fee Percentage

Developer Fee

3rd Party State Credit Equity

3rd Party Equity as % of Total

From Equity

From Cash Flow

Developer Fee

Percentage of Fee Deferred

3rd Party Calculations

50% Construction Complete

Project Cost
Developer 

Fee
Total Reserves 

Payment
Developer Fee 

Percent
Project Milestone

Total 

Federal Historic Tax Credits
State LIHTC Credits Purchased by NEF
State Historic Credits Purchased by NEF

Pricing Page

Price/CreditCredits



 NEF

Units 185

General & Administrative Property Management Fee 59,536 322 3.00%
Misc. Prop. Mgmt. Fees 120,030 649 3.00%
Accounting/Auditing 0 3.00%
Legal 0 3.00%
Office Supplies & Expense 0 3.00%
Telephone Answering Service 0 3.00%
Other - LIHTC Compliance Monitoring 0 3.00%
Other - Misc. Admin. 0 3.00%

179,566 971

Payroll & Related Administrative Payroll 0 3.00%
Maintenance Payroll 0 3.00%
Repair Payroll 0 3.00%
Payroll Taxes 0 3.00%
Fringe Benefits 0 3.00%
Other 0 3.00%

0 0

Utilities Electric (Common Area) 0 3.00%
Gas/Fuel Oil/Coal (Common Area) 0 3.00%
Water & Sewer 0 3.00%
Electric (for Units) 0 3.00%
Gas/Fuel Oil/Coal (for Units) 0 3.00%
Other 0 3.00%

0 0

Maintenance & Repair Cleaning (Janitorial) 0 3.00%
Elevator Maintenance 0 3.00%
Exterminating 0 3.00%
Fire Alarm Inspection 0 3.00%
Grounds Maintenance 1,053,994 5,697 3.00%
Grounds Maintenance Contract 0 3.00%
Painting & Decorating/Make-ready 0 3.00%
Repairs 0 3.00%
Repairs Contract 0 3.00%
Security 0 3.00%
Supplies 0 3.00%
Trash Removal/Snow Removal 0 3.00%
Vehicle/Equipment Maintenance 0 3.00%
Other - Misc Ops and Maint Expenses 0 3.00%
Reserves 0 3.00%

1,053,994 5,697

Market & Leasing Advertising 0 3.00%
Credit Investigations 0 3.00%
Leasing Fees 0 3.00%
Other 0 3.00%

0 0

Taxes & Insurance Insurance - Liability 0 3.00%
Other Taxes, Licenses & Fees 0 3.00%
Real Estate Taxes 0 3.00%
Property/Liability (Hazard) 0 3.00%
Other 0 3.00%

0 0

Total Annual Operating Budget 1,233,560 Is the project providing a washer/dryer in unit(s) Y/N
Which units are provided w/washer & dryer

 Annual Operating Budget per Unit (PUPA) 6,668

59,536

Annual 
Expense

Per Unit

2.41%

Escalator Comments
calculated property 

mgmt fee
alternate property mgmt 

fee calculation

Operating Expenses 

Tenant PaidOwner Paid



0 N/A 1 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A Sale

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
1.67% 90.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 0.00% 0.00%

10,966 592,175 684,554 698,245 712,210 726,454 740,983 755,803 770,919 786,337 802,064 818,105 834,468 851,157 868,180 885,544 903,255 0 0 12,441,420
33,925 1,831,972 2,117,759 2,160,114 2,203,317 2,247,383 2,292,331 2,338,177 2,384,941 2,432,640 2,481,292 2,530,918 2,581,537 2,633,167 2,685,831 2,511,252 0 0 0 35,466,555

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 228,296 2,794,338 0 0 3,022,634
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

44,892 2,424,146 2,802,313 2,858,360 2,915,527 2,973,837 3,033,314 3,093,980 3,155,860 3,218,977 3,283,357 3,349,024 3,416,004 3,484,324 3,554,011 3,625,091 3,697,593 0 0 50,930,609

(768) (41,452) (47,919) (48,877) (49,855) (50,852) (51,869) (52,906) (53,964) (55,044) (56,144) (57,267) (58,413) (59,581) (60,773) (61,988) (63,228) 0 0 (870,899)
(2,375) (128,238) (148,243) (151,208) (154,232) (157,317) (160,463) (163,672) (166,946) (170,285) (173,690) (177,164) (180,708) (184,322) (188,008) (191,768) (195,604) 0 0 (2,694,243)

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
185 10,190 11,548 11,779 12,015 12,255 12,500 12,750 13,005 13,266 13,531 13,801 14,077 14,359 14,646 14,939 15,238 0 0 210,087
(13) (713) (808) (825) (841) (858) (875) (893) (910) (929) (947) (966) (985) (1,005) (1,025) (1,046) (1,067) 0 0 (14,706)

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

0

41,921 2,263,933 2,616,891 2,669,229 2,722,614 2,777,066 2,832,607 2,889,260 2,947,045 3,005,986 3,066,105 3,127,427 3,189,976 3,253,775 3,318,851 3,385,228 3,452,933 0 0 47,560,847

2,993 166,458 190,502 196,217 202,103 208,166 214,411 220,844 227,469 234,293 241,322 248,561 256,018 263,699 271,610 279,758 288,151 0 0 3,712,573
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

17,567 977,052 1,118,182 1,151,728 1,186,280 1,221,868 1,258,524 1,296,280 1,335,168 1,375,223 1,416,480 1,458,974 1,502,743 1,547,826 1,594,260 1,642,088 1,691,351 0 0 21,791,594
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0
20,559 1,143,510 1,308,684 1,347,944 1,388,383 1,430,034 1,472,935 1,517,123 1,562,637 1,609,516 1,657,801 1,707,536 1,758,762 1,811,524 1,865,870 1,921,846 1,979,502 0 0 25,504,167

925 51,449 58,880 60,646 62,466 64,340 66,270 68,258 70,306 72,415 74,587 76,825 79,130 81,504 83,949 86,467 89,061 0 0 1,147,477

21,484 1,194,959 1,367,564 1,408,591 1,450,848 1,494,374 1,539,205 1,585,381 1,632,943 1,681,931 1,732,389 1,784,361 1,837,891 1,893,028 1,949,819 2,008,313 2,068,563 0 0 26,651,643

20,437 1,068,974 1,249,328 1,260,639 1,271,765 1,282,692 1,293,402 1,303,878 1,314,102 1,324,055 1,333,716 1,343,067 1,352,085 1,360,747 1,369,032 1,376,915 1,384,370 0 0 20,909,204
ECR 1.95 1.89 1.91 1.89 1.88 1.86 1.84 1.82 1.80 1.79 1.77 1.75 1.74 1.72 1.70 1.69 1.67 0.00 0.00

Req'd ECR 1.05 Cash needed for ECR 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

First Mortgage Loan
0 56,496 118,414 126,031 134,137 142,765 151,948 161,722 172,124 183,195 194,979 207,520 220,868 235,075 250,195 266,289 283,417 0 0 2,905,177
0 437,716 870,009 862,392 854,286 845,658 836,475 826,701 816,299 805,228 793,444 780,903 767,555 753,348 738,228 722,135 705,006 0 0 12,415,381
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 494,212 988,423 988,423 988,423 988,423 988,423 988,423 988,423 988,423 988,423 988,423 988,423 988,423 988,423 988,423 988,423 0 0 15,320,558

20,437 574,762 260,905 272,215 283,342 294,269 304,979 315,455 325,679 335,632 345,293 354,644 363,662 372,324 380,609 388,491 395,947 0 0 5,588,646
0.00 2.16 1.26 1.28 1.29 1.30 1.31 1.32 1.33 1.34 1.35 1.36 1.37 1.38 1.39 1.39 1.40 0.00 0.00

Second Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

20,437 574,762 260,905 272,215 283,342 294,269 304,979 315,455 325,679 335,632 345,293 354,644 363,662 372,324 380,609 388,491 395,947 0 0 5,588,646
0.00 2.16 1.26 1.28 1.29 1.30 1.31 1.32 1.33 1.34 1.35 1.36 1.37 1.38 1.39 1.39 1.40 0.00 0.00

Third Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

20,437 574,762 260,905 272,215 283,342 294,269 304,979 315,455 325,679 335,632 345,293 354,644 363,662 372,324 380,609 388,491 395,947 0 0 5,588,646
0.00 2.16 1.26 1.28 1.29 1.30 1.31 1.32 1.33 1.34 1.35 1.36 1.37 1.38 1.39 1.39 1.40 0.00 0.00

Fourth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

20,437 574,762 260,905 272,215 283,342 294,269 304,979 315,455 325,679 335,632 345,293 354,644 363,662 372,324 380,609 388,491 395,947 0 0 5,588,646
0.00 2.16 1.26 1.28 1.29 1.30 1.31 1.32 1.33 1.34 1.35 1.36 1.37 1.38 1.39 1.39 1.40 0.00 0.00

  NEF Cash Flow 

Project Year
% of Year in Operation

TAXES & INSURANCE

Total Expenses

MARKETING & LEASING
MAINTENANCE & REPAIR

Other Income / yr @  2%  increase / yr

PAYROLL & RELATED

INCOME
Gross Rent Paid - LIHTC Units  2.00%
Gross Rent Paid - Sub Units Increase  2.00%

GENERAL & ADMINISTRATIVE

Gross Rent Paid - After Contract  2.00%

 Replacement Reserve  (Funding Req.) @$300

Principal Pmt. - 

OTHER EXPENSES

Principal Pmt. - 
Interest Pmt. - 

Total Debt Service - 

Total Expenses including Replacement Reserve

Debt coverage ratio (TIF Note only)

NET OPERATING INCOME

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

Cash-flow after debt service - 1st

Interest Pmt. - 

Debt coverage ratio after 3rd mortgage

Cash-flow after debt service - 2nd

Principal Pmt. - 

Subsidized Residential Vacancy @  7.0%
Market Residential Vacancy @  7.0%

Commercial @  2%  increase / yr
Other Income Vacancy @  7.0%

UTILITIES

Commercial Vacancy @  7.0%

EXPENSES

Total Effective Gross Income from Project

Other Income 

Cash-flow after debt service - 4th

LIHTC and Subsidized Vacancy Override

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

DEBT SERVICE (MUST-PAY))

Debt coverage ratio after 4th mortgage

Principal Pmt. - First Mortgage
Interest Pmt. - First Mortgage

Debt coverage ratio after 1st mortgage

Total Debt Service - 

Total Debt Service - First Mortgage

Interest Pmt. - 

Total Debt Service - 
Cash-flow after debt service - 3rd

LIHTC Vacancy @  7.0%

Market Rent
Gross Residential Income



  NEF Cash Flow 

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

Fifth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

20,437 574,762 260,905 272,215 283,342 294,269 304,979 315,455 325,679 335,632 345,293 354,644 363,662 372,324 380,609 388,491 395,947 0 0 5,588,646
0.00 2.16 1.26 1.28 1.29 1.30 1.31 1.32 1.33 1.34 1.35 1.36 1.37 1.38 1.39 1.39 1.40 0.00 0.00

Req'd DSC Cash needed for DSC 0

0
0

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

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

1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1 18,500 19,055 19,627 20,215 20,822 21,447 22,090 22,753 23,435 24,138 24,862 25,608 26,377 27,168 27,983 28,822 29,687 0 0 402,589
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
14 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
16 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
17 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
18 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
19 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
20 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
21 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
22 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
23 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
24 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
25 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
26 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
27 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1,937 555,707 241,278 252,000 262,520 272,823 282,889 292,703 302,244 311,493 320,431 329,035 337,285 345,156 352,626 359,669 366,260 0 0 5,186,056

0 56 24 25 26 27 28 29 30 31 32 33 34 35 35 36 37 0 0 519
1,937 555,652 241,254 251,975 262,494 272,795 282,861 292,673 302,213 311,462 320,399 329,003 337,251 345,122 352,591 359,633 366,223 0 0 5,185,538

.

5,588,646

Cash Flow From Operations for Construction Costs

20,437 388,491 380,609 335,632 363,662 354,644 315,455 325,679 

Release of Operating Reserve

Total Debt Service - 

283,342 574,762 260,905 272,215 

Deferred Developer Fee - Principal

0

0

0

0

0

0

0

0
0

0
0

0

Excess Cash Allocation to Distributions

0

294,269 304,979 

RESERVE WITHDRAWALS

Debt coverage ratio after 5th mortgage

Interest Pmt. - 

Incentive Management Fee
Deferred Developer Fee - Interest

Initial Operating Reserve

Other Reserves

Cash Flow After Required Payments & 
Funding of Operating Reserve

Annual NEFAsset Management Fee

Capitalized Lease-Up Reserve
Capitalized Rev Deficit Reserve
Capitalized ACC Reserve

Project Year

PAYMENTS CONTINGENT ON AVAILABLE CASH-FLOW

Principal Pmt. - 

Remaining Cash

General Partner Share @ 0.01%
Limited Partner Share @ 99.99%

0

0

0

0

0
0
0
0

0
0

Loan Servicing and/or MIP Fees

0 0 372,324 395,947 

Cash-flow after debt service - 5th

345,293 



  NEF Cash Flow 
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034
0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321

0 185,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 3,700 3,774 3,849 3,926 4,005 3,677 3,375 3,098 2,844 2,611 2,397 2,200 2,020 1,854 1,702 0 0 45,034
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 20,425 18,751 17,213 15,802 14,506 13,316 12,224 11,222 10,302 9,457 8,682 7,813
0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321 70,321

0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321 70,321

2%
925 52,390 112,318 175,211 241,181 310,344 344,539 377,719 410,021 441,573 472,492 502,890 532,870 562,528 591,955 621,235 650,449 585,404

0 17 1,048 2,246 3,504 4,824 6,207 6,891 7,554 8,200 8,831 9,450 10,058 10,657 11,251 11,839 12,425 0 0 115,002

925 51,449 58,880 60,646 62,466 64,340 66,270 68,258 70,306 72,415 74,587 76,825 79,130 81,504 83,949 86,467 89,061 0 0
0 0 0 0 0 0 38,282 41,969 45,558 49,064 52,499 55,877 59,208 62,503 65,773 69,026 72,272 65,045 0

925 52,390 112,318 175,211 241,181 310,344 344,539 377,719 410,021 441,573 472,492 502,890 532,870 562,528 591,955 621,235 650,449 585,404 585,404

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

0 520,000 530,400 541,008 551,828 562,865 574,122 585,604 597,317 609,263 621,448 633,877 646,555 659,486 672,675 686,129 699,852 699,852
0 520,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 10,400 10,608 10,820 11,037 11,257 11,482 11,712 11,946 12,185 12,429 12,678 12,931 13,190 13,454 13,723 0 0 179,852
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 520,000 530,400 541,008 551,828 562,865 574,122 585,604 597,317 609,263 621,448 633,877 646,555 659,486 672,675 686,129 699,852 699,852 699,852

2%
0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720

0 0 6,000 6,120 6,242 6,367 6,495 6,624 6,757 6,892 7,030 7,171 7,314 7,460 7,609 7,762 7,917 0 0 103,761
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0 0
0 300,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0

0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720 209,720

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

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

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

Ending Balance

Contributions to Other Reserve

Other Use (Expense / Capitalized)
Balance before Release
Release of Operating Reserve to cash flow

Project Year

Contributions to Operating Reserve
Interest on Reserve Account

Initial Operating Reserve
Reserve Balances

Ending Balance

Balance before Release

Withdrawal from Ins & Tax Reserve

Insurance & Tax Escrow (Funding Not Req.)
Interest on Reserve Account

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release

Balance before Release

Other Use (Expense / Capitalized)
Balance before Release

Interest on Reserve Account
Withdrawal from Replacement Reserve

Release of  Reserve to cash flow

Capitalized Rev Deficit Reserve

Contributions to Ins & Tax Reserve
Other Use (Expense / Capitalized)

Ending Balance

Withdrawal from Reserve

Contributions to Reserve

Withdrawal from Operating Reserve

Capitalized Replacement Reserve

Release of Operating Reserve to cash flow
Ending Balance

Release  to cash flow

Contributions to Replacement Reserve

Ending Balance

Other Use (Expense / Capitalized)

Other Use (Expense / Capitalized)

Interest on Reserve Account

Ending Balance

Other Use (Expense / Capitalized)
Balance before Release
Release of  Reserve 

Interest on Reserve Account
Withdrawal from Other Reserve

Capitalized Lease-Up Reserve

Release of  Reserve to cash flow

Other Reserves

Ending Balance

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release
Release of  Reserve to cash flow

Capitalized ACC Reserve

Other Use (Expense / Capitalized)



  NEF Cash Flow 

2017

5 10% 0%

5 10% 90%

20 50%

15 50%

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033

0 0 0 0 0 0 20,425 18,751 17,213 15,802 14,506 13,316 12,224 11,222 10,302 9,457 8,682 7,813
0 0 0 0 0 0 38,282 41,969 45,558 49,064 52,499 55,877 59,208 62,503 65,773 69,026 72,272 65,045
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0

0 0 0 0 0 0 58,708 60,719 62,771 64,865 67,005 69,193 71,432 73,725 76,075 78,483 274,995 72,858
0 0 0 0 0 0 24,254 22,947 21,769 20,708 19,756 18,904 18,145 17,472 16,879 16,360 209,950 14,318
0 0 0 0 0 0 34,454 37,772 41,002 44,157 47,249 50,289 53,287 56,253 59,195 62,123 65,045 58,540
0 0 0 0 0 0 34,454 72,226 113,228 157,385 204,634 254,923 308,210 364,463 423,659 485,782 550,827 609,367

27.5 0 0 0 0 0 0 1,253 2,626 4,117 5,723 7,441 9,270 11,208 13,253 15,406 17,665 20,030 0
0 0 0 0 0 0 33,201 68,346 105,231 143,665 183,473 224,492 266,572 309,571 353,361 397,820 442,835 501,375

0 0 0 0 0 0 25,507 25,574 25,886 26,431 27,197 28,174 29,353 30,726 32,285 34,024 229,980 14,318

% of use capitalized

% of use capitalized

% of balance used

% of balance used

% of balance used

% of balance used

% of use capitalized

% of use capitalized

Total Deduction for Use of Reserves

Used in yrs multiple of

Total Currently Capitalized
Cumulative Capitalized

Revenue Deficit Reserve

Insurance & Tax Escrow Reserve

Use of Operating Reserve

Operating Reserve

Replacement Reserve Used in yrs multiple of

Used in yrs multiple of

Used in yrs multiple of

Use of Replacement Reserve

Remaining Capitalized Reserve Basis
Depreciation Taken

Use of Revenue Deficit Reserve
Use of Insurance & Tax Escrow Reserve

Total Uses of Reserves
Total Currently Expensed

Use of Reserves Analysis

Year Placed in Service



NEF

Total Acquisition

100% 130% 30%

42,565,802 0 0 42,565,802 0 0 0

100.00%

0 0 0

0 0 0

    Subtotal 42,565,802 0 0 42,565,802 0 0 0

Less: 0 0 0 0

0 0 0 0 0 0

0 0 0

42,565,802 0 0 42,565,802 0 0 0

Adjustment

100% 100.00%

55,335,543 0 0 55,335,543 0 0 0

100.00% 100.00% 100.00% 0% 0.00% 30.00%

55,335,543 0 0 55,335,543

0 0

3.22% 3.22% 7.52%

Calculated 4,161,233 0 0 4,161,233 0 0 0

1,740,003 0 0 1,740,003

1,740,003 0 0 1,740,003 0 0 0

17,400,030 0 0 0

No. of Units Fraction Total Sq Ft Fraction
185 100.00% 207,100 100.00%

0 0.00% 0 0.00% 0
2 Add'l Const Period Bond Proceeds

42,565,802
187 100.00% 207,100 100.00% 0.00%

100.00%

Tax Credits

Eligible Basis

Percentage of Cost with 130% Basis Boost

Res Portion of Historic Rehab Credit 

Construction

Federal LIHTC
Historic 
Rehab 
Credit

State Historic 
Rehab Credit

Solar Credits

Res Portion of Solar Credits

Qualified Basis

Qualified Basis per Application

Tax Exempt Bonds

"Hard-to-Develop Area" or Qualified 
Census Tract

Applicable Fraction

Federal and Other Grants Off Basis

Other

Eligible Basis

Percentage of Historic Related Costs

Adjusted Eligible Basis

Manager Unit

Low Income Apts
Market Rate Apts

Actual Allocation

Rate

100.00%

Total Project Basis
Bond Proceeds/Aggregate Basis

N/A130.00% N/A

Applicable fraction (the lesser of units or sq ft)

N/A0.00%

Annual LIHTC Amount

Total Credits

Used in Forecast (lessor)

Bond Analysis 50% Test (If Applicable)
50% Test

Total Tax Exempt Bond Proceeds

TOTAL
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 NEF

Street Address

City

State FL

Zip Code

County

Census Tract #

Type

Current Date

1    # of Residential Buildings 1 Jul-15
256

35%

2.00%

N 2.00%

4% 2.00%

Y 7.00%

7.00%

7.00%  
130% 2.00%

N 7.00%

2.00%

Building Type 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

Y 2.00% 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

90.00%

30

99.99%

Sale Proceeds Share - LP Portion

Timing Assumptions

10.00%

Sale Proceeds Share - GP Portion

Deferred Developer Fee Interest Rate

2.74%

99.99%

N

Lower-Tier LP Profit/Loss & Credits Share

Co-General Partner Tax Exempt (Y/N) N

Projected First Credit Year

12/31/32

N

Partnership Information

General Partner Tax Exempt (Y/N)

Applicable Fed. Rate (AFR)

Residential Vacancy Rate - LIHTC

130% Boost (enter %, 101% - 130%)

Lower-Tier LP Cash Flow Distribution Percentage

Effective Tax Rate

4% or 9% credit deal? 

                                                 -Subsidized

QCT

Use Building by Building Depreciation Schedule (Y/N)

Rehab with Tenants in place?

Annual Residential Rent Increase - Mkt

                                          -Subsidized

Length of LURA

Total Number of Residential Units

Project Assumptions

Deal Source

Sponsor #1 - Tax Status

Sponsor #2

Sponsor #2 - Tax Status

Project Description

Placed in Service

33142

Is Developer Cash Basis? (Y/N)

0.01%

1/1/16

Construction Start

Lower-Tier GP Profit/Loss & Credit Share

Urban

Shelf

Sponsor #1 Miami Redevelopment Partners, LLC

Miami-Dade

Miami 2016

Sale of Project

7/8/15

$300

Annual Funding of Other Reserves

7,500

6/1/17

Project Name

Limited Partnership Name

Spreadsheet Purpose (Project Status)

Location

NEF Admission to Partnership

NEF Initial Funding

Liberty Rising Phase 2

Liberty Rising Phase I, LLC

4751 NW 24th Court

1/1/16

1/1/16

12/1/16

Permanent Loan Closing

Target Reserve 
Amount

Multifamily Annual Expense Increase

Reserves and Fees
Accrue 

Fee/Funding 
(Y/N)

Estimated Reserve 
Amount per Unit

State Tax Rate (CA only)

Construction Type

Target Population

                                           -Mkt

Growth 
Rate

Other Income Growth Rate

Interest 
Earnings 

Rate

New

Escalators

Alternate escalation table being usedSMT #

Tax exempt bond deal? (Y/N)

Family

Is 3rd party buying state credits ? Commercial Vacancy Rate

Annual Residential Rent Increase - LIHTC

For Profit

Date Deal Secured

Annual Funding of Ins & Tax Escrow

Annual Funding of Rev Deficit Reserve

Annual Funding of Operating Reserve

Annual Funding of Replacement Reserve

Y/N $ Amt or % of EGI

5,000Annual NEFAsset Management Fee

Annual Partnership Mgmt Fee to GP

Management Incentive Fee 

76,800

NEF

QCT  / DDA (Indicate Which)

# Total Buildings

Annual Commercial Rent Increase
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 NEF Project Assumptions

3.22% Date

7.52% Date

N Date

2015

Total Annual Tax Credit Allocation Unallocated

Total Annual Rehab Credit Allocated

Total Annual Acq Credit Allocated Is 168 election required

Bond Issuer

Tax Credit Allocated Credit Enhancement Type

Enhancement Provided by

Tax Credit Allocated Bond Purchaser:

Date of Bond Issuance

NEF Regional Team:

VP Originations

VP Supportive Housing

Originations Manager

Originations Analyst

VP Project Management

Project Manager

Constructions Risk Manager

VP Asset Management

Asset manager

Vending

Peredevelopment loan

Annual Tax Credit frm Tax Credit Res

7/1/15

Tax Exempt Bond Financing

Eligible for Solar Credits? (Y/N)

Eligible for Cal State Tax Credit? (Y/N)

15,360

15,360

Annual Tax Credit - 2nd year allocation

Total LIHTC Basis+Land+Commercial

Credit Rate Locked-In? (Y/N)

$2,332,091

Tax Credit Information Other Annual Income

Sandra Seals

Laundry

State Historic Credit Percentage

Other Income

N

N

Year of allocation

($3,236,446)

Elected set-aside

$0

$2,332,091

Due Date of 10% Carryover

Eligible for Acquisition Credit? (Y/N)

Construction / Rehab Credit Rate

Acquisition Credit Rate

7/1/15

56,961,308

TOTAL

Are These Draw Down Bonds

$2,332,091

Eligible for State Historic Tax Credit? (Y/N) N

N

Number of Years

State LIHTC Credit - Number of Years

Eligible for Historic Rehab Credit? (Y/N)

10% Carryover Test Required (Y/N)

N

N

N

Project Characteristics Choose all that apply

Eligible for State LIHTC Credit? (Y/N)

Tony Lyons



1 1.0 5 50% 66 497 497 15 5 2.00% 650 3,250 635 11% 11% 60.2% 60% #DIV/0!

1 1.0 3 50% 66.00 914 914 15 5 2.00% 650 1,950 635 -54% -54% 104.7% 105% #DIV/0!

1 2.0 23 60% 66.00 2.00% 650 14,950 762 0% 81.4% #DIV/0!

2 2.0 48 50% 84.00 603 603 15 5 2.00% 1,100 52,800 762 10% 10% 61.2% 61% #DIV/0!

2 2.0 30 50% 84.00 1,173 1,173 15 5 2.00% 1,100 33,000 762 -65% -65% 112.0% 112% #DIV/0!

2 2.0 44 60% 84.00 1,648 1,648 15 5 2.00% 1,100 48,400 914 -90% -90% 154.3% 154% #DIV/0!

3 2.0 17 50% 105.00 771 771 15 5 2.00% 1,250 21,250 880 0% 0% 67.5% 68% #DIV/0!

3 2.0 14 50% 105.00 1,616 1,616 15 5 2.00% 1,250 17,500 880 -96% -96% 132.6% 133% #DIV/0!

3 2.0 28 60% 105.00 2.00% 1,250 35,000 1,056 0% 81.4% #DIV/0!

4 2.0 14 50% 137.00 902 902 15 5 2.00% 1,350 18,900 982 -6% -6% 71.8% 72% #DIV/0!

4 2.0 16 50% 137.00 1,888 1,888 15 5 2.00% 1,350 21,600 982 -106% -106% 139.9% 140% #DIV/0!

5 2.0 13 50% 137.00 1,037 1,037 15 5 2.00% 1,450 18,850 1,083 -8% -8% 73.5% 74% #DIV/0!

2 2.0 1 50% 2.00% 1,100 1,100 0.0% #DIV/0!

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

256 15 5

0 100.00%

256 73.61%

1 http://www.huduser.org/portal/datasets/mtsp.html Market Commercial Subsidized 0

0 0 160

0 0 233,921 0

Date AMI checked 0 0 2,807,052

Rent floor election year 0 0 189,100

Rent Income Rent Income Rent Income Rent Income Rent
1 0.70 592 28,434 711 0 0 0 0 0 0

1.5 0.75 635 30,465 762 0 0 0 0 0 0

2 0.80 677 32,496 812 0 0 0 0 0 0

3 0.90 762 36,558 914 0 0 0 0 0 0

4 1.00 846 40,620 1,016 0 0 0 0 0 0

4.5 1.04 880 42,245 1,056 0 0 0 0 0 0

5 1.08 914 43,870 1,097 0 0 0 0 0 0

6 1.16 982 47,119 1,178 0 0 0 0 0 0

7 1.24 1,049 50,369 1,259 0 0 0 0 0 0

7.5 1.28 1,083 51,994 1,300 0 0 0 0 0 0

8 1.32 1,117 53,618 1,340 0 0 0 0 0 0

0

0

0

0

0

S8 Pymt 
Standard

Gas & Electric

Trash and Water

Family Size
Rent

25,388

313,121

98,350

Stressed 
Term (yrs)

43,328

44,682

5

0

0

0

0

0

0

0

0

0

0

41,974

39,266

27,080

36,558

33,850

2

3

4

0

0

0

0

30,465

35,204

Sq Ft / 
Unit

Monthly 
Comm 
Income

Total 
Monthly 
Income

Total Sq Ft
Max LIHTC 

Rent @ 
target AMI

After Contract 
Rent % Below 

LIHTC Max 

2,485

% of AMI of 
After Contract 

Rents

% of  Rent 
Below Avg 

Market Rent

Rent As 
Max % of 
Income

Stressed 
Income 

Escalator

% of  Rent 
Below 

LIHTC Max 

Unit Mix & Rents 

Median 
Income 

Targeted
Description of Units

NEF

Developer 
Rent

Market 
Units Rent

Tenant 
Pd Utility

During 
Contract

Average 
Market 
Rent

# Bath 
rooms

# 
Bdrms

# 
Units

Description

LIHTC Subsidized

NEF LIHTC 
Rent

49,200

2006 55,900

Source

Owner 
Paid

2011 51,900 -0.57%

2009 3.25%

2007

50,800

45,200

2008

2010 52,200 2.76%

8.85%

2016

1.35%

-6.84%

1

Utilities

PHCD

Income
0

0

00 23,695

Tenant 
Paid

Term 
(yrs)

HUD FMR

256

3,757,452

After 
Contract

Subsidy Type

ection 8 - PHA Project Based Vouch

Monthly Rent

LIHTC

Percent Residential

BE Occupancy

HUD Income

Commercial Units

Manager Units

287,450Miami Dade County

AMI Analysis

Residential Units

AMI source

Location

% Change

Total Units

Total RentableSq Ftg

950,400

79,200

Median Income / 
Family of 4

As Of (Date)

49,900

3/6/15

HUD

7/6/15 Annual Rent

Is Commercial Space a Master Lease (Y/N)

Day Care Bldg

Total Units

Garages

-19.14%

Date

Type of Lease NN or NNN)0

Source

TOTAL

96

Total Commercial Sq Ft

Max LIHTC Income and Rents
50% 60%Adj 

Factor
# BDRMS

Income

Commercial Rent per Sq Ft

Is Commercial Space Eligible for Historic Credits

PHCD

0

LIHTC 696 696 16,008

LIHTC Subsidized ection 8 - PHA Project Based Vouch 2,742

LIHTC Subsidized ection 8 - PHA Project Based Vouch 35,190

LIHTC Subsidized ection 8 - PHA Project Based Vouch 28,944

LIHTC Subsidized ection 8 - PHA Project Based Vouch 13,107

LIHTC 831 831 ection 8 - PHA Project Based Vouch 109,076

LIHTC 951 951 26,628

LIHTC Subsidized ection 8 - PHA Project Based Vouch 22,624

LIHTC Subsidized ection 8 - PHA Project Based Vouch 30,208

LIHTC Subsidized ection 8 - PHA Project Based Vouch 12,628

Manager 0

LIHTC Subsidized ection 8 - PHA Project Based Vouch 13,481

-1.22%

3.10%

0.00%

4 person very low income

2012 52,600

2013 49,000

2014 48,400

2015 49,900

-0.94%

huduser.org

33,850



NEF

1.60

29.54% 18,750,000 73,242 6.25% 6/1/17 7/1/17 35 35 N N N Private Lender

0.00% 0

0.00% 0

0.00% 0

0.00% 0

18,750,000 73,242

14.10% 8,948,163 34,954 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

2.38% 1,510,324 5,900 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

3.17% 2,013,766 7,866 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

0.21% 131,271 513 2.37% 1/1/16 2/1/16 35 35 N N Other

7.88% 5,000,000 19,531 0.00% 1/1/16 2/1/16 35 35 N N State Loans

1.27% 805,202 3,145 0.00% 1/1/16 2/1/16 35 35 N N State Loans

1.03% 654,494 2,557 2.37% 1/1/16 2/1/16 35 35 N N Other

0.00% 0

19,063,220 74,466

0.00%

0.00%

0

0.00% 0

0.00% 0 0% No of Yrs 2

0.00%

0.00%

0.00%

0.00%

0.00% 100

0.00% 0 0

40.42% 25,650,436 DDF paid on RA page

25,650,536

100.00% 63,463,756

4.75% 6/1/17 6/1/17

Comments

Comments

First Mortgage

Amortizing

Amort YrsDebt / Unit

Fed Grant ? (Y/N)

% of 
funding

Financing 

Source Conversion Requirements
Is lender 
related to 
investor

Sponsor/R
elated 
Party 

Term Yrs

Simple

Total Sources

Subtotal Grants

Other Sources

State Tax Equity Provider

Subtotal Contingent Loans

Amortizing

Amortizing

Recourse 
Y/N)

1st Pay 
Date

Amortizing

Perm Loan 
Closing Date

Interest 
Rate

Payment Type

Amortizing

PrincipalRequired Loans

Other Public and Private Funds

Simple

PHCD CFFP

Developer Fee via Cash Flow

FHFC ELI Loan

RAD Subsidy During Construction

Principal

Source of Funds / Lender Name

Contingent Loans / Lender Name

Grants

County General Obligation Bonds

Construction Financing
Interest Rate

Year DDF Paid Off

PHCD Documentary Surtax Fund

Conversion 
Date

30,100,000

Comments

Cash Flow from Operations

GP Capital

Bond 
Financing 

(Y/N)

Subtotal Other Sources

NEF Equity

Construction Lender

Amortizing

FHFC SAIL Loan

Percentage of cash flow from operations to fund deal

Construction Loan

Maturity Date



NEF
Amortized Years

Uses of Funds
Land 0% 0 0 0 X 0 0 0 0 0 X 0 0
Building 0 0 0 0 X 0 0 0 0 0 0 X 0 0
Acquisition Legal Costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs - holding costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs 0 0 0 X 0 0 0 0 0 X 0 0

Off-Site Improvements 2,560,000 9 10,000 0 X 0 0 2,560,000 0 0 X 0 0
Site Work - Bldg Life Depr (Utility & Sewer Lines) 0 0 0 0 0 0 0 0 0 X 0 0
Site Work - Non Depr (Grading, Demolition, Land Clearing) 1,238,016 4 4,836 0 0 0 0 1,238,016 0 0 X 0 0
Site Work - 15 Year Depr (Landscaping, fine grading, sidewalks) 0 0 0 0 0 0 0 0 0 X 0 0
Basic Construction                                     Retention % 31,682,161 110 123,758 31,682,161 31,682,161 0 0 0 0 0 0 31,682,161 0
Personal Property 0 0 0 0 0 0 0 0 0 0 0
Gen. Req., Builder's OH & Profit 14.01% 4,612,501 16 18,018 4,612,501 4,612,501 0 0 0 0 0 0 4,612,501 0
Other Construction Hard Costs - Solar 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0

CONSTRUCTION CONTINGENCY 4.42% 1,774,039 6 6,930 1,774,039 1,774,039 0 0 0 0 0 0 1,774,039 0

Payment and Performance Bond 354,808 1 1,386 354,808 354,808 0 0 0 0 0 0 354,808 0
Architect/Design 940,000 3 3,672 940,000 940,000 0 0 0 0 0 0 940,000 0
Construction Management/Architect Supervision 260,000 1 1,016 260,000 260,000 0 0 0 0 0 0 260,000 0
Construction Permits and Fees 0 0 0 0 0 0 0 0 0 0 0 0
Lender or NEF Inspection fee 16,000 0 63 16,000 16,000 0 0 0 0 0 0 16,000 0
Engineering 510,000 2 1,992 510,000 510,000 0 0 0 0 0 0 510,000 0
Environmental Reporting and Abatement 25,000 0 98 25,000 25,000 0 0 0 0 0 0 25,000 0
Geotechnical Study/Soil Borings 70,000 0 273 70,000 70,000 0 0 0 0 0 0 70,000 0
Other Construction Soft Costs 75,000 0 293 75,000 75,000 0 0 0 0 0 0 75,000 0
Other Construction Soft Costs 0 0 0 0 0 0 0 0 0 0 0 0

Construction Loan Origination Fee 439,074 2 1,715 439,074 439,074 0 0 0 0 20 0 0 439,074 0
CONSTRUCTION LOAN INTEREST IN BASIS 1,623,417 714,875 2 2,792 714,875 714,875 0 0 0 0 0 0 714,875 0
CONSTRUCTION LOAN INTEREST EXPENSED 714,875 2 2,792 0 0 0 0 0 0 714,875 0 0 0
Construction Period RE Taxes 60,000 0 234 60,000 60,000 0 0 0 0 0 0 60,000 0
Construction Period Insurance 650,000 2 2,539 650,000 650,000 0 0 0 0 0 0 650,000 0
Negative Arbitrage, costs of issuance, LOC fees 2,382,666 8 9,307 2,382,666 2,382,666 0 0 0 0 0 0 2,382,666 0
Appraisal 13,000 0 51 13,000 13,000 0 0 0 0 0 0 13,000 0
Market Study 12,000 0 47 12,000 12,000 0 0 0 0 0 0 12,000 0
Survey 30,000 0 117 30,000 30,000 0 0 0 0 0 0 30,000 0
Predevelopment Loan Interest and Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
Consulting Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
"Project" Bridge Loan Interest in Basis 0 0 0 0 0 0 0 0 0 0 0 0
Loan Origination Fee - Permanent 0 0 0 0 0 0 0 0 35 0 0 0 0
Title & Recording 390,000 1 1,523 351,000 351,000 0 0 39,000 0 10 0 0 351,000 0
Legal - Syndication/Organization 0 0 0 0 0 0 0 0 15 0 0 0 0
Legal - Bond/Perm Loan 0 0 0 0 0 0 0 0 35 0 0 0 0
Legal - Construction 255,000 1 996 255,000 255,000 0 0 0 0 0 0 255,000 0
Due Diligence - NEF 52,000 0 203 0 0 0 0 52,000 0 0 0 0 0
Tax Credit Allocation Fee 186,567 1 729 0 0 0 0 0 186,567 10 0 0 0 0
Tax Credit Compliance Fees 129,581 0 506 0 0 0 0 0 129,581 10 0 0 0 0
Lease-up and Marketing Costs 273,712 1 1,069 0 0 0 0 0 273,712 1 0 0 0 0
Accounting/Post Const. Audit 35,000 0 137 0 0 0 0 0 0 35,000 0 0 0
Soft Cost Contingency 456,247 2 1,782 456,247 456,247 0 0 0 0 0 0 456,247 0
Other Tax Credit Fees 322,933 1 1,261 322,933 322,933 0 0 0 0 2 0 0 322,933 0
Relocation 1,172,073 4 4,578 1,172,073 1,172,073 0 0 0 0 0 0 1,172,073 0
Utility Tap Fees 250,000 1 977 250,000 250,000 0 0 0 0 0 0 250,000 0

Developer Fee - Construction 100% 9,532,931 33 37,238 9,532,931 9,532,931 0 0 0 0 0 0 9,532,931 0
Developer Fee - Acquisition 0% 0 0 0 0 0 0 0 0 0 0 0

Developer Fee - Other 0 0 0 0 0 0 0 0 0 0 0 0

Initial Operating Reserve 1.08 250,000 1 977 0 0 0 0 250,000 0 0 X 0 0
Capitalized Replacement Reserve 0 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized ACC Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized Rev Deficit Reserve 3 720,000 3 2,813 0 0 0 0 720,000 0 0 X 0 0
Capitalized Ins & Tax Escrow 300,000 1 1,172 0 0 0 0 300,000 0 0 X 0 0
Capitalized Lease-Up Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 X 0 0

Accrued Contingent Loan Interest 311,104 0 0 0 0 0 0 0 0 0 311,104
Total Uses 63,460,059 221 247,891 56,961,308 56,961,308 0 0 5,159,016 589,860 749,875 0 56,961,308 0

Sources/Uses Surplus (Gap) 3,697

Commercial 
Costs

Expensed
Historic 
Basis

Check

Development Costs 

Per Sq Ft Amortized Yrs Bond Basis
Depreciable 

Basis
Non-

Depreciable

Acquisition 
Eligible 
Basis

NC/Rehab 
Eligible 
Basis

CommentsTotal Per Unit



N
256 12/1/16 0

256 12/1/16 0

0 2,332,091

0 0

287,450 0

1/1/16 0

12/1/16 0

12/1/16   Absorption (avg units/month) per market study 50 0

4/1/17   Absorption (avg units/month) per model 51 Solar Credits 0

12/1/2016

11

Jan-16 0 0 0 0 0 0 0 0 0
Feb-16 0 0 0 0 0 0 0 0 0
Mar-16 0 0 0 0 0 0 0 0 0
Apr-16 0 0 0 0 0 0 0 0 0
May-16 0 0 0 0 0 0 0 0 0
Jun-16 0 0 0 0 0 0 0 0 0
Jul-16 0 0 0 0 0 0 0 0 0
Aug-16 0 0 0 0 0 0 0 0 0
Sep-16 0 0 0 0 0 0 0 0 0
Oct-16 0 0 0 0 0 0 0 0 0
Nov-16 0 0 0 0 0 0 0 0 0

1 1 Dec-16 51 51 51 0 62,380 0 0 62,380 38,716 0 38,716
TOTAL 51 51 51 0 0 62,380 0 0 62,380 38,716 0 38,716

Jan-17 51 102 51 0 124,759 0 0 124,759 464,596 0 464,596
Feb-17 51 153 51 0 187,139 0 0 187,139 425,880 0 425,880
Mar-17 51 204 51 0 249,518 0 0 249,518 387,164 0 387,164

1 Apr-17 52 256 52 0 313,121 0 0 313,121 355,279 0 355,279
May-17 256 0 313,121 0 0 313,121 0 0 0
Jun-17 256 0 313,121 0 0 313,121 0 0 0
Jul-17 256 0 313,121 0 0 313,121 0 0 0
Aug-17 256 0 313,121 0 0 313,121 0 0 0
Sep-17 256 0 313,121 0 0 313,121 0 0 0
Oct-17 256 0 313,121 0 0 313,121 0 0 0
Nov-17 256 0 313,121 0 0 313,121 0 0 0
Dec-17 256 0 313,121 0 0 313,121 0 0 0
Credits from QO Units PIS in 2016 464,596 0 464,596

TOTAL 205 256 205 0 0 3,379,505 0 0 3,379,505 2,097,515 0 2,097,515

Cumulative 
Non TC Units 

Leased

Tax Credit 
Units Leased 

(Credits)

NEF Lease-Up Schedule / Credit Delivery 

Acq Tax 
Credits

Total Tax 
Credits

Construction Period

State Historic Credits Allocated

Year
Rehab Tax 

Credits
Tax Credit 

Rental Income

100% Lease-Up/Qualified Occupancy

Total Rental 
Income

Commercial 
Income

Non Tax 
Credit Rental 

Income

Start of Leasing/Move-in Date

Tax Credit 
Units Leased 

(Income)

Cumulative 
TC Units 
Leased

Non TC Units 
Leased

Tax Credit 
Units Leased 

(Credits)
Year

Tax Credit 
Units Leased 

(Income)

Cumulative 
Tax Credit 

Units Leased

Non Tax 
Credit Units 

Leased

Start of QO Tax Credit Units PIS

Total Rental 
Income

Cumulative 
Non Tax 

Credit Units 

Commercial 
Income

Non Tax 
Credit Rental 

Income

Commercial 
Sq FT Leased

Tax Credit 
Rental Income

Commercial 
Sq Ft Leased

Rehab Tax 
Credits

Acquisition Credits Allocated/yrNumber of Residential Units First Building Placed in Service

Last Building Placed in Service

Square Footage of Building

LIHTCs Allocated @ 100%/yr

LIHTCs Allocated @ 130%/yr

Cal State Credits Allocated @ 100%

Cal State Credits Allocated @ 130%

Number of Market Units

Commercial Square Footage

Number of Tax Credit Units

Construction Contract Completion Date

Start of Construction

Completion/CofO/Placed in Service

State Credits Allocated 

Historic Credits Allocated

Acq Tax 
Credits

Total Tax 
Credits



NEF Lease-Up Schedule / Credit Delivery 

Jan-18 256 0 313,121 0 0 313,121 0 0 0
Feb-18 256 0 313,121 0 0 313,121 0 0 0
Mar-18 256 0 313,121 0 0 313,121 0 0 0
Apr-18 256 0 313,121 0 0 313,121 0 0 0
May-18 256 0 313,121 0 0 313,121 0 0 0
Jun-18 256 0 313,121 0 0 313,121 0 0 0
Jul-18 256 0 313,121 0 0 313,121 0 0 0
Aug-18 256 0 313,121 0 0 313,121 0 0 0
Sep-18 256 0 313,121 0 0 313,121 0 0 0
Oct-18 256 0 313,121 0 0 313,121 0 0 0
Nov-18 256 0 313,121 0 0 313,121 0 0 0
Dec-18 256 0 313,121 0 0 313,121 0 0 0
Credits from QO Units PIS in 2016 464,596 0 464,596
Credits from QO Units PIS in 2017 1,867,495 0 1,867,495
TOTAL 0 256 0 0 0 3,757,452 0 0 3,757,452 2,332,091 0 2,332,091

units agree units agree units agree sq ft agrees

Rehab Tax 
Credits

Tax Credit 
Units Leased 

(Credits)

Non Tax 
Credit Units 

Leased

Commercial 
Sq FT Leased

Commercial 
Income

Year
Total Rental 

Income

Cumulative 
Non Tax 

Credit Units 

Tax Credit 
Units Leased 

(Income)

Tax Credit 
Rental Income

Non Tax 
Credit Rental 

Income

Cumulative 
Tax Credit 

Units Leased

Acq Tax 
Credits

Total Tax 
Credits



NEF

23,318,578 1.100 25,650,436
0 0 "
0 0

0 0
0 0

25,650,436

0 0

3rd Party Buyer
0 0

3rd Party Buyer
25,650,436

1 1/1/16 3/31/16 10.00% 1,484,750 25.00% 2,383,233 0 3,867,983 15.08% 0 3,867,983

2 4/1/16 6/30/16 15.00% 2,227,126 15.00% 1,429,940 0 3,657,065 14.26% 0 3,657,065
3 8/1/16 9/30/16 15.00% 2,227,126 15.00% 1,429,940 0 3,657,065 14.26% 0 3,657,065
4 10/1/16 12/31/16 15.00% 2,227,126 15.00% 1,429,940 0 3,657,065 14.26% 0 3,657,065
5 12/1/16 12/31/16 20.00% 2,969,501 25.00% 2,383,233 0 5,352,734 20.87% 0 5,352,734
6 6/1/17 6/30/17 25.00% 3,711,876 5.00% 476,647 1,270,000 1,270,000 5,458,523 21.28% 0 5,458,523
7 0 0 0 0 0.00% 0 0
8 0 0 0 0 0.00% 0 0

9 0 0 0 0 0.00% 0 0

10 0 0 0 0 0.00% 0 0
TOTAL 100.00% 14,847,505 100.00% 9,532,931 1,270,000 1,270,000 25,650,436 100.00% 0 25,650,436

14,847,505 Equity Agrees Equity Agrees

50.00% 0

9,532,931 0

0 0.00%

9,532,931

0.00%

Equity

Federal LIHTC Credits

3rd Party 
Equity

NEF and 3rd 
Party EQUITY

Total Equity 
Percent

Payment

Solar Credits

Total Limited Partner Equity

State LIHTC Credits Purchased by a 3rd Party

Qtr Paid

Equity Installments

Development 
Costs Percent

Total Equity 
Paid

NEF 
Reserves

State Historic Credits Purchased by a 3rd Party

Date

3rd Party State Credits

NEF Closing/Construction Start

Stabilization / Conversion / Final Cost Cert / 8609
Tax Return

75% Construction Complete
100% Construction Complete/ Placed in Service/ CO

25% Construction Complete

Maximum Deferred Fee Percentage

Developer Fee

3rd Party State Credit Equity

3rd Party Equity as % of Total

From Equity

From Cash Flow

Developer Fee

Percentage of Fee Deferred

3rd Party Calculations

50% Construction Complete

Project Cost
Developer 

Fee
Total Reserves 

Payment
Developer Fee 

Percent
Project Milestone

Total 

Federal Historic Tax Credits
State LIHTC Credits Purchased by NEF
State Historic Credits Purchased by NEF

Pricing Page

Price/CreditCredits



 NEF

Units 256

General & Administrative Property Management Fee 81,763 319 3.00%
Misc. Prop. Mgmt. Fees 161,984 633 3.00%
Accounting/Auditing 0 3.00%
Legal 0 3.00%
Office Supplies & Expense 0 3.00%
Telephone Answering Service 0 3.00%
Other - LIHTC Compliance Monitoring 0 3.00%
Other - Misc. Admin. 0 3.00%

243,747 952

Payroll & Related Administrative Payroll 0 3.00%
Maintenance Payroll 0 3.00%
Repair Payroll 0 3.00%
Payroll Taxes 0 3.00%
Fringe Benefits 0 3.00%
Other 0 3.00%

0 0

Utilities Electric (Common Area) 0 3.00%
Gas/Fuel Oil/Coal (Common Area) 0 3.00%
Water & Sewer 0 3.00%
Electric (for Units) 0 3.00%
Gas/Fuel Oil/Coal (for Units) 0 3.00%
Other 0 3.00%

0 0

Maintenance & Repair Cleaning (Janitorial) 0 3.00%
Elevator Maintenance 0 3.00%
Exterminating 0 3.00%
Fire Alarm Inspection 0 3.00%
Grounds Maintenance 0 3.00%
Grounds Maintenance Contract 0 3.00%
Painting & Decorating/Make-ready 0 3.00%
Repairs 0 3.00%
Repairs Contract 0 3.00%
Security 0 3.00%
Supplies 0 3.00%
Trash Removal/Snow Removal 0 3.00%
Vehicle/Equipment Maintenance 0 3.00%
Other - Misc Ops and Maint Expenses 1,124,247 4,392 3.00%
Reserves 0 3.00%

1,124,247 4,392

Market & Leasing Advertising 0 3.00%
Credit Investigations 0 3.00%
Leasing Fees 0 3.00%
Other 0 3.00%

0 0

Taxes & Insurance Insurance - Liability 0 3.00%
Other Taxes, Licenses & Fees 0 3.00%
Real Estate Taxes 0 3.00%
Property/Liability (Hazard) 0 3.00%
Other 0 3.00%

0 0

Total Annual Operating Budget 1,367,994 Is the project providing a washer/dryer in unit(s) Y/N
Which units are provided w/washer & dryer

 Annual Operating Budget per Unit (PUPA) 5,344

81,763

Annual 
Expense

Per Unit

2.38%

Escalator Comments
calculated property 

mgmt fee
alternate property mgmt 

fee calculation

Operating Expenses 

Tenant PaidOwner Paid



0 N/A 1 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A Sale

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
1.66% 89.94% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 0.00% 0.00%

15,778 854,803 988,796 1,008,572 1,028,744 1,049,318 1,070,305 1,091,711 1,113,545 1,135,816 1,158,532 1,181,703 1,205,337 1,229,444 1,254,033 1,279,113 1,304,696 0 0 17,970,245
46,601 2,524,702 2,920,457 2,978,866 3,038,443 3,099,212 3,161,196 3,224,420 3,288,909 3,354,687 3,421,781 3,490,216 3,560,021 3,631,221 3,703,846 3,463,096 0 0 0 48,907,675

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 314,827 3,853,481 0 0 4,168,308
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

62,380 3,379,505 3,909,253 3,987,438 4,067,187 4,148,531 4,231,501 4,316,131 4,402,454 4,490,503 4,580,313 4,671,919 4,765,358 4,860,665 4,957,878 5,057,036 5,158,176 0 0 71,046,228

(1,104) (59,836) (69,216) (70,600) (72,012) (73,452) (74,921) (76,420) (77,948) (79,507) (81,097) (82,719) (84,374) (86,061) (87,782) (89,538) (91,329) 0 0 (1,257,917)
(3,262) (176,729) (204,432) (208,521) (212,691) (216,945) (221,284) (225,709) (230,224) (234,828) (239,525) (244,315) (249,201) (254,185) (259,269) (264,455) (269,744) 0 0 (3,715,319)

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
255 14,091 15,981 16,300 16,626 16,959 17,298 17,644 17,997 18,357 18,724 19,098 19,480 19,870 20,267 20,673 21,086 0 0 290,705
(18) (986) (1,119) (1,141) (1,164) (1,187) (1,211) (1,235) (1,260) (1,285) (1,311) (1,337) (1,364) (1,391) (1,419) (1,447) (1,476) 0 0 (20,349)

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

0

58,250 3,156,045 3,650,467 3,723,477 3,797,946 3,873,905 3,951,383 4,030,411 4,111,019 4,193,239 4,277,104 4,362,646 4,449,899 4,538,897 4,629,675 4,722,269 4,816,714 0 0 66,343,347

4,047 225,806 258,591 266,349 274,339 282,570 291,047 299,778 308,771 318,035 327,576 337,403 347,525 357,951 368,689 379,750 391,142 0 0 5,039,368
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

18,664 1,041,498 1,192,714 1,228,495 1,265,350 1,303,310 1,342,410 1,382,682 1,424,162 1,466,887 1,510,894 1,556,221 1,602,907 1,650,995 1,700,524 1,751,540 1,804,086 0 0 23,243,341
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0
22,711 1,267,305 1,451,305 1,494,844 1,539,689 1,585,880 1,633,456 1,682,460 1,732,934 1,784,922 1,838,470 1,893,624 1,950,432 2,008,945 2,069,214 2,131,290 2,195,229 0 0 28,282,709

1,275 71,147 81,477 83,921 86,439 89,032 91,703 94,454 97,288 100,207 103,213 106,309 109,498 112,783 116,167 119,652 123,241 0 0 1,587,808

23,986 1,338,452 1,532,782 1,578,765 1,626,128 1,674,912 1,725,160 1,776,914 1,830,222 1,885,128 1,941,682 1,999,933 2,059,931 2,121,729 2,185,381 2,250,942 2,318,470 0 0 29,870,518

34,264 1,817,593 2,117,685 2,144,711 2,171,818 2,198,993 2,226,224 2,253,496 2,280,797 2,308,111 2,335,422 2,362,713 2,389,968 2,417,168 2,444,295 2,471,327 2,498,244 0 0 36,472,830
ECR 2.43 2.36 2.38 2.36 2.34 2.31 2.29 2.27 2.25 2.22 2.20 2.18 2.16 2.14 2.12 2.10 2.08 0.00 0.00

Req'd ECR 1.05 Cash needed for ECR 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

First Mortgage Loan
0 75,501 158,248 168,427 179,260 190,791 203,063 216,124 230,026 244,821 260,569 277,329 295,167 314,153 334,360 355,866 378,756 0 0 3,882,459
0 584,960 1,162,674 1,152,495 1,141,662 1,130,131 1,117,859 1,104,798 1,090,897 1,076,101 1,060,354 1,043,593 1,025,755 1,006,769 986,562 965,056 942,166 0 0 16,591,833
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 660,461 1,320,922 1,320,922 1,320,922 1,320,922 1,320,922 1,320,922 1,320,922 1,320,922 1,320,922 1,320,922 1,320,922 1,320,922 1,320,922 1,320,922 1,320,922 0 0 20,474,292

34,264 1,157,132 796,763 823,789 850,896 878,071 905,301 932,574 959,875 987,189 1,014,500 1,041,791 1,069,046 1,096,246 1,123,373 1,150,405 1,177,322 0 0 15,998,537
0.00 2.75 1.60 1.62 1.64 1.66 1.69 1.71 1.73 1.75 1.77 1.79 1.81 1.83 1.85 1.87 1.89 0.00 0.00

Second Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

34,264 1,157,132 796,763 823,789 850,896 878,071 905,301 932,574 959,875 987,189 1,014,500 1,041,791 1,069,046 1,096,246 1,123,373 1,150,405 1,177,322 0 0 15,998,537
0.00 2.75 1.60 1.62 1.64 1.66 1.69 1.71 1.73 1.75 1.77 1.79 1.81 1.83 1.85 1.87 1.89 0.00 0.00

Third Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

34,264 1,157,132 796,763 823,789 850,896 878,071 905,301 932,574 959,875 987,189 1,014,500 1,041,791 1,069,046 1,096,246 1,123,373 1,150,405 1,177,322 0 0 15,998,537
0.00 2.75 1.60 1.62 1.64 1.66 1.69 1.71 1.73 1.75 1.77 1.79 1.81 1.83 1.85 1.87 1.89 0.00 0.00

Fourth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

34,264 1,157,132 796,763 823,789 850,896 878,071 905,301 932,574 959,875 987,189 1,014,500 1,041,791 1,069,046 1,096,246 1,123,373 1,150,405 1,177,322 0 0 15,998,537
0.00 2.75 1.60 1.62 1.64 1.66 1.69 1.71 1.73 1.75 1.77 1.79 1.81 1.83 1.85 1.87 1.89 0.00 0.00

  NEF Cash Flow 

Project Year
% of Year in Operation

TAXES & INSURANCE

Total Expenses

MARKETING & LEASING
MAINTENANCE & REPAIR

Other Income / yr @  2%  increase / yr

PAYROLL & RELATED

INCOME
Gross Rent Paid - LIHTC Units  2.00%
Gross Rent Paid - Sub Units Increase  2.00%

GENERAL & ADMINISTRATIVE

Gross Rent Paid - After Contract  2.00%

 Replacement Reserve  (Funding Req.) @$300

Principal Pmt. - 

OTHER EXPENSES

Principal Pmt. - 
Interest Pmt. - 

Total Debt Service - 

Total Expenses including Replacement Reserve

Debt coverage ratio (TIF Note only)

NET OPERATING INCOME

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

Cash-flow after debt service - 1st

Interest Pmt. - 

Debt coverage ratio after 3rd mortgage

Cash-flow after debt service - 2nd

Principal Pmt. - 

Subsidized Residential Vacancy @  7.0%
Market Residential Vacancy @  7.0%

Commercial @  2%  increase / yr
Other Income Vacancy @  7.0%

UTILITIES

Commercial Vacancy @  7.0%

EXPENSES

Total Effective Gross Income from Project

Other Income 

Cash-flow after debt service - 4th

LIHTC and Subsidized Vacancy Override

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

DEBT SERVICE (MUST-PAY))

Debt coverage ratio after 4th mortgage

Principal Pmt. - First Mortgage
Interest Pmt. - First Mortgage

Debt coverage ratio after 1st mortgage

Total Debt Service - 

Total Debt Service - First Mortgage

Interest Pmt. - 

Total Debt Service - 
Cash-flow after debt service - 3rd

LIHTC Vacancy @  7.0%

Market Rent
Gross Residential Income



  NEF Cash Flow 

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

Fifth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

34,264 1,157,132 796,763 823,789 850,896 878,071 905,301 932,574 959,875 987,189 1,014,500 1,041,791 1,069,046 1,096,246 1,123,373 1,150,405 1,177,322 0 0 15,998,537
0.00 2.75 1.60 1.62 1.64 1.66 1.69 1.71 1.73 1.75 1.77 1.79 1.81 1.83 1.85 1.87 1.89 0.00 0.00

Req'd DSC Cash needed for DSC 0

0
0

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

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

1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1 25,600 26,368 27,159 27,974 28,813 29,677 30,568 31,485 32,429 33,402 34,404 35,436 36,499 37,594 38,722 39,884 41,080 0 0 557,097
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
14 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
16 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
17 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
18 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
19 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
20 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
21 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
22 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
23 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
24 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
25 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
26 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
27 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8,664 1,130,764 769,604 795,815 822,083 848,393 874,734 901,090 927,446 953,787 980,096 1,006,355 1,032,547 1,058,652 1,084,650 1,110,521 1,136,241 0 0 15,441,441

1 113 77 80 82 85 87 90 93 95 98 101 103 106 108 111 114 0 0 1,544
8,663 1,130,651 769,527 795,736 822,000 848,308 874,646 900,999 927,353 953,691 979,998 1,006,254 1,032,444 1,058,546 1,084,542 1,110,410 1,136,128 0 0 15,439,896

.

15,998,537

Cash Flow From Operations for Construction Costs

34,264 1,150,405 1,123,373 987,189 1,069,046 1,041,791 932,574 959,875 

Release of Operating Reserve

Total Debt Service - 

850,896 1,157,132 796,763 823,789 

Deferred Developer Fee - Principal

0

0

0

0

0

0

0

0
0

0
0

0

Excess Cash Allocation to Distributions

0

878,071 905,301 

RESERVE WITHDRAWALS

Debt coverage ratio after 5th mortgage

Interest Pmt. - 

Incentive Management Fee
Deferred Developer Fee - Interest

Initial Operating Reserve

Other Reserves

Cash Flow After Required Payments & 
Funding of Operating Reserve

Annual NEFAsset Management Fee

Capitalized Lease-Up Reserve
Capitalized Rev Deficit Reserve
Capitalized ACC Reserve

Project Year

PAYMENTS CONTINGENT ON AVAILABLE CASH-FLOW

Principal Pmt. - 

Remaining Cash

General Partner Share @ 0.01%
Limited Partner Share @ 99.99%

0

0

0

0

0
0
0
0

0
0

Loan Servicing and/or MIP Fees

0 0 1,096,246 1,177,322 

Cash-flow after debt service - 5th

1,014,500 



  NEF Cash Flow 
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034
0 250,000 255,000 260,100 265,302 270,608 248,418 228,048 209,348 192,181 176,423 161,956 148,676 136,484 125,292 115,018 105,587 95,028

0 250,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 5,000 5,100 5,202 5,306 5,412 4,968 4,561 4,187 3,844 3,528 3,239 2,974 2,730 2,506 2,300 0 0 60,857
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 27,602 25,339 23,261 21,353 19,603 17,995 16,520 15,165 13,921 12,780 11,732 10,559
0 250,000 255,000 260,100 265,302 270,608 248,418 228,048 209,348 192,181 176,423 161,956 148,676 136,484 125,292 115,018 105,587 95,028 95,028

0 250,000 255,000 260,100 265,302 270,608 248,418 228,048 209,348 192,181 176,423 161,956 148,676 136,484 125,292 115,018 105,587 95,028 95,028

2%
1,275 72,445 155,371 242,400 333,687 429,393 476,716 522,634 567,337 611,001 653,791 695,858 737,346 778,389 819,111 859,631 900,059 810,053

0 23 1,449 3,107 4,848 6,674 8,588 9,534 10,453 11,347 12,220 13,076 13,917 14,747 15,568 16,382 17,193 0 0 159,125

1,275 71,147 81,477 83,921 86,439 89,032 91,703 94,454 97,288 100,207 103,213 106,309 109,498 112,783 116,167 119,652 123,241 0 0
0 0 0 0 0 0 52,968 58,070 63,037 67,889 72,643 77,318 81,927 86,488 91,012 95,515 100,007 90,006 0

1,275 72,445 155,371 242,400 333,687 429,393 476,716 522,634 567,337 611,001 653,791 695,858 737,346 778,389 819,111 859,631 900,059 810,053 810,053

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

0 720,000 734,400 749,088 764,070 779,351 794,938 810,837 827,054 843,595 860,467 877,676 895,230 913,134 931,397 950,025 969,025 969,025
0 720,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 14,400 14,688 14,982 15,281 15,587 15,899 16,217 16,541 16,872 17,209 17,554 17,905 18,263 18,628 19,000 0 0 249,025
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 720,000 734,400 749,088 764,070 779,351 794,938 810,837 827,054 843,595 860,467 877,676 895,230 913,134 931,397 950,025 969,025 969,025 969,025

2%
0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720

0 0 6,000 6,120 6,242 6,367 6,495 6,624 6,757 6,892 7,030 7,171 7,314 7,460 7,609 7,762 7,917 0 0 103,761
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0 0
0 300,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0

0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720 209,720

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

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

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

Ending Balance

Contributions to Other Reserve

Other Use (Expense / Capitalized)
Balance before Release
Release of Operating Reserve to cash flow

Project Year

Contributions to Operating Reserve
Interest on Reserve Account

Initial Operating Reserve
Reserve Balances

Ending Balance

Balance before Release

Withdrawal from Ins & Tax Reserve

Insurance & Tax Escrow (Funding Not Req.)
Interest on Reserve Account

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release

Balance before Release

Other Use (Expense / Capitalized)
Balance before Release

Interest on Reserve Account
Withdrawal from Replacement Reserve

Release of  Reserve to cash flow

Capitalized Rev Deficit Reserve

Contributions to Ins & Tax Reserve
Other Use (Expense / Capitalized)

Ending Balance

Withdrawal from Reserve

Contributions to Reserve

Withdrawal from Operating Reserve

Capitalized Replacement Reserve

Release of Operating Reserve to cash flow
Ending Balance

Release  to cash flow

Contributions to Replacement Reserve

Ending Balance

Other Use (Expense / Capitalized)

Other Use (Expense / Capitalized)

Interest on Reserve Account

Ending Balance

Other Use (Expense / Capitalized)
Balance before Release
Release of  Reserve 

Interest on Reserve Account
Withdrawal from Other Reserve

Capitalized Lease-Up Reserve

Release of  Reserve to cash flow

Other Reserves

Ending Balance

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release
Release of  Reserve to cash flow

Capitalized ACC Reserve

Other Use (Expense / Capitalized)



  NEF Cash Flow 

2017

5 10% 0%

5 10% 90%

20 50%

15 50%

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033

0 0 0 0 0 0 27,602 25,339 23,261 21,353 19,603 17,995 16,520 15,165 13,921 12,780 11,732 10,559
0 0 0 0 0 0 52,968 58,070 63,037 67,889 72,643 77,318 81,927 86,488 91,012 95,515 100,007 90,006
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0

0 0 0 0 0 0 80,570 83,409 86,298 89,243 92,246 95,313 98,447 101,653 104,934 108,294 305,779 100,565
0 0 0 0 0 0 32,899 31,146 29,565 28,142 26,867 25,727 24,712 23,814 23,023 22,331 215,774 19,559
0 0 0 0 0 0 47,672 52,263 56,734 61,100 65,379 69,586 73,735 77,839 81,911 85,963 90,006 81,005
0 0 0 0 0 0 47,672 99,935 156,669 217,769 283,148 352,734 426,468 504,307 586,218 672,182 762,187 843,193

27.5 0 0 0 0 0 0 1,734 3,634 5,697 7,919 10,296 12,827 15,508 18,338 21,317 24,443 27,716 0
0 0 0 0 0 0 45,938 94,567 145,604 198,785 253,868 310,627 368,854 428,355 488,949 550,469 612,759 693,764

0 0 0 0 0 0 34,632 34,780 35,262 36,061 37,163 38,554 40,220 42,152 44,340 46,774 243,489 19,559

% of use capitalized

% of use capitalized

% of balance used

% of balance used

% of balance used

% of balance used

% of use capitalized

% of use capitalized

Total Deduction for Use of Reserves

Used in yrs multiple of

Total Currently Capitalized
Cumulative Capitalized

Revenue Deficit Reserve

Insurance & Tax Escrow Reserve

Use of Operating Reserve

Operating Reserve

Replacement Reserve Used in yrs multiple of

Used in yrs multiple of

Used in yrs multiple of

Use of Replacement Reserve

Remaining Capitalized Reserve Basis
Depreciation Taken

Use of Revenue Deficit Reserve
Use of Insurance & Tax Escrow Reserve

Total Uses of Reserves
Total Currently Expensed

Use of Reserves Analysis

Year Placed in Service



NEF

Total Acquisition

100% 130% 30%

56,961,308 0 0 56,961,308 0 0 0

100.00%

0 0 0

0 0 0

    Subtotal 56,961,308 0 0 56,961,308 0 0 0

Less: 0 0 0 0

0 0 0 0 0 0

0 0 0

56,961,308 0 0 56,961,308 0 0 0

Adjustment

100% 100.00%

74,049,700 0 0 74,049,700 0 0 0

100.00% 100.00% 100.00% 0% 0.00% 30.00%

74,049,700 0 0 74,049,700

0 0

3.22% 3.22% 7.52%

Calculated 5,568,537 0 0 5,568,537 0 0 0

2,332,091 0 0 2,332,091

2,332,091 0 0 2,332,091 0 0 0

23,320,910 0 0 0

No. of Units Fraction Total Sq Ft Fraction
256 100.00% 287,450 100.00%

0 0.00% 0 0.00% 0
1 Add'l Const Period Bond Proceeds

56,961,308
257 100.00% 287,450 100.00% 0.00%

100.00%

Tax Credits

Eligible Basis

Percentage of Cost with 130% Basis Boost

Res Portion of Historic Rehab Credit 

Construction

Federal LIHTC
Historic 
Rehab 
Credit

State Historic 
Rehab Credit

Solar Credits

Res Portion of Solar Credits

Qualified Basis

Qualified Basis per Application

Tax Exempt Bonds

"Hard-to-Develop Area" or Qualified 
Census Tract

Applicable Fraction

Federal and Other Grants Off Basis

Other

Eligible Basis

Percentage of Historic Related Costs

Adjusted Eligible Basis

Manager Unit

Low Income Apts
Market Rate Apts

Actual Allocation

Rate

100.00%

Total Project Basis
Bond Proceeds/Aggregate Basis

N/A130.00% N/A

Applicable fraction (the lesser of units or sq ft)

N/A0.00%

Annual LIHTC Amount

Total Credits

Used in Forecast (lessor)

Bond Analysis 50% Test (If Applicable)
50% Test

Total Tax Exempt Bond Proceeds

TOTAL
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 NEF

Street Address

City

State FL

Zip Code

County

Census Tract #

Type

Current Date

1    # of Residential Buildings 1 Jul-15
205

35%

2.00%

N 2.00%

4% 2.00%

Y 7.00%

7.00%

7.00%  
130% 2.00%

N 7.00%

2.00%

Building Type 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

Y 2.00% 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

90.00%

30

99.99%

Sale Proceeds Share - LP Portion

Timing Assumptions

10.00%

Sale Proceeds Share - GP Portion

Deferred Developer Fee Interest Rate

2.74%

99.99%

N

Lower-Tier LP Profit/Loss & Credits Share

Co-General Partner Tax Exempt (Y/N) N

Projected First Credit Year

12/31/32

N

Partnership Information

General Partner Tax Exempt (Y/N)

Applicable Fed. Rate (AFR)

Residential Vacancy Rate - LIHTC

130% Boost (enter %, 101% - 130%)

Lower-Tier LP Cash Flow Distribution Percentage

Effective Tax Rate

4% or 9% credit deal? 

                                                 -Subsidized

QCT

Use Building by Building Depreciation Schedule (Y/N)

Rehab with Tenants in place?

Annual Residential Rent Increase - Mkt

                                          -Subsidized

Length of LURA

Total Number of Residential Units

Project Assumptions

Deal Source

Sponsor #1 - Tax Status

Sponsor #2

Sponsor #2 - Tax Status

Project Description

Placed in Service

33142

Is Developer Cash Basis? (Y/N)

0.01%

1/1/16

Construction Start

Lower-Tier GP Profit/Loss & Credit Share

Urban

Shelf

Sponsor #1 Miami Redevelopment Partners, LLC

Miami-Dade

Miami 2016

Sale of Project

7/8/15

$300

Annual Funding of Other Reserves

7,500

6/1/17

Project Name

Limited Partnership Name

Spreadsheet Purpose (Project Status)

Location

NEF Admission to Partnership

NEF Initial Funding

Liberty Rising Phase 3

Liberty Rising Phase I, LLC

4751 NW 24th Court

1/1/16

1/1/16

12/1/16

Permanent Loan Closing

Target Reserve 
Amount

Multifamily Annual Expense Increase

Reserves and Fees
Accrue 

Fee/Funding 
(Y/N)

Estimated Reserve 
Amount per Unit

State Tax Rate (CA only)

Construction Type

Target Population

                                           -Mkt

Growth 
Rate

Other Income Growth Rate

Interest 
Earnings 

Rate

New

Escalators

Alternate escalation table being usedSMT #

Tax exempt bond deal? (Y/N)

Family

Is 3rd party buying state credits ? Commercial Vacancy Rate

Annual Residential Rent Increase - LIHTC

For Profit

Date Deal Secured

Annual Funding of Ins & Tax Escrow

Annual Funding of Rev Deficit Reserve

Annual Funding of Operating Reserve

Annual Funding of Replacement Reserve

Y/N $ Amt or % of EGI

5,000Annual NEFAsset Management Fee

Annual Partnership Mgmt Fee to GP

Management Incentive Fee 

61,500

NEF

QCT  / DDA (Indicate Which)

# Total Buildings

Annual Commercial Rent Increase
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 NEF Project Assumptions

3.22% Date

7.52% Date

N Date

2015

Total Annual Tax Credit Allocation Unallocated

Total Annual Rehab Credit Allocated

Total Annual Acq Credit Allocated Is 168 election required

Bond Issuer

Tax Credit Allocated Credit Enhancement Type

Enhancement Provided by

Tax Credit Allocated Bond Purchaser:

Date of Bond Issuance

NEF Regional Team:

VP Originations

VP Supportive Housing

Originations Manager

Originations Analyst

VP Project Management

Project Manager

Constructions Risk Manager

VP Asset Management

Asset manager

Vending

Peredevelopment loan

Annual Tax Credit frm Tax Credit Res

7/1/15

Tax Exempt Bond Financing

Eligible for Solar Credits? (Y/N)

Eligible for Cal State Tax Credit? (Y/N)

12,240

12,240

Annual Tax Credit - 2nd year allocation

Total LIHTC Basis+Land+Commercial

Credit Rate Locked-In? (Y/N)

$1,805,492

Tax Credit Information Other Annual Income

Sandra Seals

Laundry

State Historic Credit Percentage

Other Income

N

N

Year of allocation

($2,505,872)

Elected set-aside

$0

$1,805,492

Due Date of 10% Carryover

Eligible for Acquisition Credit? (Y/N)

Construction / Rehab Credit Rate

Acquisition Credit Rate

7/1/15

44,101,512

TOTAL

Are These Draw Down Bonds

$1,805,492

Eligible for State Historic Tax Credit? (Y/N) N

N

Number of Years

State LIHTC Credit - Number of Years

Eligible for Historic Rehab Credit? (Y/N)

10% Carryover Test Required (Y/N)

N

N

N

Project Characteristics Choose all that apply

Eligible for State LIHTC Credit? (Y/N)

Tony Lyons



1 1.0 4 50% 66 497 497 15 5 2.00% 650 2,600 635 11% 11% 60.2% 60% #DIV/0!

1 1.0 5 50% 66.00 914 914 15 5 2.00% 650 3,250 635 -54% -54% 104.7% 105% #DIV/0!

1 2.0 16 60% 66.00 2.00% 650 10,400 762 0% 81.4% #DIV/0!

2 2.0 38 50% 84.00 603 603 15 5 2.00% 1,100 41,800 762 10% 10% 61.2% 61% #DIV/0!

2 2.0 16 50% 84.00 1,173 1,173 15 5 2.00% 1,100 17,600 762 -65% -65% 112.0% 112% #DIV/0!

2 2.0 43 60% 84.00 1,648 1,648 15 5 2.00% 1,100 47,300 914 -90% -90% 154.3% 154% #DIV/0!

3 2.0 14 50% 105.00 771 771 15 5 2.00% 1,250 17,500 880 0% 0% 67.5% 68% #DIV/0!

3 2.0 17 50% 105.00 1,616 1,616 15 5 2.00% 1,250 21,250 880 -96% -96% 132.6% 133% #DIV/0!

3 2.0 17 60% 105.00 2.00% 1,250 21,250 1,056 0% 81.4% #DIV/0!

4 2.0 10 50% 137.00 902 902 15 5 2.00% 1,350 13,500 982 -6% -6% 71.8% 72% #DIV/0!

4 2.0 13 50% 137.00 1,888 1,888 15 5 2.00% 1,350 17,550 982 -106% -106% 139.9% 140% #DIV/0!

5 2.0 11 50% 137.00 1,037 1,037 15 5 2.00% 1,450 15,950 1,083 -8% -8% 73.5% 74% #DIV/0!

2 2.0 1 50% 2.00% 1,100 1,100 0.0% #DIV/0!

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

205 15 5

0 100.00%

205 70.50%

1 http://www.huduser.org/portal/datasets/mtsp.html Market Commercial Subsidized 0

0 0 128

0 0 202,341 0

Date AMI checked 0 0 2,428,092

Rent floor election year 0 0 151,000

Rent Income Rent Income Rent Income Rent Income Rent
1 0.70 592 28,434 711 0 0 0 0 0 0

1.5 0.75 635 30,465 762 0 0 0 0 0 0

2 0.80 677 32,496 812 0 0 0 0 0 0

3 0.90 762 36,558 914 0 0 0 0 0 0

4 1.00 846 40,620 1,016 0 0 0 0 0 0

4.5 1.04 880 42,245 1,056 0 0 0 0 0 0

5 1.08 914 43,870 1,097 0 0 0 0 0 0

6 1.16 982 47,119 1,178 0 0 0 0 0 0

7 1.24 1,049 50,369 1,259 0 0 0 0 0 0

7.5 1.28 1,083 51,994 1,300 0 0 0 0 0 0

8 1.32 1,117 53,618 1,340 0 0 0 0 0 0

0

0

0

0

0

S8 Pymt 
Standard

Gas & Electric

Trash and Water

Family Size
Rent

25,388

265,377

78,950

Stressed 
Term (yrs)

43,328

44,682

5

0

0

0

0

0

0

0

0

0

0

41,974

39,266

27,080

36,558

33,850

2

3

4

0

0

0

0

30,465

35,204

Sq Ft / 
Unit

Monthly 
Comm 
Income

Total 
Monthly 
Income

Total Sq Ft
Max LIHTC 

Rent @ 
target AMI

After Contract 
Rent % Below 

LIHTC Max 

1,988

% of AMI of 
After Contract 

Rents

% of  Rent 
Below Avg 

Market Rent

Rent As 
Max % of 
Income

Stressed 
Income 

Escalator

% of  Rent 
Below 

LIHTC Max 

Unit Mix & Rents 

Median 
Income 

Targeted
Description of Units

NEF

Developer 
Rent

Market 
Units Rent

Tenant 
Pd Utility

During 
Contract

Average 
Market 
Rent

# Bath 
rooms

# 
Bdrms

# 
Units

Description

LIHTC Subsidized

NEF LIHTC 
Rent

49,200

2006 55,900

Source

Owner 
Paid

2011 51,900 -0.57%

2009 3.25%

2007

50,800

45,200

2008

2010 52,200 2.76%

8.85%

2016

1.35%

-6.84%

1

Utilities

PHCD

Income
0

0

00 23,695

Tenant 
Paid

Term 
(yrs)

HUD FMR

205

3,184,524

After 
Contract

Subsidy Type

ection 8 - PHA Project Based Vouch

Monthly Rent

LIHTC

Percent Residential

BE Occupancy

HUD Income

Commercial Units

Manager Units

229,950Miami Dade County

AMI Analysis

Residential Units

AMI source

Location

% Change

Total Units

Total RentableSq Ftg

756,432

63,036

Median Income / 
Family of 4

As Of (Date)

49,900

3/6/15

HUD

7/6/15 Annual Rent

Is Commercial Space a Master Lease (Y/N)

Day Care Bldg

Total Units

Garages

-19.14%

Date

Type of Lease NN or NNN)0

Source

TOTAL

77

Total Commercial Sq Ft

Max LIHTC Income and Rents
50% 60%Adj 

Factor
# BDRMS

Income

Commercial Rent per Sq Ft

Is Commercial Space Eligible for Historic Credits

PHCD

0

LIHTC 696 696 11,136

LIHTC Subsidized ection 8 - PHA Project Based Vouch 4,570

LIHTC Subsidized ection 8 - PHA Project Based Vouch 18,768

LIHTC Subsidized ection 8 - PHA Project Based Vouch 22,914

LIHTC Subsidized ection 8 - PHA Project Based Vouch 10,794

LIHTC 831 831 ection 8 - PHA Project Based Vouch 106,597

LIHTC 951 951 16,167

LIHTC Subsidized ection 8 - PHA Project Based Vouch 27,472

LIHTC Subsidized ection 8 - PHA Project Based Vouch 24,544

LIHTC Subsidized ection 8 - PHA Project Based Vouch 9,020

Manager 0

LIHTC Subsidized ection 8 - PHA Project Based Vouch 11,407

-1.22%

3.10%

0.00%

4 person very low income

2012 52,600

2013 49,000

2014 48,400

2015 49,900

-0.94%

huduser.org

33,850



NEF

1.72

31.15% 15,390,000 75,073 6.25% 6/1/17 7/1/17 35 35 N N N Private Lender

0.00% 0

0.00% 0

0.00% 0

0.00% 0

15,390,000 75,073

10.16% 5,017,294 24,475 2.37% 1/1/16 2/1/16 35 35 N N N County Loan Sources

2.44% 1,203,540 5,871 2.37% 1/1/16 2/1/16 35 35 N N N County Loan Sources

3.25% 1,604,720 7,828 2.37% 1/1/16 2/1/16 35 35 N N N County Loan Sources

0.31% 155,000 756 2.37% 1/1/16 2/1/16 35 35 N N N Other

10.12% 5,000,000 24,390 0.00% 1/1/16 2/1/16 35 35 N N N State Loans

1.32% 650,312 3,172 0.00% 1/1/16 2/1/16 35 35 N N N State Loans

1.06% 524,319 2,558 2.37% 1/1/16 2/1/16 35 35 N N N Other

0.00% 0

14,155,185 69,050

0.00%

0.00%

0

0.00% 0

0.00% 0 0% No of Yrs 2

0.00%

Comments

Comments

First Mortgage

Amortizing

Amort YrsDebt / Unit

Fed Grant ? (Y/N)

% of 
funding

Financing 

Source Conversion Requirements
Is lender 
related to 
investor

Sponsor/R
elated 
Party 

Term Yrs

Simple

Subtotal Grants

Other Sources

State Tax Equity Provider

Subtotal Contingent Loans

Amortizing

Amortizing

Recourse 
Y/N)

1st Pay 
Date

Amortizing

Perm Loan 
Closing Date

Interest 
Rate

Payment Type

Amortizing

PrincipalRequired Loans

Other Public and Private Funds

Simple

PHCD CFFP

FHFC ELI Loan

RAD Subsidy During Construction

Source of Funds / Lender Name

Contingent Loans / Lender Name

Grants

County General Obligation Bonds

PHCD Documentary Surtax Fund

Cash Flow from Operations

Amortizing

FHFC SAIL Loan

Percentage of cash flow from operations to fund deal

0.00%

0.00%

0.00%

0.00% 100

0.00% 0 0

40.20% 19,858,426 DDF paid on RA page

19,858,526

100.00% 49,403,711

4.75% 6/1/17 6/1/17

Total Sources

Developer Fee via Cash Flow

Principal
Construction Financing

Interest Rate

Year DDF Paid Off

Conversion 
Date

23,300,000

Comments

GP Capital

Bond 
Financing 

(Y/N)

Subtotal Other Sources

NEF Equity

Construction Lender

Construction Loan

Maturity Date



NEF
Amortized Years

Uses of Funds
Land 0% 0 0 0 X 0 0 0 0 0 X 0 0
Building 0 0 0 0 X 0 0 0 0 0 0 X 0 0
Acquisition Legal Costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs - holding costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs 0 0 0 X 0 0 0 0 0 X 0 0

Off-Site Improvements 2,040,000 9 9,951 0 X 0 0 2,040,000 0 0 X 0 0
Site Work - Bldg Life Depr (Utility & Sewer Lines) 0 0 0 0 0 0 0 0 0 X 0 0
Site Work - Non Depr (Grading, Demolition, Land Clearing) 986,544 4 4,812 0 0 0 0 986,544 0 0 X 0 0
Site Work - 15 Year Depr (Landscaping, fine grading, sidewalks) 0 0 0 0 0 0 0 0 0 X 0 0
Basic Construction                                     Retention % 24,537,854 107 119,697 24,537,854 24,537,854 0 0 0 0 0 0 24,537,854 0
Personal Property 0 0 0 0 0 0 0 0 0 0 0
Gen. Req., Builder's OH & Profit 14.04% 3,583,372 16 17,480 3,583,372 3,583,372 0 0 0 0 0 0 3,583,372 0
Other Construction Hard Costs - Solar 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0

CONSTRUCTION CONTINGENCY 4.42% 1,378,220 6 6,723 1,378,220 1,378,220 0 0 0 0 0 0 1,378,220 0

Payment and Performance Bond 275,644 1 1,345 275,644 275,644 0 0 0 0 0 0 275,644 0
Architect/Design 730,000 3 3,561 730,000 730,000 0 0 0 0 0 0 730,000 0
Construction Management/Architect Supervision 200,000 1 976 200,000 200,000 0 0 0 0 0 0 200,000 0
Construction Permits and Fees 0 0 0 0 0 0 0 0 0 0 0 0
Lender or NEF Inspection fee 16,000 0 78 16,000 16,000 0 0 0 0 0 0 16,000 0
Engineering 400,000 2 1,951 400,000 400,000 0 0 0 0 0 0 400,000 0
Environmental Reporting and Abatement 25,000 0 122 25,000 25,000 0 0 0 0 0 0 25,000 0
Geotechnical Study/Soil Borings 70,000 0 341 70,000 70,000 0 0 0 0 0 0 70,000 0
Other Construction Soft Costs 75,000 0 366 75,000 75,000 0 0 0 0 0 0 75,000 0
Other Construction Soft Costs 0 0 0 0 0 0 0 0 0 0 0 0

Construction Loan Origination Fee 336,267 1 1,640 336,267 336,267 0 0 0 0 20 0 0 336,267 0
CONSTRUCTION LOAN INTEREST IN BASIS 1,205,314 553,375 2 2,699 553,375 553,375 0 0 0 0 0 0 553,375 0
CONSTRUCTION LOAN INTEREST EXPENSED 553,375 2 2,699 0 0 0 0 0 0 553,375 0 0 0
Construction Period RE Taxes 60,000 0 293 60,000 60,000 0 0 0 0 0 0 60,000 0
Construction Period Insurance 720,000 3 3,512 720,000 720,000 0 0 0 0 0 0 720,000 0
Negative Arbitrage, costs of issuance, LOC fees 1,844,389 8 8,997 1,844,389 1,844,389 0 0 0 0 0 0 1,844,389 0
Appraisal 13,000 0 63 13,000 13,000 0 0 0 0 0 0 13,000 0
Market Study 12,000 0 59 12,000 12,000 0 0 0 0 0 0 12,000 0
Survey 30,000 0 146 30,000 30,000 0 0 0 0 0 0 30,000 0
Predevelopment Loan Interest and Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
Consulting Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
"Project" Bridge Loan Interest in Basis 0 0 0 0 0 0 0 0 0 0 0 0
Loan Origination Fee - Permanent 0 0 0 0 0 0 0 0 35 0 0 0 0
Title & Recording 310,000 1 1,512 279,000 279,000 0 0 31,000 0 10 0 0 279,000 0
Legal - Syndication/Organization 0 0 0 0 0 0 0 0 15 0 0 0 0
Legal - Bond/Perm Loan 0 0 0 0 0 0 0 0 35 0 0 0 0
Legal - Construction 255,000 1 1,244 255,000 255,000 0 0 0 0 0 0 255,000 0
Due Diligence - NEF 52,000 0 254 0 0 0 0 52,000 0 0 0 0 0
Tax Credit Allocation Fee 144,439 1 705 0 0 0 0 0 144,439 10 0 0 0 0
Tax Credit Compliance Fees 114,667 0 559 0 0 0 0 0 114,667 10 0 0 0 0
Lease-up and Marketing Costs 228,075 1 1,113 0 0 0 0 0 228,075 1 0 0 0 0
Accounting/Post Const. Audit 35,000 0 171 0 0 0 0 0 0 35,000 0 0 0
Soft Cost Contingency 341,619 1 1,666 341,619 341,619 0 0 0 0 0 0 341,619 0
Other Tax Credit Fees 254,933 1 1,244 254,933 254,933 0 0 0 0 2 0 0 254,933 0
Relocation 444,288 2 2,167 444,288 444,288 0 0 0 0 0 0 444,288 0
Utility Tap Fees 250,000 1 1,220 250,000 250,000 0 0 0 0 0 0 250,000 0

Developer Fee - Construction 100% 7,416,551 32 36,178 7,416,551 7,416,551 0 0 0 0 0 0 7,416,551 0
Developer Fee - Acquisition 0% 0 0 0 0 0 0 0 0 0 0 0

Developer Fee - Other 0 0 0 0 0 0 0 0 0 0 0 0

Initial Operating Reserve 1.09 204,000 1 995 0 0 0 0 204,000 0 0 X 0 0
Capitalized Replacement Reserve 0 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized ACC Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized Rev Deficit Reserve 3 580,000 3 2,829 0 0 0 0 580,000 0 0 X 0 0
Capitalized Ins & Tax Escrow 330,000 1 1,610 0 0 0 0 330,000 0 0 X 0 0
Capitalized Lease-Up Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 X 0 0

Accrued Contingent Loan Interest 197,892 0 0 0 0 0 0 0 0 0 197,892
Total Uses 49,400,612 215 240,979 44,101,512 44,101,512 0 0 4,223,544 487,181 588,375 0 44,101,512 0

Sources/Uses Surplus (Gap) 3,099

Commercial 
Costs

Expensed
Historic 
Basis

Check

Development Costs 

Per Sq Ft Amortized Yrs Bond Basis
Depreciable 

Basis
Non-

Depreciable
Acquisition 

Eligible 
NC/Rehab 

Eligible 
CommentsTotal Per Unit



N
205 12/1/16 0

205 12/1/16 0

0 1,805,492

0 0

229,950 0

1/1/16 0

12/1/16 0

12/1/16   Absorption (avg units/month) per market study 50 0

4/1/17   Absorption (avg units/month) per model 41 Solar Credits 0

12/1/2016

11

Jan-16 0 0 0 0 0 0 0 0 0
Feb-16 0 0 0 0 0 0 0 0 0
Mar-16 0 0 0 0 0 0 0 0 0
Apr-16 0 0 0 0 0 0 0 0 0
May-16 0 0 0 0 0 0 0 0 0
Jun-16 0 0 0 0 0 0 0 0 0
Jul-16 0 0 0 0 0 0 0 0 0
Aug-16 0 0 0 0 0 0 0 0 0
Sep-16 0 0 0 0 0 0 0 0 0

Cumulative 
Non TC Units 

Leased

Tax Credit 
Units Leased 

(Credits)

NEF Lease-Up Schedule / Credit Delivery 

Acq Tax 
Credits

Total Tax 
Credits

Construction Period

State Historic Credits Allocated

Year
Rehab Tax 

Credits
Tax Credit 

Rental Income

100% Lease-Up/Qualified Occupancy

Commercial 
Income

Non Tax 
Credit Rental 

Income

Start of Leasing/Move-in Date

Tax Credit 
Units Leased 

(Income)

Cumulative 
TC Units 
Leased

Non TC Units 
Leased

Start of QO Tax Credit Units PIS

Total Rental 
Income

Commercial 
Sq Ft Leased

Acquisition Credits Allocated/yrNumber of Residential Units First Building Placed in Service

Last Building Placed in Service

Square Footage of Building

LIHTCs Allocated @ 100%/yr

LIHTCs Allocated @ 130%/yr

Cal State Credits Allocated @ 100%

Cal State Credits Allocated @ 130%

Number of Market Units

Commercial Square Footage

Number of Tax Credit Units

Construction Contract Completion Date

Start of Construction

Completion/CofO/Placed in Service

State Credits Allocated 

Historic Credits Allocated

p
Oct-16 0 0 0 0 0 0 0 0 0
Nov-16 0 0 0 0 0 0 0 0 0

1 1 Dec-16 41 41 41 0 53,075 0 0 53,075 30,092 0 30,092
TOTAL 41 41 41 0 0 53,075 0 0 53,075 30,092 0 30,092

Jan-17 41 82 41 0 106,151 0 0 106,151 361,098 0 361,098
Feb-17 41 123 41 0 159,226 0 0 159,226 331,007 0 331,007
Mar-17 41 164 41 0 212,302 0 0 212,302 300,915 0 300,915

1 Apr-17 41 205 41 0 265,377 0 0 265,377 270,824 0 270,824
May-17 205 0 265,377 0 0 265,377 0 0 0
Jun-17 205 0 265,377 0 0 265,377 0 0 0
Jul-17 205 0 265,377 0 0 265,377 0 0 0
Aug-17 205 0 265,377 0 0 265,377 0 0 0
Sep-17 205 0 265,377 0 0 265,377 0 0 0
Oct-17 205 0 265,377 0 0 265,377 0 0 0
Nov-17 205 0 265,377 0 0 265,377 0 0 0
Dec-17 205 0 265,377 0 0 265,377 0 0 0
Credits from QO Units PIS in 2016 361,098 0 361,098

TOTAL 164 205 164 0 0 2,866,072 0 0 2,866,072 1,624,943 0 1,624,943

Total Rental 
Income

Tax Credit 
Units Leased 

(Credits)

Year
Tax Credit 

Units Leased 
(Income)

Cumulative 
Tax Credit 

Units Leased

Non Tax 
Credit Units 

Leased

Cumulative 
Non Tax 

Credit Units

Commercial 
Income

Non Tax 
Credit Rental 

Income

Commercial 
Sq FT Leased

Tax Credit 
Rental Income

Rehab Tax 
Credits

Acq Tax 
Credits

Total Tax 
Credits



NEF Lease-Up Schedule / Credit Delivery 

Jan-18 205 0 265,377 0 0 265,377 0 0 0
Feb-18 205 0 265,377 0 0 265,377 0 0 0
Mar-18 205 0 265,377 0 0 265,377 0 0 0
Apr-18 205 0 265,377 0 0 265,377 0 0 0
May-18 205 0 265,377 0 0 265,377 0 0 0
Jun-18 205 0 265,377 0 0 265,377 0 0 0
Jul-18 205 0 265,377 0 0 265,377 0 0 0
Aug-18 205 0 265,377 0 0 265,377 0 0 0
Sep-18 205 0 265,377 0 0 265,377 0 0 0
Oct-18 205 0 265,377 0 0 265,377 0 0 0
Nov-18 205 0 265,377 0 0 265,377 0 0 0
Dec-18 205 0 265,377 0 0 265,377 0 0 0
Credits from QO Units PIS in 2016 361,098 0 361,098
Credits from QO Units PIS in 2017 1,444,394 0 1,444,394
TOTAL 0 205 0 0 0 3,184,524 0 0 3,184,524 1,805,492 0 1,805,492

units agree units agree units agree sq ft agrees

Rehab Tax 
Credits

Tax Credit 
Units Leased 

(Credits)

Non Tax 
Credit Units 

Leased

Commercial 
Sq FT Leased

Commercial 
Income

Year
Total Rental 

Income

Cumulative 
Non Tax 

Credit Units

Tax Credit 
Units Leased 

(Income)

Tax Credit 
Rental Income

Non Tax 
Credit Rental 

Income

Cumulative 
Tax Credit 

Units Leased

Acq Tax 
Credits

Total Tax 
Credits



NEF

18,053,115 1.100 19,858,426
0 0 "
0 0

0 0
0 0

19,858,426

0 0

3rd Party Buyer
0 0

3rd Party Buyer
19,858,426

1 1/1/16 3/31/16 10.00% 1,132,787 25.00% 1,854,138 0 2,986,925 15.04% 0 2,986,925

2 4/1/16 6/30/16 15.00% 1,699,181 15.00% 1,112,483 0 2,811,664 14.16% 0 2,811,664
3 8/1/16 9/30/16 15.00% 1,699,181 15.00% 1,112,483 0 2,811,664 14.16% 0 2,811,664
4 10/1/16 12/31/16 15.00% 1,699,181 15.00% 1,112,483 0 2,811,664 14.16% 0 2,811,664
5 12/1/16 12/31/16 20.00% 2,265,575 25.00% 1,854,138 0 4,119,713 20.75% 0 4,119,713
6 6/1/17 6/30/17 25.00% 2,831,969 5.00% 370,828 1,114,000 1,114,000 4,316,796 21.74% 0 4,316,796
7 0 0 0 0 0.00% 0 0
8 0 0 0 0 0.00% 0 0

9 0 0 0 0 0.00% 0 0

10 0 0 0 0 0.00% 0 0
TOTAL 100.00% 11,327,875 100.00% 7,416,551 1,114,000 1,114,000 19,858,426 100.00% 0 19,858,426

11,327,875 Equity Agrees Equity Agrees

50.00% 0

7,416,551 0

0 0.00%

7,416,551

0.00%

Equity

Federal LIHTC Credits

3rd Party 
Equity

NEF and 3rd 
Party EQUITY

Total Equity 
Percent

Payment

Solar Credits

Total Limited Partner Equity

State LIHTC Credits Purchased by a 3rd Party

Qtr Paid

Equity Installments

Development 
Costs Percent

Total Equity 
Paid

NEF 
Reserves

State Historic Credits Purchased by a 3rd Party

Date

3rd Party State Credits

NEF Closing/Construction Start

Stabilization / Conversion / Final Cost Cert / 8609
Tax Return

75% Construction Complete
100% Construction Complete/ Placed in Service/ CO

25% Construction Complete

Maximum Deferred Fee Percentage

Developer Fee

3rd Party State Credit Equity

3rd Party Equity as % of Total

From Equity

From Cash Flow

Developer Fee

Percentage of Fee Deferred

3rd Party Calculations

50% Construction Complete

Project Cost
Developer 

Fee
Total Reserves 

Payment
Developer Fee 

Percent
Project Milestone

Total 

Federal Historic Tax Credits
State LIHTC Credits Purchased by NEF
State Historic Credits Purchased by NEF

Pricing Page

Price/CreditCredits



 NEF

Units 205

General & Administrative Property Management Fee 65,588 320 3.00%
Misc. Prop. Mgmt. Fees 131,887 643 3.00%
Accounting/Auditing 0 3.00%
Legal 0 3.00%
Office Supplies & Expense 0 3.00%
Telephone Answering Service 0 3.00%
Other - LIHTC Compliance Monitoring 0 3.00%
Other - Misc. Admin. 0 3.00%

197,475 963

Payroll & Related Administrative Payroll 0 3.00%
Maintenance Payroll 0 3.00%
Repair Payroll 0 3.00%
Payroll Taxes 0 3.00%
Fringe Benefits 0 3.00%
Other 0 3.00%

0 0

Utilities Electric (Common Area) 0 3.00%
Gas/Fuel Oil/Coal (Common Area) 0 3.00%
Water & Sewer 0 3.00%
Electric (for Units) 0 3.00%
Gas/Fuel Oil/Coal (for Units) 0 3.00%
Other 0 3.00%

0 0

Maintenance & Repair Cleaning (Janitorial) 0 3.00%
Elevator Maintenance 0 3.00%
Exterminating 0 3.00%
Fire Alarm Inspection 0 3.00%
Grounds Maintenance 0 3.00%
Grounds Maintenance Contract 0 3.00%
Painting & Decorating/Make-ready 0 3.00%
Repairs 0 3.00%
Repairs Contract 0 3.00%
Security 0 3.00%
Supplies 0 3.00%
Trash Removal/Snow Removal 0 3.00%
Vehicle/Equipment Maintenance 0 3.00%
Other - Misc Ops and Maint Expenses 901,832 4,399 3.00%
Reserves 0 3.00%

901,832 4,399

Market & Leasing Advertising 0 3.00%
Credit Investigations 0 3.00%
Leasing Fees 0 3.00%
Other 0 3.00%

0 0

Taxes & Insurance Insurance - Liability 0 3.00%
Other Taxes, Licenses & Fees 0 3.00%
Real Estate Taxes 0 3.00%
Property/Liability (Hazard) 0 3.00%
Other 0 3.00%

0 0

Total Annual Operating Budget 1,099,307 Is the project providing a washer/dryer in unit(s) Y/N
Which units are provided w/washer & dryer

 Annual Operating Budget per Unit (PUPA) 5,362

65,588

Annual 
Expense

Per Unit

2.25%

Escalator Comments
calculated property 

mgmt fee
alternate property mgmt 

fee calculation

Operating Expenses 

Tenant PaidOwner Paid



0 N/A 1 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A Sale

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
1.67% 90.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 0.00% 0.00%

12,607 680,789 786,992 802,732 818,786 835,162 851,865 868,903 886,281 904,006 922,086 940,528 959,339 978,525 998,096 1,018,058 1,038,419 0 0 14,303,174
40,468 2,185,283 2,526,187 2,576,711 2,628,245 2,680,810 2,734,426 2,789,114 2,844,897 2,901,795 2,959,831 3,019,027 3,079,408 3,140,996 3,203,816 2,995,568 0 0 0 42,306,580

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 272,324 3,333,250 0 0 3,605,574
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

53,075 2,866,072 3,313,179 3,379,442 3,447,031 3,515,972 3,586,291 3,658,017 3,731,177 3,805,801 3,881,917 3,959,555 4,038,746 4,119,521 4,201,912 4,285,950 4,371,669 0 0 60,215,329

(883) (47,655) (55,089) (56,191) (57,315) (58,461) (59,631) (60,823) (62,040) (63,280) (64,546) (65,837) (67,154) (68,497) (69,867) (71,264) (72,689) 0 0 (1,001,222)
(2,833) (152,970) (176,833) (180,370) (183,977) (187,657) (191,410) (195,238) (199,143) (203,126) (207,188) (211,332) (215,559) (219,870) (224,267) (228,752) (233,327) 0 0 (3,213,851)

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
204 11,236 12,734 12,989 13,249 13,514 13,784 14,060 14,341 14,628 14,920 15,219 15,523 15,834 16,150 16,473 16,803 0 0 231,663
(14) (787) (891) (909) (927) (946) (965) (984) (1,004) (1,024) (1,044) (1,065) (1,087) (1,108) (1,131) (1,153) (1,176) 0 0 (16,216)

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

0

49,550 2,675,896 3,093,099 3,154,961 3,218,061 3,282,422 3,348,070 3,415,032 3,483,332 3,552,999 3,624,059 3,696,540 3,770,471 3,845,880 3,922,798 4,001,254 4,081,279 0 0 56,215,703

3,291 183,059 209,501 215,786 222,260 228,928 235,795 242,869 250,155 257,660 265,390 273,352 281,552 289,999 298,699 307,660 316,889 0 0 4,082,846
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

15,031 835,998 956,754 985,456 1,015,020 1,045,470 1,076,835 1,109,140 1,142,414 1,176,686 1,211,987 1,248,346 1,285,797 1,324,371 1,364,102 1,405,025 1,447,176 0 0 18,645,606
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0
18,322 1,019,058 1,166,255 1,201,242 1,237,280 1,274,398 1,312,630 1,352,009 1,392,569 1,434,346 1,477,377 1,521,698 1,567,349 1,614,369 1,662,800 1,712,684 1,764,065 0 0 22,728,452

1,025 57,011 65,245 67,203 69,219 71,295 73,434 75,637 77,906 80,244 82,651 85,130 87,684 90,315 93,024 95,815 98,689 0 0 1,271,528

19,347 1,076,068 1,231,500 1,268,445 1,306,499 1,345,693 1,386,064 1,427,646 1,470,476 1,514,590 1,560,028 1,606,828 1,655,033 1,704,684 1,755,825 1,808,499 1,862,754 0 0 23,999,980

30,203 1,599,828 1,861,599 1,886,516 1,911,562 1,936,728 1,962,006 1,987,385 2,012,857 2,038,409 2,064,031 2,089,712 2,115,438 2,141,196 2,166,973 2,192,754 2,218,524 0 0 32,215,723
ECR 2.56 2.49 2.51 2.49 2.46 2.44 2.42 2.39 2.37 2.35 2.32 2.30 2.28 2.26 2.23 2.21 2.19 0.00 0.00

Req'd ECR 1.05 Cash needed for ECR 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

First Mortgage Loan
0 61,971 129,890 138,245 147,137 156,601 166,674 177,395 188,805 200,949 213,875 227,631 242,273 257,857 274,442 292,095 310,883 0 0 3,186,722
0 480,135 954,323 945,968 937,076 927,612 917,539 906,818 895,408 883,264 870,338 856,581 841,940 826,356 809,770 792,118 773,330 0 0 13,618,577
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 542,106 1,084,213 1,084,213 1,084,213 1,084,213 1,084,213 1,084,213 1,084,213 1,084,213 1,084,213 1,084,213 1,084,213 1,084,213 1,084,213 1,084,213 1,084,213 0 0 16,805,299

30,203 1,057,722 777,386 802,303 827,349 852,515 877,793 903,173 928,644 954,196 979,818 1,005,499 1,031,225 1,056,983 1,082,760 1,108,541 1,134,312 0 0 15,410,423
0.00 2.95 1.72 1.74 1.76 1.79 1.81 1.83 1.86 1.88 1.90 1.93 1.95 1.97 2.00 2.02 2.05 0.00 0.00

Second Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

30,203 1,057,722 777,386 802,303 827,349 852,515 877,793 903,173 928,644 954,196 979,818 1,005,499 1,031,225 1,056,983 1,082,760 1,108,541 1,134,312 0 0 15,410,423
0.00 2.95 1.72 1.74 1.76 1.79 1.81 1.83 1.86 1.88 1.90 1.93 1.95 1.97 2.00 2.02 2.05 0.00 0.00

Third Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

30,203 1,057,722 777,386 802,303 827,349 852,515 877,793 903,173 928,644 954,196 979,818 1,005,499 1,031,225 1,056,983 1,082,760 1,108,541 1,134,312 0 0 15,410,423
0.00 2.95 1.72 1.74 1.76 1.79 1.81 1.83 1.86 1.88 1.90 1.93 1.95 1.97 2.00 2.02 2.05 0.00 0.00

Fourth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

30,203 1,057,722 777,386 802,303 827,349 852,515 877,793 903,173 928,644 954,196 979,818 1,005,499 1,031,225 1,056,983 1,082,760 1,108,541 1,134,312 0 0 15,410,423
0.00 2.95 1.72 1.74 1.76 1.79 1.81 1.83 1.86 1.88 1.90 1.93 1.95 1.97 2.00 2.02 2.05 0.00 0.00

  NEF Cash Flow 

Project Year
% of Year in Operation

TAXES & INSURANCE

Total Expenses

MARKETING & LEASING
MAINTENANCE & REPAIR

Other Income / yr @  2%  increase / yr

PAYROLL & RELATED

INCOME
Gross Rent Paid - LIHTC Units  2.00%
Gross Rent Paid - Sub Units Increase  2.00%

GENERAL & ADMINISTRATIVE

Gross Rent Paid - After Contract  2.00%

 Replacement Reserve  (Funding Req.) @$300

Principal Pmt. - 

OTHER EXPENSES

Principal Pmt. - 
Interest Pmt. - 

Total Debt Service - 

Total Expenses including Replacement Reserve

Debt coverage ratio (TIF Note only)

NET OPERATING INCOME

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

Cash-flow after debt service - 1st

Interest Pmt. - 

Debt coverage ratio after 3rd mortgage

Cash-flow after debt service - 2nd

Principal Pmt. - 

Subsidized Residential Vacancy @  7.0%
Market Residential Vacancy @  7.0%

Commercial @  2%  increase / yr
Other Income Vacancy @  7.0%

UTILITIES

Commercial Vacancy @  7.0%

EXPENSES

Total Effective Gross Income from Project

Other Income 

Cash-flow after debt service - 4th

LIHTC and Subsidized Vacancy Override

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

DEBT SERVICE (MUST-PAY))

Debt coverage ratio after 4th mortgage

Principal Pmt. - First Mortgage
Interest Pmt. - First Mortgage

Debt coverage ratio after 1st mortgage

Total Debt Service - 

Total Debt Service - First Mortgage

Interest Pmt. - 

Total Debt Service - 
Cash-flow after debt service - 3rd

LIHTC Vacancy @  7.0%

Market Rent
Gross Residential Income



  NEF Cash Flow 

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

Fifth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

30,203 1,057,722 777,386 802,303 827,349 852,515 877,793 903,173 928,644 954,196 979,818 1,005,499 1,031,225 1,056,983 1,082,760 1,108,541 1,134,312 0 0 15,410,423
0.00 2.95 1.72 1.74 1.76 1.79 1.81 1.83 1.86 1.88 1.90 1.93 1.95 1.97 2.00 2.02 2.05 0.00 0.00

Req'd DSC Cash needed for DSC 0

0
0

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

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

1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1 5,000 5,150 5,305 5,464 5,628 5,796 5,970 6,149 6,334 6,524 6,720 6,921 7,129 7,343 7,563 7,790 8,024 0 0 108,808
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
14 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
16 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
17 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
18 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
19 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
20 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
21 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
22 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
23 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
24 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
25 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
26 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
27 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

25,203 1,052,572 772,082 796,840 821,722 846,719 871,823 897,023 922,310 947,672 973,099 998,578 1,024,096 1,049,641 1,075,197 1,100,752 1,126,288 0 0 15,301,616

3 105 77 80 82 85 87 90 92 95 97 100 102 105 108 110 113 0 0 1,530
25,201 1,052,467 772,005 796,760 821,639 846,634 871,736 896,933 922,218 947,578 973,002 998,478 1,023,994 1,049,536 1,075,090 1,100,642 1,126,175 0 0 15,300,085

.

15,410,423

Cash Flow From Operations for Construction Costs

30,203 1,108,541 1,082,760 954,196 1,031,225 1,005,499 903,173 928,644 

Release of Operating Reserve

Total Debt Service - 

827,349 1,057,722 777,386 802,303 

Deferred Developer Fee - Principal

0

0

0

0

0

0

0

0
0

0
0

0

Excess Cash Allocation to Distributions

0

852,515 877,793 

RESERVE WITHDRAWALS

Debt coverage ratio after 5th mortgage

Interest Pmt. - 

Incentive Management Fee
Deferred Developer Fee - Interest

Initial Operating Reserve

Other Reserves

Cash Flow After Required Payments & 
Funding of Operating Reserve

Annual NEFAsset Management Fee

Capitalized Lease-Up Reserve
Capitalized Rev Deficit Reserve
Capitalized ACC Reserve

Project Year

PAYMENTS CONTINGENT ON AVAILABLE CASH-FLOW

Principal Pmt. - 

Remaining Cash

General Partner Share @ 0.01%
Limited Partner Share @ 99.99%

0

0

0

0

0
0
0
0

0
0

Loan Servicing and/or MIP Fees

0 0 1,056,983 1,134,312 

Cash-flow after debt service - 5th

979,818 



  NEF Cash Flow 
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034
0 204,000 208,080 212,242 216,486 220,816 202,709 186,087 170,828 156,820 143,961 132,156 121,319 111,371 102,239 93,855 86,159 77,543

0 204,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 4,080 4,162 4,245 4,330 4,416 4,054 3,722 3,417 3,136 2,879 2,643 2,426 2,227 2,045 1,877 0 0 49,659
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 22,523 20,676 18,981 17,424 15,996 14,684 13,480 12,375 11,360 10,428 9,573 8,616
0 204,000 208,080 212,242 216,486 220,816 202,709 186,087 170,828 156,820 143,961 132,156 121,319 111,371 102,239 93,855 86,159 77,543 77,543

0 204,000 208,080 212,242 216,486 220,816 202,709 186,087 170,828 156,820 143,961 132,156 121,319 111,371 102,239 93,855 86,159 77,543 77,543

2%
1,025 58,054 124,460 194,152 267,254 343,895 381,786 418,553 454,347 489,310 523,572 557,257 590,478 623,342 655,950 688,395 720,767 648,691

0 18 1,161 2,489 3,883 5,345 6,878 7,636 8,371 9,087 9,786 10,471 11,145 11,810 12,467 13,119 13,768 0 0 127,435

1,025 57,011 65,245 67,203 69,219 71,295 73,434 75,637 77,906 80,244 82,651 85,130 87,684 90,315 93,024 95,815 98,689 0 0
0 0 0 0 0 0 42,421 46,506 50,483 54,368 58,175 61,917 65,609 69,260 72,883 76,488 80,085 72,077 0

1,025 58,054 124,460 194,152 267,254 343,895 381,786 418,553 454,347 489,310 523,572 557,257 590,478 623,342 655,950 688,395 720,767 648,691 648,691

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

0 580,000 591,600 603,432 615,501 627,811 640,367 653,174 666,238 679,562 693,154 707,017 721,157 735,580 750,292 765,298 780,604 780,604
0 580,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 11,600 11,832 12,069 12,310 12,556 12,807 13,063 13,325 13,591 13,863 14,140 14,423 14,712 15,006 15,306 0 0 200,604
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 580,000 591,600 603,432 615,501 627,811 640,367 653,174 666,238 679,562 693,154 707,017 721,157 735,580 750,292 765,298 780,604 780,604 780,604

2%
0 330,000 336,600 343,332 350,199 357,203 364,347 371,634 379,066 386,648 394,381 402,268 410,314 418,520 426,890 435,428 230,691 230,691

0 0 6,600 6,732 6,867 7,004 7,144 7,287 7,433 7,581 7,733 7,888 8,045 8,206 8,370 8,538 8,709 0 0 114,137
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 213,445 0 0
0 330,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0

0 330,000 336,600 343,332 350,199 357,203 364,347 371,634 379,066 386,648 394,381 402,268 410,314 418,520 426,890 435,428 230,691 230,691 230,691

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

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

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

Ending Balance

Contributions to Other Reserve

Other Use (Expense / Capitalized)
Balance before Release
Release of Operating Reserve to cash flow

Project Year

Contributions to Operating Reserve
Interest on Reserve Account

Initial Operating Reserve
Reserve Balances

Ending Balance

Balance before Release

Withdrawal from Ins & Tax Reserve

Insurance & Tax Escrow (Funding Not Req.)
Interest on Reserve Account

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release

Balance before Release

Other Use (Expense / Capitalized)
Balance before Release

Interest on Reserve Account
Withdrawal from Replacement Reserve

Release of  Reserve to cash flow

Capitalized Rev Deficit Reserve

Contributions to Ins & Tax Reserve
Other Use (Expense / Capitalized)

Ending Balance

Withdrawal from Reserve

Contributions to Reserve

Withdrawal from Operating Reserve

Capitalized Replacement Reserve

Release of Operating Reserve to cash flow
Ending Balance

Release  to cash flow

Contributions to Replacement Reserve

Ending Balance

Other Use (Expense / Capitalized)

Other Use (Expense / Capitalized)

Interest on Reserve Account

Ending Balance

Other Use (Expense / Capitalized)
Balance before Release
Release of  Reserve 

Interest on Reserve Account
Withdrawal from Other Reserve

Capitalized Lease-Up Reserve

Release of  Reserve to cash flow

Other Reserves

Ending Balance

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release
Release of  Reserve to cash flow

Capitalized ACC Reserve

Other Use (Expense / Capitalized)



  NEF Cash Flow 

2017

5 10% 0%

5 10% 90%

20 50%

15 50%

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033

0 0 0 0 0 0 22,523 20,676 18,981 17,424 15,996 14,684 13,480 12,375 11,360 10,428 9,573 8,616
0 0 0 0 0 0 42,421 46,506 50,483 54,368 58,175 61,917 65,609 69,260 72,883 76,488 80,085 72,077
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 213,445 0

0 0 0 0 0 0 64,944 67,182 69,464 71,792 74,170 76,601 79,089 81,635 84,243 86,917 303,104 80,693
0 0 0 0 0 0 26,765 25,327 24,029 22,861 21,813 20,876 20,041 19,301 18,648 18,077 231,027 15,824
0 0 0 0 0 0 38,179 41,855 45,435 48,931 52,357 55,726 59,048 62,334 65,595 68,840 72,077 64,869
0 0 0 0 0 0 38,179 80,034 125,469 174,400 226,757 282,483 341,530 403,865 469,460 538,299 610,376 675,245

27.5 0 0 0 0 0 0 1,388 2,910 4,562 6,342 8,246 10,272 12,419 14,686 17,071 19,575 22,195 0
0 0 0 0 0 0 36,790 75,735 116,608 159,197 203,308 248,762 295,390 343,039 391,562 440,827 490,709 555,578

0 0 0 0 0 0 28,154 28,237 28,592 29,203 30,059 31,148 32,460 33,987 35,719 37,652 253,222 15,824

% of use capitalized

% of use capitalized

% of balance used

% of balance used

% of balance used

% of balance used

% of use capitalized

% of use capitalized

Total Deduction for Use of Reserves

Used in yrs multiple of

Total Currently Capitalized
Cumulative Capitalized

Revenue Deficit Reserve

Insurance & Tax Escrow Reserve

Use of Operating Reserve

Operating Reserve

Replacement Reserve Used in yrs multiple of

Used in yrs multiple of

Used in yrs multiple of

Use of Replacement Reserve

Remaining Capitalized Reserve Basis
Depreciation Taken

Use of Revenue Deficit Reserve
Use of Insurance & Tax Escrow Reserve

Total Uses of Reserves
Total Currently Expensed

Use of Reserves Analysis

Year Placed in Service



NEF

Total Acquisition

100% 130% 30%

44,101,512 0 0 44,101,512 0 0 0

100.00%

0 0 0

0 0 0

    Subtotal 44,101,512 0 0 44,101,512 0 0 0

Less: 0 0 0 0

0 0 0 0 0 0

0 0 0

44,101,512 0 0 44,101,512 0 0 0

Adjustment

100% 100.00%

57,331,966 0 0 57,331,966 0 0 0

100.00% 100.00% 100.00% 0% 0.00% 30.00%

57,331,966 0 0 57,331,966

0 0

3.22% 3.22% 7.52%

Calculated 4,311,364 0 0 4,311,364 0 0 0

1,805,492 0 0 1,805,492

1,805,492 0 0 1,805,492 0 0 0

18,054,920 0 0 0

No. of Units Fraction Total Sq Ft Fraction
205 100.00% 229,950 100.00%

0 0.00% 0 0.00% 0
1 Add'l Const Period Bond Proceeds

44,101,512
206 100.00% 229,950 100.00% 0.00%

100.00%

Tax Credits

Eligible Basis

Percentage of Cost with 130% Basis Boost

Res Portion of Historic Rehab Credit 

Construction

Federal LIHTC
Historic 
Rehab 
Credit

State Historic 
Rehab Credit

Solar Credits

Res Portion of Solar Credits

Qualified Basis

Qualified Basis per Application

Tax Exempt Bonds

"Hard-to-Develop Area" or Qualified 
Census Tract

Applicable Fraction

Federal and Other Grants Off Basis

Other

Eligible Basis

Percentage of Historic Related Costs

Adjusted Eligible Basis

Manager Unit

Low Income Apts
Market Rate Apts

Actual Allocation

Rate

100.00%

Total Project Basis
Bond Proceeds/Aggregate Basis

N/A130.00% N/A

Applicable fraction (the lesser of units or sq ft)

N/A0.00%

Annual LIHTC Amount

Total Credits

Used in Forecast (lessor)

Bond Analysis 50% Test (If Applicable)
50% Test

Total Tax Exempt Bond Proceeds

TOTAL
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 NEF

Street Address

City

State FL

Zip Code

County

Census Tract #

Type

Current Date

1    # of Residential Buildings 1 Jul-15
187

35%

2.00%

N 2.00%

4% 2.00%

Y 7.00%

7.00%

7.00%  
130% 2.00%

N 7.00%

2.00%

Building Type 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

Y 2.00% 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

For Profit

Date Deal Secured

Annual Funding of Ins & Tax Escrow

Annual Funding of Rev Deficit Reserve

Annual Funding of Operating Reserve

Annual Funding of Replacement Reserve

Y/N $ Amt or % of EGI

5,000Annual NEFAsset Management Fee

Annual Partnership Mgmt Fee to GP

Management Incentive Fee 

56,100

NEF

QCT  / DDA (Indicate Which)

# Total Buildings

Annual Commercial Rent Increase

Multifamily Annual Expense Increase

Reserves and Fees
Accrue 

Fee/Funding 
(Y/N)

Estimated Reserve 
Amount per Unit

State Tax Rate (CA only)

Construction Type

Target Population

                                           -Mkt

Growth 
Rate

Other Income Growth Rate

Interest 
Earnings 

Rate

New

Escalators

Alternate escalation table being usedSMT #

Tax exempt bond deal? (Y/N)

Family

Is 3rd party buying state credits ? Commercial Vacancy Rate

Annual Residential Rent Increase - LIHTC

6/1/20

Project Name

Limited Partnership Name

Spreadsheet Purpose (Project Status)

Location

NEF Admission to Partnership

NEF Initial Funding

Liberty Rising Phase 4

Liberty Rising Phase I, LLC

4751 NW 24th Court

1/1/19

1/1/19

12/1/19

Permanent Loan Closing

Target Reserve 
Amount

Annual Funding of Other Reserves

7,500

$300

Project Assumptions

Deal Source

Sponsor #1 - Tax Status

Sponsor #2

Sponsor #2 - Tax Status

Project Description

Placed in Service

33142

Is Developer Cash Basis? (Y/N)

0.01%

1/1/19

Construction Start

Lower-Tier GP Profit/Loss & Credit Share

Urban

Shelf

Sponsor #1 Miami Redevelopment Partners, LLC

Miami-Dade

Miami 2019

Sale of Project

7/8/15

Residential Vacancy Rate - LIHTC

130% Boost (enter %, 101% - 130%)

Lower-Tier LP Cash Flow Distribution Percentage

Effective Tax Rate

4% or 9% credit deal? 

                                                 -Subsidized

QCT

Use Building by Building Depreciation Schedule (Y/N)

Rehab with Tenants in place?

Annual Residential Rent Increase - Mkt

                                          -Subsidized

Length of LURA

Total Number of Residential Units

Sale Proceeds Share - LP Portion

Timing Assumptions

10.00%

Sale Proceeds Share - GP Portion

Deferred Developer Fee Interest Rate

2.74%

99.99%

N

Lower-Tier LP Profit/Loss & Credits Share

Co-General Partner Tax Exempt (Y/N) N

Projected First Credit Year

12/31/35

N

Partnership Information

General Partner Tax Exempt (Y/N)

Applicable Fed. Rate (AFR)

90.00%

30

99.99%
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 NEF Project Assumptions

3.22% Date

7.52% Date

N Date

2015

Total Annual Tax Credit Allocation Unallocated

Total Annual Rehab Credit Allocated

Total Annual Acq Credit Allocated Is 168 election required

Bond Issuer

Tax Credit Allocated Credit Enhancement Type

Enhancement Provided by

Tax Credit Allocated Bond Purchaser:

Date of Bond Issuance

NEF Regional Team:

VP Originations

VP Supportive Housing

Originations Manager

Originations Analyst

VP Project Management

Project Manager

Constructions Risk Manager

VP Asset Management

Asset manager

Eligible for State LIHTC Credit? (Y/N)

Tony Lyons

Project Characteristics Choose all that apply

Eligible for State Historic Tax Credit? (Y/N) N

N

Number of Years

State LIHTC Credit - Number of Years

Eligible for Historic Rehab Credit? (Y/N)

10% Carryover Test Required (Y/N)

N

N

N

40,223,139

TOTAL

Are These Draw Down Bonds

$1,646,598

Construction / Rehab Credit Rate

Acquisition Credit Rate

7/1/15

Other Income

N

N

Year of allocation

($2,285,616)

Elected set-aside

$0

$1,646,598

Due Date of 10% Carryover

Eligible for Acquisition Credit? (Y/N)

Laundry

State Historic Credit Percentage

Sandra Seals

Tax Credit Information Other Annual Income

Vending

Peredevelopment loan

Annual Tax Credit frm Tax Credit Res

7/1/15

Tax Exempt Bond Financing

Eligible for Solar Credits? (Y/N)

Eligible for Cal State Tax Credit? (Y/N)

11,160

11,160

Annual Tax Credit - 2nd year allocation

Total LIHTC Basis+Land+Commercial

Credit Rate Locked-In? (Y/N)

$1,646,598



1 1.0 3 50% 66 497 497 15 5 2.00% 650 1,950 635 11% 11% 60.2% 60% #DIV/0!

1 1.0 2 50% 66.00 914 914 15 5 2.00% 650 1,300 635 -54% -54% 104.7% 105% #DIV/0!

1 2.0 18 60% 66.00 2.00% 650 11,700 762 0% 81.4% #DIV/0!

2 2.0 35 50% 84.00 603 603 15 5 2.00% 1,100 38,500 762 10% 10% 61.2% 61% #DIV/0!

2 2.0 22 50% 84.00 1,173 1,173 15 5 2.00% 1,100 24,200 762 -65% -65% 112.0% 112% #DIV/0!

2 2.0 33 60% 84.00 1,648 1,648 15 5 2.00% 1,100 36,300 914 -90% -90% 154.3% 154% #DIV/0!

3 2.0 13 50% 105.00 771 771 15 5 2.00% 1,250 16,250 880 0% 0% 67.5% 68% #DIV/0!

3 2.0 11 50% 105.00 1,616 1,616 15 5 2.00% 1,250 13,750 880 -96% -96% 132.6% 133% #DIV/0!

3 2.0 20 60% 105.00 2.00% 1,250 25,000 1,056 0% 81.4% #DIV/0!

4 2.0 10 50% 137.00 902 902 15 5 2.00% 1,350 13,500 982 -6% -6% 71.8% 72% #DIV/0!

4 2.0 11 50% 137.00 1,888 1,888 15 5 2.00% 1,350 14,850 982 -106% -106% 139.9% 140% #DIV/0!

5 2.0 9 50% 137.00 1,037 1,037 15 5 2.00% 1,450 13,050 1,083 -8% -8% 73.5% 74% #DIV/0!

2.00% 1,100

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

187 15 5

0 100.00%

187 37.97%

0 http://www.huduser.org/portal/datasets/mtsp.html Market Commercial Subsidized 0

0 0 116

0 0 171,534 0

Date AMI checked 0 0 2,058,408

Rent floor election year 0 0 137,350

Rent Income Rent Income Rent Income Rent Income Rent
1 0.70 592 28,434 711 0 0 0 0 0 0

1.5 0.75 635 30,465 762 0 0 0 0 0 0

2 0.80 677 32,496 812 0 0 0 0 0 0

3 0.90 762 36,558 914 0 0 0 0 0 0

4 1.00 846 40,620 1,016 0 0 0 0 0 0

4.5 1.04 880 42,245 1,056 0 0 0 0 0 0

5 1.08 914 43,870 1,097 0 0 0 0 0 0

6 1.16 982 47,119 1,178 0 0 0 0 0 0

7 1.24 1,049 50,369 1,259 0 0 0 0 0 0

7.5 1.28 1,083 51,994 1,300 0 0 0 0 0 0

8 1.32 1,117 53,618 1,340 0 0 0 0 0 0

-1.22%

3.10%

0.00%

4 person very low income

2015 52,600

2016 49,000

2017 48,400

2018 49,900

-0.94%

huduser.org

33,850

LIHTC Subsidized ection 8 - PHA Project Based Vouch 9,333

LIHTC Subsidized ection 8 - PHA Project Based Vouch 20,768

LIHTC Subsidized ection 8 - PHA Project Based Vouch 9,020

LIHTC 951 951 19,020

LIHTC Subsidized ection 8 - PHA Project Based Vouch 17,776

LIHTC Subsidized ection 8 - PHA Project Based Vouch 10,023

LIHTC 831 831 ection 8 - PHA Project Based Vouch 81,807

LIHTC Subsidized ection 8 - PHA Project Based Vouch 25,806

LIHTC Subsidized ection 8 - PHA Project Based Vouch 21,105

LIHTC 696 696 12,528

LIHTC Subsidized ection 8 - PHA Project Based Vouch 1,828

Commercial Rent per Sq Ft

Is Commercial Space Eligible for Historic Credits

PHCD

0

Max LIHTC Income and Rents
50% 60%Adj 

Factor
# BDRMS

Income

-19.14%

Date

Type of Lease NN or NNN)0

Source

TOTAL

71

Total Commercial Sq Ft

Is Commercial Space a Master Lease (Y/N)

Day Care Bldg

Total Units

Garages

210,350Miami Dade County

AMI Analysis

Residential Units

AMI source

Location

% Change

Total Units

Total RentableSq Ftg

707,652

58,971

Median Income / 
Family of 4

As Of (Date)

49,900

3/6/15

HUD

7/6/15 Annual Rent

HUD Income

Commercial Units

Manager Units

Percent Residential

BE Occupancy

ection 8 - PHA Project Based Vouch

Monthly Rent

LIHTC

00 23,695

Tenant 
Paid

Term 
(yrs)

HUD FMR

187

2,766,060

After 
Contract

Subsidy Type

1

Utilities

PHCD

Income
0

0

49,200

2009 55,900

Source

Owner 
Paid

2014 51,900 -0.57%

2012 3.25%

2010

50,800

45,200

2011

2013 52,200 2.76%

8.85%

2019

1.35%

-6.84%

NEF

Developer 
Rent

Market 
Units Rent

Tenant 
Pd Utility

During 
Contract

Average 
Market 
Rent

# Bath 
rooms

# 
Bdrms

# 
Units

Description

LIHTC Subsidized

NEF LIHTC 
Rent

Unit Mix & Rents 

Median 
Income 

Targeted
Description of Units

Sq Ft / 
Unit

Monthly 
Comm 
Income

Total 
Monthly 
Income

Total Sq Ft
Max LIHTC 

Rent @ 
target AMI

After Contract 
Rent % Below 

LIHTC Max 

1,491

% of AMI of 
After Contract 

Rents

% of  Rent 
Below Avg 

Market Rent

Rent As 
Max % of 
Income

Stressed 
Income 

Escalator

% of  Rent 
Below 

LIHTC Max 

41,974

39,266

27,080

36,558

33,850

2

3

4

0

0

0

0

30,465

35,204

43,328

44,682

5

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

S8 Pymt 
Standard

Gas & Electric

Trash and Water

Family Size
Rent

25,388

230,505

73,000

Stressed 
Term (yrs)



NEF

1.63

30.41% 13,710,000 73,316 6.25% 6/1/20 7/1/17 35 35 N N N Private Lender

0.00% 0

0.00% 0

0.00% 0

0.00% 0

13,710,000 73,316

9.94% 4,481,221 23,964 2.37% 1/1/19 2/1/16 35 35 N N County Loan Sources

2.43% 1,097,345 5,868 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

3.25% 1,463,127 7,824 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

0.34% 155,000 829 2.37% 1/1/16 2/1/16 35 35 N N Other

11.09% 5,000,000 26,738 0.00% 1/1/19 2/1/16 35 35 N N State Loans

1.30% 585,023 3,128 0.00% 1/1/19 2/1/16 35 35 N N State Loans

1.05% 474,884 2,539 2.37% 1/1/19 2/1/16 35 35 N N Other

0.00% 0

13,256,600 70,891

0.00%

0.00%

0

0.00% 0

0.00% 0 0% No of Yrs 2

0.00%

0.00%

0.00%

0.00%

0.00% 100

0.00% 0 #N/A

40.18% 18,110,767 DDF paid on RA page

18,110,867

100.00% 45,077,467

4.75% 6/1/20 6/1/20

Amortizing

FHFC SAIL Loan

Percentage of cash flow from operations to fund deal

First Mortgage

Maturity Date

Cash Flow from Operations

GP Capital

Bond 
Financing 

(Y/N)

Subtotal Other Sources

NEF Equity

Construction Lender
Comments

Source of Funds / Lender Name

Contingent Loans / Lender Name

Grants

County General Obligation Bonds

Construction Financing
Interest Rate

Year DDF Paid Off

PHCD Documentary Surtax Fund

Conversion 
Date

21,300,000

PHCD CFFP

Developer Fee via Cash Flow

FHFC ELI Loan

RAD Subsidy During Construction

Principal

Amortizing

Amortizing

Recourse 
Y/N)

1st Pay 
Date

Amortizing

Perm Loan 
Closing Date

Interest 
Rate

Payment Type

Amortizing

PrincipalRequired Loans

Other Public and Private Funds

Simple

% of 
funding

Financing 

Source Conversion Requirements
Is lender 
related to 
investor

Sponsor/R
elated 
Party 

Term Yrs

Simple

Total Sources

Subtotal Grants

Other Sources

State Tax Equity Provider

Subtotal Contingent Loans

Comments

Comments

First Mortgage

Amortizing

Amort YrsDebt / Unit

Fed Grant ? (Y/N)



NEF
Amortized Years

Uses of Funds
Land 0% 0 0 0 X 0 0 0 0 0 X 0 0
Building 0 0 0 0 X 0 0 0 0 0 0 X 0 0
Acquisition Legal Costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs - holding costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs 0 0 0 X 0 0 0 0 0 X 0 0

Off-Site Improvements 1,860,000 9 9,947 0 X 0 0 1,860,000 0 0 X 0 0
Site Work - Bldg Life Depr (Utility & Sewer Lines) 0 0 0 0 0 0 0 0 0 X 0 0
Site Work - Non Depr (Grading, Demolition, Land Clearing) 899,496 4 4,810 0 0 0 0 899,496 0 0 X 0 0
Site Work - 15 Year Depr (Landscaping, fine grading, sidewalks) 0 0 0 0 0 0 0 0 0 X 0 0
Basic Construction                                     Retention % 22,379,743 106 119,678 22,379,743 22,379,743 0 0 0 0 0 0 22,379,743 0
Personal Property 0 0 0 0 0 0 0 0 0 0 0
Gen. Req., Builder's OH & Profit 14.04% 3,268,101 16 17,476 3,268,101 3,268,101 0 0 0 0 0 0 3,268,101 0
Other Construction Hard Costs - Solar 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0

CONSTRUCTION CONTINGENCY 4.42% 1,256,962 6 6,722 1,256,962 1,256,962 0 0 0 0 0 0 1,256,962 0

Payment and Performance Bond 251,392 1 1,344 251,392 251,392 0 0 0 0 0 0 251,392 0
Architect/Design 670,000 3 3,583 670,000 670,000 0 0 0 0 0 0 670,000 0
Construction Management/Architect Supervision 180,000 1 963 180,000 180,000 0 0 0 0 0 0 180,000 0
Construction Permits and Fees 0 0 0 0 0 0 0 0 0 0 0 0
Lender or NEF Inspection fee 16,000 0 86 16,000 16,000 0 0 0 0 0 0 16,000 0
Engineering 360,000 2 1,925 360,000 360,000 0 0 0 0 0 0 360,000 0
Environmental Reporting and Abatement 25,000 0 134 25,000 25,000 0 0 0 0 0 0 25,000 0
Geotechnical Study/Soil Borings 70,000 0 374 70,000 70,000 0 0 0 0 0 0 70,000 0
Other Construction Soft Costs 75,000 0 401 75,000 75,000 0 0 0 0 0 0 75,000 0
Other Construction Soft Costs 0 0 0 0 0 0 0 0 0 0 0 0

Construction Loan Origination Fee 306,029 1 1,637 306,029 306,029 0 0 0 0 20 0 0 306,029 0
CONSTRUCTION LOAN INTEREST IN BASIS #N/A 505,875 2 2,705 505,875 505,875 0 0 0 0 0 0 505,875 0
CONSTRUCTION LOAN INTEREST EXPENSED 505,875 2 2,705 0 0 0 0 0 0 505,875 0 0 0
Construction Period RE Taxes 60,000 0 321 60,000 60,000 0 0 0 0 0 0 60,000 0
Construction Period Insurance 650,000 3 3,476 650,000 650,000 0 0 0 0 0 0 650,000 0
Negative Arbitrage, costs of issuance, LOC fees 1,686,073 8 9,016 1,686,073 1,686,073 0 0 0 0 0 0 1,686,073 0
Appraisal 13,000 0 70 13,000 13,000 0 0 0 0 0 0 13,000 0
Market Study 12,000 0 64 12,000 12,000 0 0 0 0 0 0 12,000 0
Survey 30,000 0 160 30,000 30,000 0 0 0 0 0 0 30,000 0
Predevelopment Loan Interest and Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
Consulting Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
"Project" Bridge Loan Interest in Basis 0 0 0 0 0 0 0 0 0 0 0 0
Loan Origination Fee - Permanent 0 0 0 0 0 0 0 0 35 0 0 0 0
Title & Recording 280,000 1 1,497 252,000 252,000 0 0 28,000 0 10 0 0 252,000 0
Legal - Syndication/Organization 0 0 0 0 0 0 0 0 15 0 0 0 0
Legal - Bond/Perm Loan 0 0 0 0 0 0 0 0 35 0 0 0 0
Legal - Construction 255,000 1 1,364 255,000 255,000 0 0 0 0 0 0 255,000 0
Due Diligence - NEF 52,000 0 278 0 0 0 0 52,000 0 0 0 0 0
Tax Credit Allocation Fee 131,728 1 704 0 0 0 0 0 131,728 10 0 0 0 0
Tax Credit Compliance Fees 109,505 1 586 0 0 0 0 0 109,505 10 0 0 0 0
Lease-up and Marketing Costs 213,632 1 1,142 0 0 0 0 0 213,632 1 0 0 0 0
Accounting/Post Const. Audit 35,000 0 187 0 0 0 0 0 0 35,000 0 0 0
Soft Cost Contingency 310,537 1 1,661 310,537 310,537 0 0 0 0 0 0 310,537 0
Other Soft Costs 234,933 1 1,256 234,933 234,933 0 0 0 0 2 0 0 234,933 0
Other Soft Costs 338,505 2 1,810 338,505 338,505 0 0 0 0 0 0 338,505 0
Other Soft Costs 250,000 1 1,337 250,000 250,000 0 0 0 0 0 0 250,000 0

Developer Fee - Construction 100% 6,766,989 32 36,187 6,766,989 6,766,989 0 0 0 0 0 0 6,766,989 0
Developer Fee - Acquisition 0% 0 0 0 0 0 0 0 0 0 0 0

Developer Fee - Other 0 0 0 0 0 0 0 0 0 0 0 0

Initial Operating Reserve 1.11 186,000 1 995 0 0 0 0 186,000 0 0 X 0 0
Capitalized Replacement Reserve 0 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized ACC Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized Rev Deficit Reserve 3 530,000 3 2,834 0 0 0 0 530,000 0 0 X 0 0
Capitalized Ins & Tax Escrow 300,000 1 1,604 0 0 0 0 300,000 0 0 X 0 0
Capitalized Lease-Up Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 X 0 0

Accrued Contingent Loan Interest 177,821 0 0 0 0 0 0 0 0 0 177,821
Total Uses 45,074,375 214 241,039 40,223,139 40,223,139 0 0 3,855,496 454,865 540,875 0 40,223,139 0

Sources/Uses Surplus (Gap) 3,092

Total Per Unit

Development Costs 

Per Sq Ft Amortized Yrs Bond Basis
Depreciable 

Basis
Non-

Depreciable

Acquisition 
Eligible 
Basis

NC/Rehab 
Eligible 
Basis

Comments
Commercial 

Costs
Expensed

Historic 
Basis

Check



N
187 12/1/19 0

187 12/1/19 0

0 1,646,598

0 0

210,350 0

1/1/19 0

12/1/19 0

12/1/19   Absorption (avg units/month) per market study 50 0

4/1/20   Absorption (avg units/month) per model 37 Solar Credits 0

12/1/2019

11

Jan-19 0 0 0 0 0 0 0 0 0
Feb-19 0 0 0 0 0 0 0 0 0
Mar-19 0 0 0 0 0 0 0 0 0
Apr-19 0 0 0 0 0 0 0 0 0
May-19 0 0 0 0 0 0 0 0 0
Jun-19 0 0 0 0 0 0 0 0 0
Jul-19 0 0 0 0 0 0 0 0 0
Aug-19 0 0 0 0 0 0 0 0 0
Sep-19 0 0 0 0 0 0 0 0 0
Oct-19 0 0 0 0 0 0 0 0 0
Nov-19 0 0 0 0 0 0 0 0 0

1 1 Dec-19 37 37 37 0 45,608 0 0 45,608 27,150 0 27,150
TOTAL 37 37 37 0 0 45,608 0 0 45,608 27,150 0 27,150

Jan-20 37 74 37 0 91,216 0 0 91,216 325,797 0 325,797
Feb-20 37 111 37 0 136,824 0 0 136,824 298,648 0 298,648
Mar-20 37 148 37 0 182,432 0 0 182,432 271,498 0 271,498

1 Apr-20 39 187 39 0 230,505 0 0 230,505 257,556 0 257,556
May-20 187 0 230,505 0 0 230,505 0 0 0
Jun-20 187 0 230,505 0 0 230,505 0 0 0
Jul-20 187 0 230,505 0 0 230,505 0 0 0
Aug-20 187 0 230,505 0 0 230,505 0 0 0
Sep-20 187 0 230,505 0 0 230,505 0 0 0
Oct-20 187 0 230,505 0 0 230,505 0 0 0
Nov-20 187 0 230,505 0 0 230,505 0 0 0
Dec-20 187 0 230,505 0 0 230,505 0 0 0
Credits from QO Units PIS in 2019 325,797 0 325,797

TOTAL 150 187 150 0 0 2,485,016 0 0 2,485,016 1,479,297 0 1,479,297

Construction Contract Completion Date

Start of Construction

Completion/CofO/Placed in Service

State Credits Allocated 

Historic Credits Allocated

Acq Tax 
Credits

Total Tax 
Credits

Rehab Tax 
Credits

Acquisition Credits Allocated/yrNumber of Residential Units First Building Placed in Service

Last Building Placed in Service

Square Footage of Building

LIHTCs Allocated @ 100%/yr

LIHTCs Allocated @ 130%/yr

Cal State Credits Allocated @ 100%

Cal State Credits Allocated @ 130%

Number of Market Units

Commercial Square Footage

Number of Tax Credit Units

Total Rental 
Income

Cumulative 
Non Tax 

Credit Units 

Commercial 
Income

Non Tax 
Credit Rental 

Income

Commercial 
Sq FT Leased

Tax Credit 
Rental Income

Commercial 
Sq Ft Leased

Commercial 
Income

Non Tax 
Credit Rental 

Income

Start of Leasing/Move-in Date

Tax Credit 
Units Leased 

(Income)

Cumulative 
TC Units 
Leased

Non TC Units 
Leased

Tax Credit 
Units Leased 

(Credits)
Year

Tax Credit 
Units Leased 

(Income)

Cumulative 
Tax Credit 

Units Leased

Non Tax 
Credit Units 

Leased

Start of QO Tax Credit Units PIS

Total Rental 
Income

Cumulative 
Non TC Units 

Leased

Tax Credit 
Units Leased 

(Credits)

NEF Lease-Up Schedule / Credit Delivery 

Acq Tax 
Credits

Total Tax 
Credits

Construction Period

State Historic Credits Allocated

Year
Rehab Tax 

Credits
Tax Credit 

Rental Income

100% Lease-Up/Qualified Occupancy



NEF Lease-Up Schedule / Credit Delivery 

Jan-21 187 0 230,505 0 0 230,505 0 0 0
Feb-21 187 0 230,505 0 0 230,505 0 0 0
Mar-21 187 0 230,505 0 0 230,505 0 0 0
Apr-21 187 0 230,505 0 0 230,505 0 0 0
May-21 187 0 230,505 0 0 230,505 0 0 0
Jun-21 187 0 230,505 0 0 230,505 0 0 0
Jul-21 187 0 230,505 0 0 230,505 0 0 0
Aug-21 187 0 230,505 0 0 230,505 0 0 0
Sep-21 187 0 230,505 0 0 230,505 0 0 0
Oct-21 187 0 230,505 0 0 230,505 0 0 0
Nov-21 187 0 230,505 0 0 230,505 0 0 0
Dec-21 187 0 230,505 0 0 230,505 0 0 0
Credits from QO Units PIS in 2019 325,797 0 325,797
Credits from QO Units PIS in 2020 1,320,801 0 1,320,801
TOTAL 0 187 0 0 0 2,766,060 0 0 2,766,060 1,646,598 0 1,646,598

units agree units agree units agree sq ft agrees

Tax Credit 
Units Leased 

(Income)

Tax Credit 
Rental Income

Non Tax 
Credit Rental 

Income

Cumulative 
Tax Credit 

Units Leased

Acq Tax 
Credits

Total Tax 
Credits

Total Rental 
Income

Cumulative 
Non Tax 

Credit Units 

Commercial 
Sq FT Leased

Commercial 
Income

Year
Rehab Tax 

Credits

Tax Credit 
Units Leased 

(Credits)

Non Tax 
Credit Units 

Leased



NEF

16,464,333 1.100 18,110,767
0 0 "
0 0

0 0
0 0

18,110,767

0 0

3rd Party Buyer
0 0

3rd Party Buyer
18,110,767

1 1/1/19 3/31/19 10.00% 1,032,778 25.00% 1,691,747 0 2,724,525 15.04% 0 2,724,525

2 4/1/19 6/30/19 15.00% 1,549,167 15.00% 1,015,048 0 2,564,215 14.16% 0 2,564,215
3 8/1/19 9/30/19 15.00% 1,549,167 15.00% 1,015,048 0 2,564,215 14.16% 0 2,564,215
4 10/1/19 12/31/19 15.00% 1,549,167 15.00% 1,015,048 0 2,564,215 14.16% 0 2,564,215
5 12/1/19 12/31/19 20.00% 2,065,556 25.00% 1,691,747 0 3,757,303 20.75% 0 3,757,303
6 6/1/20 6/30/20 25.00% 2,581,944 5.00% 338,349 1,016,000 1,016,000 3,936,294 21.73% 0 3,936,294
7 0 0 0 0 0.00% 0 0
8 0 0 0 0 0.00% 0 0

9 0 0 0 0 0.00% 0 0

10 0 0 0 0 0.00% 0 0
TOTAL 100.00% 10,327,778 100.00% 6,766,989 1,016,000 1,016,000 18,110,767 100.00% 0 18,110,767

10,327,778 Equity Agrees Equity Agrees

50.00% 0

6,766,989 0

0 0.00%

6,766,989

0.00%

3rd Party Calculations

50% Construction Complete

Project Cost
Developer 

Fee
Total Reserves 

Payment
Developer Fee 

Percent
Project Milestone

Total 

Federal Historic Tax Credits
State LIHTC Credits Purchased by NEF
State Historic Credits Purchased by NEF

Pricing Page

Price/CreditCredits

3rd Party State Credit Equity

3rd Party Equity as % of Total

From Equity

From Cash Flow

Developer Fee

Percentage of Fee Deferred

3rd Party State Credits

NEF Closing/Construction Start

Stabilization / Conversion / Final Cost Cert / 8609
Tax Return

75% Construction Complete
100% Construction Complete/ Placed in Service/ CO

25% Construction Complete

Maximum Deferred Fee Percentage

Developer Fee

Payment

Solar Credits

Total Limited Partner Equity

State LIHTC Credits Purchased by a 3rd Party

Qtr Paid

Equity Installments

Development 
Costs Percent

Total Equity 
Paid

NEF 
Reserves

State Historic Credits Purchased by a 3rd Party

Date

Equity

Federal LIHTC Credits

3rd Party 
Equity

NEF and 3rd 
Party EQUITY

Total Equity 
Percent



 NEF

Units 187

General & Administrative Property Management Fee 59,368 317 3.00%
Misc. Prop. Mgmt. Fees 117,997 631 3.00%
Accounting/Auditing 0 3.00%
Legal 0 3.00%
Office Supplies & Expense 0 3.00%
Telephone Answering Service 0 3.00%
Other - LIHTC Compliance Monitoring 0 3.00%
Other - Misc. Admin. 0 3.00%

177,365 948

Payroll & Related Administrative Payroll 0 3.00%
Maintenance Payroll 0 3.00%
Repair Payroll 0 3.00%
Payroll Taxes 0 3.00%
Fringe Benefits 0 3.00%
Other 0 3.00%

0 0

Utilities Electric (Common Area) 0 3.00%
Gas/Fuel Oil/Coal (Common Area) 0 3.00%
Water & Sewer 0 3.00%
Electric (for Units) 0 3.00%
Gas/Fuel Oil/Coal (for Units) 0 3.00%
Other 0 3.00%

0 0

Maintenance & Repair Cleaning (Janitorial) 0 3.00%
Elevator Maintenance 0 3.00%
Exterminating 0 3.00%
Fire Alarm Inspection 0 3.00%
Grounds Maintenance 816,315 4,365 3.00%
Grounds Maintenance Contract 0 3.00%
Painting & Decorating/Make-ready 0 3.00%
Repairs 0 3.00%
Repairs Contract 0 3.00%
Security 0 3.00%
Supplies 0 3.00%
Trash Removal/Snow Removal 0 3.00%
Vehicle/Equipment Maintenance 0 3.00%
Other - Misc Ops and Maint Expenses 0 3.00%
Reserves 0 3.00%

816,315 4,365

Market & Leasing Advertising 0 3.00%
Credit Investigations 0 3.00%
Leasing Fees 0 3.00%
Other 0 3.00%

0 0

Taxes & Insurance Insurance - Liability 0 3.00%
Other Taxes, Licenses & Fees 0 3.00%
Real Estate Taxes 0 3.00%
Property/Liability (Hazard) 0 3.00%
Other 0 3.00%

0 0

Total Annual Operating Budget 993,680 Is the project providing a washer/dryer in unit(s) Y/N
Which units are provided w/washer & dryer

 Annual Operating Budget per Unit (PUPA) 5,314

Tenant PaidOwner Paid

Operating Expenses 

2.34%

Escalator Comments
calculated property 

mgmt fee
alternate property mgmt 

fee calculation

59,368

Annual 
Expense

Per Unit



0 N/A 1 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A Sale

2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
1.65% 89.84% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 0.00% 0.00%

11,668 635,752 736,241 750,966 765,985 781,305 796,931 812,870 829,127 845,710 862,624 879,876 897,474 915,423 933,732 952,406 971,455 0 0 13,379,545
33,940 1,849,265 2,141,568 2,184,399 2,228,087 2,272,649 2,318,102 2,364,464 2,411,753 2,459,988 2,509,188 2,559,372 2,610,559 2,662,770 2,716,026 2,539,484 0 0 0 35,861,612

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 230,862 2,825,753 0 0 3,056,615
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

45,608 2,485,016 2,877,809 2,935,365 2,994,072 3,053,954 3,115,033 3,177,333 3,240,880 3,305,698 3,371,812 3,439,248 3,508,033 3,578,194 3,649,757 3,722,753 3,797,208 0 0 52,297,772

(817) (44,503) (51,537) (52,568) (53,619) (54,691) (55,785) (56,901) (58,039) (59,200) (60,384) (61,591) (62,823) (64,080) (65,361) (66,668) (68,002) 0 0 (936,568)
(2,376) (129,449) (149,910) (152,908) (155,966) (159,085) (162,267) (165,512) (168,823) (172,199) (175,643) (179,156) (182,739) (186,394) (190,122) (193,924) (197,803) 0 0 (2,724,276)

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
184 10,227 11,611 11,843 12,080 12,322 12,568 12,819 13,076 13,337 13,604 13,876 14,154 14,437 14,725 15,020 15,320 0 0 211,202
(13) (716) (813) (829) (846) (863) (880) (897) (915) (934) (952) (971) (991) (1,011) (1,031) (1,051) (1,072) 0 0 (14,784)

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

0

42,587 2,320,576 2,687,160 2,740,904 2,795,722 2,851,636 2,908,669 2,966,842 3,026,179 3,086,703 3,148,437 3,211,405 3,275,633 3,341,146 3,407,969 3,476,128 3,545,651 0 0 48,833,346

2,924 164,124 188,167 193,812 199,626 205,615 211,783 218,137 224,681 231,421 238,364 245,515 252,880 260,466 268,280 276,329 284,619 0 0 3,666,742
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

13,460 755,375 866,029 892,009 918,770 946,333 974,723 1,003,964 1,034,083 1,065,106 1,097,059 1,129,971 1,163,870 1,198,786 1,234,750 1,271,792 1,309,946 0 0 16,876,026
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0
16,384 919,499 1,054,195 1,085,821 1,118,396 1,151,947 1,186,506 1,222,101 1,258,764 1,296,527 1,335,423 1,375,486 1,416,750 1,459,253 1,503,030 1,548,121 1,594,565 0 0 20,542,768

925 51,912 59,516 61,302 63,141 65,035 66,986 68,996 71,066 73,198 75,394 77,656 79,985 82,385 84,856 87,402 90,024 0 0 1,159,779

17,309 971,411 1,113,712 1,147,123 1,181,537 1,216,983 1,253,492 1,291,097 1,329,830 1,369,725 1,410,817 1,453,141 1,496,735 1,541,637 1,587,886 1,635,523 1,684,589 0 0 21,702,547

25,277 1,349,165 1,573,449 1,593,781 1,614,185 1,634,653 1,655,177 1,675,745 1,696,349 1,716,978 1,737,620 1,758,264 1,778,898 1,799,509 1,820,083 1,840,605 1,861,062 0 0 27,130,799
ECR 2.46 2.39 2.41 2.39 2.37 2.34 2.32 2.30 2.28 2.25 2.23 2.21 2.19 2.17 2.15 2.13 2.10 0.00 0.00

Req'd ECR 1.05 Cash needed for ECR 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

First Mortgage Loan
112,160 119,374 127,053 135,225 143,923 153,180 163,033 173,520 184,681 196,560 209,203 222,659 236,981 252,224 268,448 285,715 304,092 0 0 3,288,030

0 846,484 838,806 830,633 821,935 812,678 802,825 792,339 781,177 769,298 756,655 743,199 728,877 713,634 697,411 680,144 661,766 0 0 12,277,862
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

112,160 965,858 965,858 965,858 965,858 965,858 965,858 965,858 965,858 965,858 965,858 965,858 965,858 965,858 965,858 965,858 965,858 0 0 15,565,892
(86,883) 383,306 607,590 627,922 648,327 668,795 689,318 709,887 730,491 751,120 771,762 792,406 813,040 833,651 854,224 874,747 895,204 0 0 11,564,908

0.23 1.40 1.63 1.65 1.67 1.69 1.71 1.73 1.76 1.78 1.80 1.82 1.84 1.86 1.88 1.91 1.93 0.00 0.00

Second Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

(86,883) 383,306 607,590 627,922 648,327 668,795 689,318 709,887 730,491 751,120 771,762 792,406 813,040 833,651 854,224 874,747 895,204 0 0 11,564,908
0.23 1.40 1.63 1.65 1.67 1.69 1.71 1.73 1.76 1.78 1.80 1.82 1.84 1.86 1.88 1.91 1.93 0.00 0.00

Third Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

(86,883) 383,306 607,590 627,922 648,327 668,795 689,318 709,887 730,491 751,120 771,762 792,406 813,040 833,651 854,224 874,747 895,204 0 0 11,564,908
0.23 1.40 1.63 1.65 1.67 1.69 1.71 1.73 1.76 1.78 1.80 1.82 1.84 1.86 1.88 1.91 1.93 0.00 0.00

Fourth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

(86,883) 383,306 607,590 627,922 648,327 668,795 689,318 709,887 730,491 751,120 771,762 792,406 813,040 833,651 854,224 874,747 895,204 0 0 11,564,908
0.23 1.40 1.63 1.65 1.67 1.69 1.71 1.73 1.76 1.78 1.80 1.82 1.84 1.86 1.88 1.91 1.93 0.00 0.00

LIHTC and Subsidized Vacancy Override

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

DEBT SERVICE (MUST-PAY))

Debt coverage ratio after 4th mortgage

Principal Pmt. - First Mortgage
Interest Pmt. - First Mortgage

Debt coverage ratio after 1st mortgage

Total Debt Service - 

Total Debt Service - First Mortgage

Interest Pmt. - 

Total Debt Service - 
Cash-flow after debt service - 3rd

LIHTC Vacancy @  7.0%

Market Rent
Gross Residential Income

EXPENSES

Total Effective Gross Income from Project

Other Income 

Cash-flow after debt service - 4th

Interest Pmt. - 

Debt coverage ratio after 3rd mortgage

Cash-flow after debt service - 2nd

Principal Pmt. - 

Subsidized Residential Vacancy @  7.0%
Market Residential Vacancy @  7.0%

Commercial @  2%  increase / yr
Other Income Vacancy @  7.0%

UTILITIES

Commercial Vacancy @  7.0%

OTHER EXPENSES

Principal Pmt. - 
Interest Pmt. - 

Total Debt Service - 

Total Expenses including Replacement Reserve

Debt coverage ratio (TIF Note only)

NET OPERATING INCOME

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

Cash-flow after debt service - 1st

  NEF Cash Flow 

Project Year
% of Year in Operation

TAXES & INSURANCE

Total Expenses

MARKETING & LEASING
MAINTENANCE & REPAIR

Other Income / yr @  2%  increase / yr

PAYROLL & RELATED

INCOME
Gross Rent Paid - LIHTC Units  2.00%
Gross Rent Paid - Sub Units Increase  2.00%

GENERAL & ADMINISTRATIVE

Gross Rent Paid - After Contract  2.00%

 Replacement Reserve  (Funding Req.) @$300

Principal Pmt. - 



  NEF Cash Flow 

2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

Fifth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

(86,883) 383,306 607,590 627,922 648,327 668,795 689,318 709,887 730,491 751,120 771,762 792,406 813,040 833,651 854,224 874,747 895,204 0 0 11,564,908
0.23 1.40 1.63 1.65 1.67 1.69 1.71 1.73 1.76 1.78 1.80 1.82 1.84 1.86 1.88 1.91 1.93 0.00 0.00

Req'd DSC Cash needed for DSC 0

0
0

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

(86,883) 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2 #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 #N/A
3 #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 #N/A
4 #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 #N/A
5 #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 #N/A

1 #N/A 5,150 5,305 5,464 5,628 5,796 5,970 6,149 6,334 6,524 6,720 6,921 7,129 7,343 7,563 7,790 8,024 0 0 #N/A
2 #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 #N/A
3 #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
4 #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
14 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
16 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
17 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
18 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
19 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
20 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
21 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
22 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
23 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
24 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
25 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
26 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
27 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

.

Loan Servicing and/or MIP Fees

0 0 833,651 895,204 

Cash-flow after debt service - 5th

771,762 

0

0

0

0

0
0
0
0

0
0

General Partner Share @ 0.01%
Limited Partner Share @ 99.99%

Principal Pmt. - 

Remaining Cash

Debt coverage ratio after 5th mortgage

Interest Pmt. - 

Incentive Management Fee
Deferred Developer Fee - Interest

Initial Operating Reserve

Other Reserves

Cash Flow After Required Payments & 
Funding of Operating Reserve

Annual NEFAsset Management Fee

Capitalized Lease-Up Reserve
Capitalized Rev Deficit Reserve
Capitalized ACC Reserve

Project Year

PAYMENTS CONTINGENT ON AVAILABLE CASH-FLOW

RESERVE WITHDRAWALS

668,795 689,318 648,327 383,306 607,590 627,922 

Deferred Developer Fee - Principal

0

0

0

0

0

0

0

0
0

0
0

0

Excess Cash Allocation to Distributions

0

Cash Flow From Operations for Construction Costs

(86,883) 874,747 854,224 751,120 813,040 792,406 709,887 730,491 

Release of Operating Reserve

Total Debt Service - 

11,564,908



  NEF Cash Flow 
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037
0 186,000 189,720 193,514 197,385 201,332 184,823 169,668 155,755 142,983 131,258 120,495 110,615 101,544 93,218 85,574 78,557 70,700

0 186,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 3,720 3,794 3,870 3,948 4,027 3,696 3,393 3,115 2,860 2,625 2,410 2,212 2,031 1,864 1,711 0 0 45,278
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 20,536 18,852 17,306 15,887 14,584 13,388 12,291 11,283 10,358 9,508 8,729 7,856
0 186,000 189,720 193,514 197,385 201,332 184,823 169,668 155,755 142,983 131,258 120,495 110,615 101,544 93,218 85,574 78,557 70,701 70,700

0 186,000 189,720 193,514 197,385 201,332 184,823 169,668 155,755 142,983 131,258 120,495 110,615 101,544 93,218 85,574 78,557 70,701 70,700

2%
925 52,854 113,427 176,998 243,679 313,588 348,161 381,708 414,367 446,267 477,528 508,260 538,570 568,553 598,303 627,903 657,437 591,693

0 17 1,057 2,269 3,540 4,874 6,272 6,963 7,634 8,287 8,925 9,551 10,165 10,771 11,371 11,966 12,558 0 0 116,220

925 51,912 59,516 61,302 63,141 65,035 66,986 68,996 71,066 73,198 75,394 77,656 79,985 82,385 84,856 87,402 90,024 0 0
0 0 0 0 0 0 38,685 42,412 46,041 49,585 53,059 56,473 59,841 63,173 66,478 69,767 73,049 65,744 0

925 52,854 113,427 176,998 243,679 313,588 348,161 381,708 414,367 446,267 477,528 508,260 538,570 568,553 598,303 627,903 657,437 591,693 591,693

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

#N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
2%

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
0 530,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

#N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

2%
0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720

0 0 6,000 6,120 6,242 6,367 6,495 6,624 6,757 6,892 7,030 7,171 7,314 7,460 7,609 7,762 7,917 0 0 103,761
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0 0
0 300,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0

0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720 209,720

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

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

2%
#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

#N/A #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
2%

Ending Balance

Other Use (Expense / Capitalized)
Balance before Release
Release of  Reserve 

Interest on Reserve Account
Withdrawal from Other Reserve

Capitalized Lease-Up Reserve

Release of  Reserve to cash flow

Other Reserves

Ending Balance

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release
Release of  Reserve to cash flow

Capitalized ACC Reserve

Other Use (Expense / Capitalized)

Contributions to Ins & Tax Reserve
Other Use (Expense / Capitalized)

Ending Balance

Withdrawal from Reserve

Contributions to Reserve

Withdrawal from Operating Reserve

Capitalized Replacement Reserve

Release of Operating Reserve to cash flow
Ending Balance

Release  to cash flow

Contributions to Replacement Reserve

Ending Balance

Other Use (Expense / Capitalized)

Other Use (Expense / Capitalized)

Interest on Reserve Account

Ending Balance

Balance before Release

Withdrawal from Ins & Tax Reserve

Insurance & Tax Escrow (Funding Not Req.)
Interest on Reserve Account

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release

Balance before Release

Other Use (Expense / Capitalized)
Balance before Release

Interest on Reserve Account
Withdrawal from Replacement Reserve

Release of  Reserve to cash flow

Capitalized Rev Deficit Reserve

Project Year

Contributions to Operating Reserve
Interest on Reserve Account

Initial Operating Reserve
Reserve Balances

Ending Balance

Contributions to Other Reserve

Other Use (Expense / Capitalized)
Balance before Release
Release of Operating Reserve to cash flow



  NEF Cash Flow 

2020

5 10% 0%

5 10% 90%

20 50%

15 50%

2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036

0 0 0 0 0 0 20,536 18,852 17,306 15,887 14,584 13,388 12,291 11,283 10,358 9,508 8,729 7,856
0 0 0 0 0 0 38,685 42,412 46,041 49,585 53,059 56,473 59,841 63,173 66,478 69,767 73,049 65,744
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0

0 0 0 0 0 0 59,220 61,264 63,347 65,472 67,643 69,862 72,132 74,455 76,836 79,275 275,818 73,599
0 0 0 0 0 0 24,404 23,093 21,910 20,846 19,890 19,036 18,275 17,600 17,005 16,485 210,074 14,430
0 0 0 0 0 0 34,816 38,171 41,437 44,627 47,753 50,826 53,857 56,855 59,830 62,790 65,744 59,169
0 0 0 0 0 0 34,816 72,987 114,424 159,050 206,803 257,629 311,486 368,341 428,172 490,962 556,706 615,875

27.5 0 0 0 0 0 0 1,266 2,654 4,161 5,784 7,520 9,368 11,327 13,394 15,570 17,853 20,244 0
0 0 0 0 0 0 33,550 69,067 106,343 145,186 185,418 226,876 269,406 312,867 357,128 402,065 447,565 506,734

0 0 0 0 0 0 25,670 25,747 26,071 26,629 27,410 28,404 29,601 30,994 32,575 34,338 230,318 14,430

Year Placed in Service

Total Uses of Reserves
Total Currently Expensed

Use of Reserves Analysis

Used in yrs multiple of

Total Currently Capitalized
Cumulative Capitalized

Revenue Deficit Reserve

Insurance & Tax Escrow Reserve

Use of Operating Reserve

Operating Reserve

Replacement Reserve Used in yrs multiple of

Used in yrs multiple of

Used in yrs multiple of

Use of Replacement Reserve

Remaining Capitalized Reserve Basis
Depreciation Taken

Use of Revenue Deficit Reserve
Use of Insurance & Tax Escrow Reserve

Total Deduction for Use of Reserves

% of use capitalized

% of use capitalized

% of balance used

% of balance used

% of balance used

% of balance used

% of use capitalized

% of use capitalized



NEF

Total Acquisition

100% 130% 30%

40,223,139 0 0 40,223,139 0 0 0

100.00%

0 0 0

0 0 0

    Subtotal 40,223,139 0 0 40,223,139 0 0 0

Less: 0 0 0 0

0 0 0 0 0 0

0 0 0

40,223,139 0 0 40,223,139 0 0 0

Adjustment

100% 100.00%

52,290,081 0 0 52,290,081 0 0 0

100.00% 100.00% 100.00% 0% 0.00% 30.00%

52,290,081 0 0 52,290,081

0 0

3.22% 3.22% 7.52%

Calculated 3,932,214 0 0 3,932,214 0 0 0

1,646,598 0 0 1,646,598

1,646,598 0 0 1,646,598 0 0 0

16,465,980 0 0 0

No. of Units Fraction Total Sq Ft Fraction
187 100.00% 210,350 100.00%

0 0.00% 0 0.00% 0
0 Add'l Const Period Bond Proceeds

40,223,139
187 100.00% 210,350 100.00% 0.00%

100.00%

N/A0.00%

Annual LIHTC Amount

Total Credits

Used in Forecast (lessor)

Bond Analysis 50% Test (If Applicable)
50% Test

Total Tax Exempt Bond Proceeds

TOTAL

Applicable fraction (the lesser of units or sq ft)

100.00%

Total Project Basis
Bond Proceeds/Aggregate Basis

N/A130.00% N/A

Manager Unit

Low Income Apts
Market Rate Apts

Actual Allocation

Rate

Qualified Basis

Qualified Basis per Application

Tax Exempt Bonds

"Hard-to-Develop Area" or Qualified 
Census Tract

Applicable Fraction

Federal and Other Grants Off Basis

Other

Eligible Basis

Percentage of Historic Related Costs

Adjusted Eligible Basis

Tax Credits

Eligible Basis

Percentage of Cost with 130% Basis Boost

Res Portion of Historic Rehab Credit 

Construction

Federal LIHTC
Historic 
Rehab 
Credit

State Historic 
Rehab Credit

Solar Credits

Res Portion of Solar Credits
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 NEF

Street Address

City

State FL

Zip Code

County

Census Tract #

Type

Current Date

1    # of Residential Buildings 1 Jul-15
187

35%

2.00%

N 2.00%

4% 2.00%

Y 7.00%

7.00%

7.00%  
130% 2.00%

N 7.00%

2.00%

Building Type 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

Y 2.00% 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

For Profit

Date Deal Secured

Annual Funding of Ins & Tax Escrow

Annual Funding of Rev Deficit Reserve

Annual Funding of Operating Reserve

Annual Funding of Replacement Reserve

Y/N $ Amt or % of EGI

5,000Annual NEFAsset Management Fee

Annual Partnership Mgmt Fee to GP

Management Incentive Fee 

56,100

NEF

QCT  / DDA (Indicate Which)

# Total Buildings

Annual Commercial Rent Increase

Multifamily Annual Expense Increase

Reserves and Fees
Accrue 

Fee/Funding 
(Y/N)

Estimated Reserve 
Amount per Unit

State Tax Rate (CA only)

Construction Type

Target Population

                                           -Mkt

Growth 
Rate

Other Income Growth Rate

Interest 
Earnings 

Rate

New

Escalators

Alternate escalation table being usedSMT #

Tax exempt bond deal? (Y/N)

Family

Is 3rd party buying state credits ? Commercial Vacancy Rate

Annual Residential Rent Increase - LIHTC

6/1/21

Project Name

Limited Partnership Name

Spreadsheet Purpose (Project Status)

Location

NEF Admission to Partnership

NEF Initial Funding

Liberty Rising Phase 5

Liberty Rising Phase I, LLC

4751 NW 24th Court

1/1/20

1/1/20

12/1/20

Permanent Loan Closing

Target Reserve 
Amount

Annual Funding of Other Reserves

7,500

$300

Project Assumptions

Deal Source

Sponsor #1 - Tax Status

Sponsor #2

Sponsor #2 - Tax Status

Project Description

Placed in Service

33142

Is Developer Cash Basis? (Y/N)

0.01%

1/1/20

Construction Start

Lower-Tier GP Profit/Loss & Credit Share

Urban

Shelf

Sponsor #1 Miami Redevelopment Partners, LLC

Miami-Dade

Miami 2020

Sale of Project

7/8/15

Residential Vacancy Rate - LIHTC

130% Boost (enter %, 101% - 130%)

Lower-Tier LP Cash Flow Distribution Percentage

Effective Tax Rate

4% or 9% credit deal? 

                                                 -Subsidized

QCT

Use Building by Building Depreciation Schedule (Y/N)

Rehab with Tenants in place?

Annual Residential Rent Increase - Mkt

                                          -Subsidized

Length of LURA

Total Number of Residential Units

Sale Proceeds Share - LP Portion

Timing Assumptions

10.00%

Sale Proceeds Share - GP Portion

Deferred Developer Fee Interest Rate

2.74%

99.99%

N

Lower-Tier LP Profit/Loss & Credits Share

Co-General Partner Tax Exempt (Y/N) N

Projected First Credit Year

12/31/36

N

Partnership Information

General Partner Tax Exempt (Y/N)

Applicable Fed. Rate (AFR)

90.00%

30

99.99%
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 NEF Project Assumptions

3.22% Date

7.52% Date

N Date

2015

Total Annual Tax Credit Allocation Unallocated

Total Annual Rehab Credit Allocated

Total Annual Acq Credit Allocated Is 168 election required

Bond Issuer

Tax Credit Allocated Credit Enhancement Type

Enhancement Provided by

Tax Credit Allocated Bond Purchaser:

Date of Bond Issuance

NEF Regional Team:

VP Originations

VP Supportive Housing

Originations Manager

Originations Analyst

VP Project Management

Project Manager

Constructions Risk Manager

VP Asset Management

Asset manager

Eligible for State LIHTC Credit? (Y/N)

Tony Lyons

Project Characteristics Choose all that apply

Eligible for State Historic Tax Credit? (Y/N) N

N

Number of Years

State LIHTC Credit - Number of Years

Eligible for Historic Rehab Credit? (Y/N)

10% Carryover Test Required (Y/N)

N

N

N

40,222,312

TOTAL

Are These Draw Down Bonds

$1,646,598

Construction / Rehab Credit Rate

Acquisition Credit Rate

7/1/15

Other Income

N

N

Year of allocation

($2,285,535)

Elected set-aside

$0

$1,646,598

Due Date of 10% Carryover

Eligible for Acquisition Credit? (Y/N)

Laundry

State Historic Credit Percentage

Sandra Seals

Tax Credit Information Other Annual Income

Vending

Peredevelopment loan

Annual Tax Credit frm Tax Credit Res

7/1/15

Tax Exempt Bond Financing

Eligible for Solar Credits? (Y/N)

Eligible for Cal State Tax Credit? (Y/N)

11,160

11,160

Annual Tax Credit - 2nd year allocation

Total LIHTC Basis+Land+Commercial

Credit Rate Locked-In? (Y/N)

$1,646,598



1 1.0 3 50% 66 497 497 15 5 2.00% 650 1,950 635 11% 11% 60.2% 60% #DIV/0!

1 1.0 2 50% 66.00 914 914 15 5 2.00% 650 1,300 635 -54% -54% 104.7% 105% #DIV/0!

1 2.0 18 60% 66.00 2.00% 650 11,700 762 0% 81.4% #DIV/0!

2 2.0 35 50% 84.00 603 603 15 5 2.00% 1,100 38,500 762 10% 10% 61.2% 61% #DIV/0!

2 2.0 22 50% 84.00 1,173 1,173 15 5 2.00% 1,100 24,200 762 -65% -65% 112.0% 112% #DIV/0!

2 2.0 33 60% 84.00 1,648 1,648 15 5 2.00% 1,100 36,300 914 -90% -90% 154.3% 154% #DIV/0!

3 2.0 13 50% 105.00 771 771 15 5 2.00% 1,250 16,250 880 0% 0% 67.5% 68% #DIV/0!

3 2.0 14 50% 105.00 1,616 1,616 15 5 2.00% 1,250 17,500 880 -96% -96% 132.6% 133% #DIV/0!

3 2.0 17 60% 105.00 2.00% 1,250 21,250 1,056 0% 81.4% #DIV/0!

4 2.0 13 50% 137.00 902 902 15 5 2.00% 1,350 17,550 982 -6% -6% 71.8% 72% #DIV/0!

4 2.0 8 50% 137.00 1,888 1,888 15 5 2.00% 1,350 10,800 982 -106% -106% 139.9% 140% #DIV/0!

5 2.0 9 50% 137.00 1,037 1,037 15 5 2.00% 1,450 13,050 1,083 -8% -8% 73.5% 74% #DIV/0!

2.00% 1,100

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

187 15 5

0 100.00%

187 72.77%

0 http://www.huduser.org/portal/datasets/mtsp.html Market Commercial Subsidized 0

0 0 119

0 0 173,424 0

Date AMI checked 0 0 2,081,088

Rent floor election year 0 0 141,100

Rent Income Rent Income Rent Income Rent Income Rent
1 0.70 592 28,434 711 0 0 0 0 0 0

1.5 0.75 635 30,465 762 0 0 0 0 0 0

2 0.80 677 32,496 812 0 0 0 0 0 0

3 0.90 762 36,558 914 0 0 0 0 0 0

4 1.00 846 40,620 1,016 0 0 0 0 0 0

4.5 1.04 880 42,245 1,056 0 0 0 0 0 0

5 1.08 914 43,870 1,097 0 0 0 0 0 0

6 1.16 982 47,119 1,178 0 0 0 0 0 0

7 1.24 1,049 50,369 1,259 0 0 0 0 0 0

7.5 1.28 1,083 51,994 1,300 0 0 0 0 0 0

8 1.32 1,117 53,618 1,340 0 0 0 0 0 0

-1.22%

3.10%

0.00%

4 person very low income

2016 52,600

2017 49,000

2018 48,400

2019 49,900

-0.94%

huduser.org

33,850

LIHTC Subsidized ection 8 - PHA Project Based Vouch 9,333

LIHTC Subsidized ection 8 - PHA Project Based Vouch 15,104

LIHTC Subsidized ection 8 - PHA Project Based Vouch 11,726

LIHTC 951 951 16,167

LIHTC Subsidized ection 8 - PHA Project Based Vouch 22,624

LIHTC Subsidized ection 8 - PHA Project Based Vouch 10,023

LIHTC 831 831 ection 8 - PHA Project Based Vouch 81,807

LIHTC Subsidized ection 8 - PHA Project Based Vouch 25,806

LIHTC Subsidized ection 8 - PHA Project Based Vouch 21,105

LIHTC 696 696 12,528

LIHTC Subsidized ection 8 - PHA Project Based Vouch 1,828

Commercial Rent per Sq Ft

Is Commercial Space Eligible for Historic Credits

PHCD

0

Max LIHTC Income and Rents
50% 60%Adj 

Factor
# BDRMS

Income

-19.14%

Date

Type of Lease NN or NNN)0

Source

TOTAL

68

Total Commercial Sq Ft

Is Commercial Space a Master Lease (Y/N)

Day Care Bldg

Total Units

Garages

210,350Miami Dade County

AMI Analysis

Residential Units

AMI source

Location

% Change

Total Units

Total RentableSq Ftg

673,416

56,118

Median Income / 
Family of 4

As Of (Date)

49,900

3/6/15

HUD

7/6/15 Annual Rent

HUD Income

Commercial Units

Manager Units

Percent Residential

BE Occupancy

ection 8 - PHA Project Based Vouch

Monthly Rent

LIHTC

00 23,695

Tenant 
Paid

Term 
(yrs)

HUD FMR

187

2,754,504

After 
Contract

Subsidy Type

1

Utilities

PHCD

Income
0

0

49,200

2010 55,900

Source

Owner 
Paid

2015 51,900 -0.57%

2013 3.25%

2011

50,800

45,200

2012

2014 52,200 2.76%

8.85%

2020

1.35%

-6.84%

NEF

Developer 
Rent

Market 
Units Rent

Tenant 
Pd Utility

During 
Contract

Average 
Market 
Rent

# Bath 
rooms

# 
Bdrms

# 
Units

Description

LIHTC Subsidized

NEF LIHTC 
Rent

Unit Mix & Rents 

Median 
Income 

Targeted
Description of Units

Sq Ft / 
Unit

Monthly 
Comm 
Income

Total 
Monthly 
Income

Total Sq Ft
Max LIHTC 

Rent @ 
target AMI

After Contract 
Rent % Below 

LIHTC Max 

1,491

% of AMI of 
After Contract 

Rents

% of  Rent 
Below Avg 

Market Rent

Rent As 
Max % of 
Income

Stressed 
Income 

Escalator

% of  Rent 
Below 

LIHTC Max 

41,974

39,266

27,080

36,558

33,850

2

3

4

0

0

0

0

30,465

35,204

43,328

44,682

5

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

S8 Pymt 
Standard

Gas & Electric

Trash and Water

Family Size
Rent

25,388

229,542

69,250

Stressed 
Term (yrs)



NEF

1.64

30.06% 13,550,000 72,460 6.25% 6/1/21 7/1/21 35 35 N N N Private Lender

0.00% 0

0.00% 0

0.00% 0

0.00% 0

13,550,000 72,460

10.19% 4,592,622 24,559 2.37% 1/1/20 2/1/20 35 35 N N County Loan Sources

2.43% 1,097,345 5,868 2.37% 1/1/20 2/1/20 35 35 N N County Loan Sources

3.25% 1,463,127 7,824 2.37% 1/1/20 2/1/20 35 35 N N County Loan Sources

0.34% 155,000 829 2.37% 1/1/20 2/1/20 35 35 N N Other

11.09% 5,000,000 26,738 0.00% 1/1/20 2/1/20 35 35 N N State Loans

1.34% 603,887 3,229 0.00% 1/1/20 2/1/20 35 35 N N State Loans

1.11% 498,562 2,666 2.37% 1/1/20 2/1/20 35 35 N N Other

0.00% 0

13,410,543 71,714

0.00%

0.00%

0

0.00% 0

0.00% 0 0% No of Yrs 2

0.00%

0.00%

0.00%

0.00%

0.00% 100

0.00% 0 0

40.18% 18,110,767 DDF paid on RA page

18,110,867

100.00% 45,071,410

4.75% 6/1/21 6/1/21

Amortizing

FHFC SAIL Loan

Percentage of cash flow from operations to fund deal

First Mortgage

Maturity Date

Cash Flow from Operations

GP Capital

Bond 
Financing 

(Y/N)

Subtotal Other Sources

NEF Equity

Construction Lender
Comments

Source of Funds / Lender Name

Contingent Loans / Lender Name

Grants

County General Obligation Bonds

Construction Financing
Interest Rate

Year DDF Paid Off

PHCD Documentary Surtax Fund

Conversion 
Date

21,300,000

PHCD CFFP

Developer Fee via Cash Flow

FHFC ELI Loan

RAD Subsidy During Construction

Principal

Amortizing

Amortizing

Recourse 
Y/N)

1st Pay 
Date
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elated 
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Term Yrs
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Other Sources

State Tax Equity Provider

Subtotal Contingent Loans

Comments

Comments

First Mortgage

Amortizing

Amort YrsDebt / Unit

Fed Grant ? (Y/N)



NEF
Amortized Years

Uses of Funds
Land 0% 0 0 0 X 0 0 0 0 0 X 0 0
Building 0 0 0 0 X 0 0 0 0 0 0 X 0 0
Acquisition Legal Costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs - holding costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs 0 0 0 X 0 0 0 0 0 X 0 0

Off-Site Improvements 1,860,000 9 9,947 0 X 0 0 1,860,000 0 0 X 0 0
Site Work - Bldg Life Depr (Utility & Sewer Lines) 0 0 0 0 0 0 0 0 0 X 0 0
Site Work - Non Depr (Grading, Demolition, Land Clearing) 899,496 4 4,810 0 0 0 0 899,496 0 0 X 0 0
Site Work - 15 Year Depr (Landscaping, fine grading, sidewalks) 0 0 0 0 0 0 0 0 0 X 0 0
Basic Construction                                     Retention % 22,379,743 106 119,678 22,379,743 22,379,743 0 0 0 0 0 0 22,379,743 0
Personal Property 0 0 0 0 0 0 0 0 0 0 0
Gen. Req., Builder's OH & Profit 14.04% 3,268,101 16 17,476 3,268,101 3,268,101 0 0 0 0 0 0 3,268,101 0
Other Construction Hard Costs - Solar 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0

CONSTRUCTION CONTINGENCY 4.42% 1,256,962 6 6,722 1,256,962 1,256,962 0 0 0 0 0 0 1,256,962 0

Payment and Performance Bond 251,392 1 1,344 251,392 251,392 0 0 0 0 0 0 251,392 0
Architect/Design 670,000 3 3,583 670,000 670,000 0 0 0 0 0 0 670,000 0
Construction Management/Architect Supervision 180,000 1 963 180,000 180,000 0 0 0 0 0 0 180,000 0
Construction Permits and Fees 0 0 0 0 0 0 0 0 0 0 0 0
Lender or NEF Inspection fee 16,000 0 86 16,000 16,000 0 0 0 0 0 0 16,000 0
Engineering 360,000 2 1,925 360,000 360,000 0 0 0 0 0 0 360,000 0
Environmental Reporting and Abatement 25,000 0 134 25,000 25,000 0 0 0 0 0 0 25,000 0
Geotechnical Study/Soil Borings 70,000 0 374 70,000 70,000 0 0 0 0 0 0 70,000 0
Other Construction Soft Costs 75,000 0 401 75,000 75,000 0 0 0 0 0 0 75,000 0
Other Construction Soft Costs 0 0 0 0 0 0 0 0 0 0 0 0

Construction Loan Origination Fee 306,029 1 1,637 306,029 306,029 0 0 0 0 20 0 0 306,029 0
CONSTRUCTION LOAN INTEREST IN BASIS 843,124 505,875 2 2,705 505,875 505,875 0 0 0 0 0 0 505,875 0
CONSTRUCTION LOAN INTEREST EXPENSED 505,875 2 2,705 0 0 0 0 0 0 505,875 0 0 0
Construction Period RE Taxes 60,000 0 321 60,000 60,000 0 0 0 0 0 0 60,000 0
Construction Period Insurance 650,000 3 3,476 650,000 650,000 0 0 0 0 0 0 650,000 0
Negative Arbitrage, costs of issuance, LOC fees 1,686,073 8 9,016 1,686,073 1,686,073 0 0 0 0 0 0 1,686,073 0
Appraisal 13,000 0 70 13,000 13,000 0 0 0 0 0 0 13,000 0
Market Study 12,000 0 64 12,000 12,000 0 0 0 0 0 0 12,000 0
Survey 30,000 0 160 30,000 30,000 0 0 0 0 0 0 30,000 0
Predevelopment Loan Interest and Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
Consulting Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
"Project" Bridge Loan Interest in Basis 0 0 0 0 0 0 0 0 0 0 0 0
Loan Origination Fee - Permanent 0 0 0 0 0 0 0 0 35 0 0 0 0
Title & Recording 280,000 1 1,497 252,000 252,000 0 0 28,000 0 10 0 0 252,000 0
Legal - Syndication/Organization 0 0 0 0 0 0 0 0 15 0 0 0 0
Legal - Bond/Perm Loan 0 0 0 0 0 0 0 0 35 0 0 0 0
Legal - Construction 255,000 1 1,364 255,000 255,000 0 0 0 0 0 0 255,000 0
Due Diligence - NEF 52,000 0 278 0 0 0 0 52,000 0 0 0 0 0
Tax Credit Allocation Fee 131,728 1 704 0 0 0 0 0 131,728 10 0 0 0 0
Tax Credit Compliance Fees 109,505 1 586 0 0 0 0 0 109,505 10 0 0 0 0
Lease-up and Marketing Costs 210,158 1 1,124 0 0 0 0 0 210,158 1 0 0 0 0
Accounting/Post Const. Audit 35,000 0 187 0 0 0 0 0 0 35,000 0 0 0
Soft Cost Contingency 310,364 1 1,660 310,364 310,364 0 0 0 0 0 0 310,364 0
Other Soft Costs 234,933 1 1,256 234,933 234,933 0 0 0 0 2 0 0 234,933 0
Other Soft Costs 338,505 2 1,810 338,505 338,505 0 0 0 0 0 0 338,505 0
Other Soft Costs 250,000 1 1,337 250,000 250,000 0 0 0 0 0 0 250,000 0

Developer Fee - Construction 100% 6,766,335 32 36,184 6,766,335 6,766,335 0 0 0 0 0 0 6,766,335 0
Developer Fee - Acquisition 0% 0 0 0 0 0 0 0 0 0 0 0

Developer Fee - Other 0 0 0 0 0 0 0 0 0 0 0 0

Initial Operating Reserve 1.11 186,000 1 995 0 0 0 0 186,000 0 0 X 0 0
Capitalized Replacement Reserve 0 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized ACC Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized Rev Deficit Reserve 3 530,000 3 2,834 0 0 0 0 530,000 0 0 X 0 0
Capitalized Ins & Tax Escrow 300,000 1 1,604 0 0 0 0 300,000 0 0 X 0 0
Capitalized Lease-Up Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 X 0 0

Accrued Contingent Loan Interest 181,344 0 0 0 0 0 0 0 0 0 181,344
Total Uses 45,070,074 214 241,016 40,222,312 40,222,312 0 0 3,855,496 451,391 540,875 0 40,222,312 0

Sources/Uses Surplus (Gap) 1,336

Total Per Unit

Development Costs 

Per Sq Ft Amortized Yrs Bond Basis
Depreciable 

Basis
Non-

Depreciable

Acquisition 
Eligible 
Basis

NC/Rehab 
Eligible 
Basis

Comments
Commercial 

Costs
Expensed

Historic 
Basis

Check



N
187 12/1/20 0

187 12/1/20 0

0 1,646,598

0 0

210,350 0

1/1/20 0

12/1/20 0

12/1/20   Absorption (avg units/month) per market study 50 0

4/1/21   Absorption (avg units/month) per model 37 Solar Credits 0

12/1/2020

11

Jan-20 0 0 0 0 0 0 0 0 0
Feb-20 0 0 0 0 0 0 0 0 0
Mar-20 0 0 0 0 0 0 0 0 0
Apr-20 0 0 0 0 0 0 0 0 0
May-20 0 0 0 0 0 0 0 0 0
Jun-20 0 0 0 0 0 0 0 0 0
Jul-20 0 0 0 0 0 0 0 0 0
Aug-20 0 0 0 0 0 0 0 0 0
Sep-20 0 0 0 0 0 0 0 0 0
Oct-20 0 0 0 0 0 0 0 0 0
Nov-20 0 0 0 0 0 0 0 0 0

1 1 Dec-20 37 37 37 0 45,417 0 0 45,417 27,150 0 27,150
TOTAL 37 37 37 0 0 45,417 0 0 45,417 27,150 0 27,150

Jan-21 37 74 37 0 90,835 0 0 90,835 325,797 0 325,797
Feb-21 37 111 37 0 136,252 0 0 136,252 298,648 0 298,648
Mar-21 37 148 37 0 181,670 0 0 181,670 271,498 0 271,498

1 Apr-21 39 187 39 0 229,542 0 0 229,542 257,556 0 257,556
May-21 187 0 229,542 0 0 229,542 0 0 0
Jun-21 187 0 229,542 0 0 229,542 0 0 0
Jul-21 187 0 229,542 0 0 229,542 0 0 0
Aug-21 187 0 229,542 0 0 229,542 0 0 0
Sep-21 187 0 229,542 0 0 229,542 0 0 0
Oct-21 187 0 229,542 0 0 229,542 0 0 0
Nov-21 187 0 229,542 0 0 229,542 0 0 0
Dec-21 187 0 229,542 0 0 229,542 0 0 0
Credits from QO Units PIS in 2020 325,797 0 325,797

TOTAL 150 187 150 0 0 2,474,635 0 0 2,474,635 1,479,297 0 1,479,297

Construction Contract Completion Date

Start of Construction

Completion/CofO/Placed in Service

State Credits Allocated 

Historic Credits Allocated

Acq Tax 
Credits

Total Tax 
Credits

Rehab Tax 
Credits

Acquisition Credits Allocated/yrNumber of Residential Units First Building Placed in Service

Last Building Placed in Service

Square Footage of Building

LIHTCs Allocated @ 100%/yr

LIHTCs Allocated @ 130%/yr

Cal State Credits Allocated @ 100%

Cal State Credits Allocated @ 130%

Number of Market Units

Commercial Square Footage

Number of Tax Credit Units

Total Rental 
Income

Cumulative 
Non Tax 

Credit Units 

Commercial 
Income

Non Tax 
Credit Rental 

Income

Commercial 
Sq FT Leased

Tax Credit 
Rental Income

Commercial 
Sq Ft Leased

Commercial 
Income

Non Tax 
Credit Rental 

Income

Start of Leasing/Move-in Date

Tax Credit 
Units Leased 

(Income)

Cumulative 
TC Units 
Leased

Non TC Units 
Leased

Tax Credit 
Units Leased 

(Credits)
Year

Tax Credit 
Units Leased 

(Income)

Cumulative 
Tax Credit 

Units Leased

Non Tax 
Credit Units 

Leased

Start of QO Tax Credit Units PIS

Total Rental 
Income

Cumulative 
Non TC Units 

Leased

Tax Credit 
Units Leased 

(Credits)

NEF Lease-Up Schedule / Credit Delivery 

Acq Tax 
Credits

Total Tax 
Credits

Construction Period

State Historic Credits Allocated

Year
Rehab Tax 

Credits
Tax Credit 

Rental Income

100% Lease-Up/Qualified Occupancy



NEF Lease-Up Schedule / Credit Delivery 

Jan-22 187 0 229,542 0 0 229,542 0 0 0
Feb-22 187 0 229,542 0 0 229,542 0 0 0
Mar-22 187 0 229,542 0 0 229,542 0 0 0
Apr-22 187 0 229,542 0 0 229,542 0 0 0
May-22 187 0 229,542 0 0 229,542 0 0 0
Jun-22 187 0 229,542 0 0 229,542 0 0 0
Jul-22 187 0 229,542 0 0 229,542 0 0 0
Aug-22 187 0 229,542 0 0 229,542 0 0 0
Sep-22 187 0 229,542 0 0 229,542 0 0 0
Oct-22 187 0 229,542 0 0 229,542 0 0 0
Nov-22 187 0 229,542 0 0 229,542 0 0 0
Dec-22 187 0 229,542 0 0 229,542 0 0 0
Credits from QO Units PIS in 2020 325,797 0 325,797
Credits from QO Units PIS in 2021 1,320,801 0 1,320,801
TOTAL 0 187 0 0 0 2,754,504 0 0 2,754,504 1,646,598 0 1,646,598

units agree units agree units agree sq ft agrees

Tax Credit 
Units Leased 

(Income)

Tax Credit 
Rental Income

Non Tax 
Credit Rental 

Income

Cumulative 
Tax Credit 

Units Leased

Acq Tax 
Credits

Total Tax 
Credits

Total Rental 
Income

Cumulative 
Non Tax 

Credit Units 

Commercial 
Sq FT Leased

Commercial 
Income

Year
Rehab Tax 

Credits

Tax Credit 
Units Leased 

(Credits)

Non Tax 
Credit Units 

Leased



NEF

16,464,333 1.100 18,110,767
0 0 "
0 0

0 0
0 0

18,110,767

0 0

3rd Party Buyer
0 0

3rd Party Buyer
18,110,767

1 1/1/20 3/31/20 10.00% 1,032,843 25.00% 1,691,584 0 2,724,427 15.04% 0 2,724,427

2 4/1/20 6/30/20 15.00% 1,549,265 15.00% 1,014,950 0 2,564,215 14.16% 0 2,564,215
3 8/1/20 9/30/20 15.00% 1,549,265 15.00% 1,014,950 0 2,564,215 14.16% 0 2,564,215
4 10/1/20 12/31/20 15.00% 1,549,265 15.00% 1,014,950 0 2,564,215 14.16% 0 2,564,215
5 12/1/20 12/31/20 20.00% 2,065,686 25.00% 1,691,584 0 3,757,270 20.75% 0 3,757,270
6 6/1/21 6/30/21 25.00% 2,582,108 5.00% 338,317 1,016,000 1,016,000 3,936,425 21.74% 0 3,936,425
7 0 0 0 0 0.00% 0 0
8 0 0 0 0 0.00% 0 0

9 0 0 0 0 0.00% 0 0

10 0 0 0 0 0.00% 0 0
TOTAL 100.00% 10,328,432 100.00% 6,766,335 1,016,000 1,016,000 18,110,767 100.00% 0 18,110,767

10,328,432 Equity Agrees Equity Agrees

50.00% 0

6,766,335 0

0 0.00%

6,766,335

0.00%

3rd Party Calculations

50% Construction Complete

Project Cost
Developer 

Fee
Total Reserves 

Payment
Developer Fee 

Percent
Project Milestone

Total 

Federal Historic Tax Credits
State LIHTC Credits Purchased by NEF
State Historic Credits Purchased by NEF

Pricing Page

Price/CreditCredits

3rd Party State Credit Equity

3rd Party Equity as % of Total

From Equity

From Cash Flow

Developer Fee

Percentage of Fee Deferred

3rd Party State Credits

NEF Closing/Construction Start

Stabilization / Conversion / Final Cost Cert / 8609
Tax Return

75% Construction Complete
100% Construction Complete/ Placed in Service/ CO

25% Construction Complete

Maximum Deferred Fee Percentage

Developer Fee

Payment

Solar Credits

Total Limited Partner Equity

State LIHTC Credits Purchased by a 3rd Party

Qtr Paid

Equity Installments

Development 
Costs Percent

Total Equity 
Paid

NEF 
Reserves

State Historic Credits Purchased by a 3rd Party

Date

Equity

Federal LIHTC Credits

3rd Party 
Equity

NEF and 3rd 
Party EQUITY

Total Equity 
Percent



 NEF

Units 187

General & Administrative Property Management Fee 59,368 317 3.00%
Misc. Prop. Mgmt. Fees 117,997 631 3.00%
Accounting/Auditing 0 3.00%
Legal 0 3.00%
Office Supplies & Expense 0 3.00%
Telephone Answering Service 0 3.00%
Other - LIHTC Compliance Monitoring 0 3.00%
Other - Misc. Admin. 0 3.00%

177,365 948

Payroll & Related Administrative Payroll 0 3.00%
Maintenance Payroll 0 3.00%
Repair Payroll 0 3.00%
Payroll Taxes 0 3.00%
Fringe Benefits 0 3.00%
Other 0 3.00%

0 0

Utilities Electric (Common Area) 0 3.00%
Gas/Fuel Oil/Coal (Common Area) 0 3.00%
Water & Sewer 0 3.00%
Electric (for Units) 0 3.00%
Gas/Fuel Oil/Coal (for Units) 0 3.00%
Other 0 3.00%

0 0

Maintenance & Repair Cleaning (Janitorial) 0 3.00%
Elevator Maintenance 0 3.00%
Exterminating 0 3.00%
Fire Alarm Inspection 0 3.00%
Grounds Maintenance 816,315 4,365 3.00%
Grounds Maintenance Contract 0 3.00%
Painting & Decorating/Make-ready 0 3.00%
Repairs 0 3.00%
Repairs Contract 0 3.00%
Security 0 3.00%
Supplies 0 3.00%
Trash Removal/Snow Removal 0 3.00%
Vehicle/Equipment Maintenance 0 3.00%
Other - Misc Ops and Maint Expenses 0 3.00%
Reserves 0 3.00%

816,315 4,365

Market & Leasing Advertising 0 3.00%
Credit Investigations 0 3.00%
Leasing Fees 0 3.00%
Other 0 3.00%

0 0

Taxes & Insurance Insurance - Liability 0 3.00%
Other Taxes, Licenses & Fees 0 3.00%
Real Estate Taxes 0 3.00%
Property/Liability (Hazard) 0 3.00%
Other 0 3.00%

0 0

Total Annual Operating Budget 993,680 Is the project providing a washer/dryer in unit(s) Y/N
Which units are provided w/washer & dryer

 Annual Operating Budget per Unit (PUPA) 5,314

Tenant PaidOwner Paid

Operating Expenses 

2.35%

Escalator Comments
calculated property 

mgmt fee
alternate property mgmt 

fee calculation

59,368

Annual 
Expense

Per Unit



0 N/A 1 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A Sale

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
1.65% 89.84% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 0.00% 0.00%

11,104 604,994 700,622 714,634 728,927 743,506 758,376 773,543 789,014 804,794 820,890 837,308 854,054 871,135 888,558 906,329 924,456 0 0 12,732,246
34,314 1,869,641 2,165,164 2,208,467 2,252,637 2,297,689 2,343,643 2,390,516 2,438,326 2,487,093 2,536,835 2,587,571 2,639,323 2,692,109 2,745,951 2,567,465 0 0 0 36,256,744

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 233,406 2,856,888 0 0 3,090,294
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

45,417 2,474,635 2,865,786 2,923,102 2,981,564 3,041,195 3,102,019 3,164,059 3,227,340 3,291,887 3,357,725 3,424,880 3,493,377 3,563,245 3,634,510 3,707,200 3,781,344 0 0 52,079,283

(777) (42,350) (49,044) (50,024) (51,025) (52,045) (53,086) (54,148) (55,231) (56,336) (57,462) (58,612) (59,784) (60,979) (62,199) (63,443) (64,712) 0 0 (891,257)
(2,402) (130,875) (151,561) (154,593) (157,685) (160,838) (164,055) (167,336) (170,683) (174,096) (177,578) (181,130) (184,753) (188,448) (192,217) (196,061) (199,982) 0 0 (2,754,293)

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
184 10,227 11,611 11,843 12,080 12,322 12,568 12,819 13,076 13,337 13,604 13,876 14,154 14,437 14,725 15,020 15,320 0 0 211,202
(13) (716) (813) (829) (846) (863) (880) (897) (915) (934) (952) (971) (991) (1,011) (1,031) (1,051) (1,072) 0 0 (14,784)

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

0

42,409 2,310,921 2,675,979 2,729,499 2,784,089 2,839,770 2,896,566 2,954,497 3,013,587 3,073,859 3,135,336 3,198,043 3,262,004 3,327,244 3,393,788 3,461,664 3,530,898 0 0 48,630,152

2,924 164,124 188,167 193,812 199,626 205,615 211,783 218,137 224,681 231,421 238,364 245,515 252,880 260,466 268,280 276,329 284,619 0 0 3,666,742
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

13,460 755,375 866,029 892,009 918,770 946,333 974,723 1,003,964 1,034,083 1,065,106 1,097,059 1,129,971 1,163,870 1,198,786 1,234,750 1,271,792 1,309,946 0 0 16,876,026
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0
16,384 919,499 1,054,195 1,085,821 1,118,396 1,151,947 1,186,506 1,222,101 1,258,764 1,296,527 1,335,423 1,375,486 1,416,750 1,459,253 1,503,030 1,548,121 1,594,565 0 0 20,542,768

925 51,912 59,516 61,302 63,141 65,035 66,986 68,996 71,066 73,198 75,394 77,656 79,985 82,385 84,856 87,402 90,024 0 0 1,159,779

17,309 971,411 1,113,712 1,147,123 1,181,537 1,216,983 1,253,492 1,291,097 1,329,830 1,369,725 1,410,817 1,453,141 1,496,735 1,541,637 1,587,886 1,635,523 1,684,589 0 0 21,702,547

25,100 1,339,510 1,562,267 1,582,376 1,602,552 1,622,788 1,643,074 1,663,400 1,683,757 1,704,134 1,724,519 1,744,902 1,765,268 1,785,606 1,805,902 1,826,141 1,846,309 0 0 26,927,605
ECR 2.45 2.38 2.40 2.38 2.36 2.33 2.31 2.29 2.27 2.24 2.22 2.20 2.18 2.16 2.14 2.12 2.10 0.00 0.00

Req'd ECR 1.05 Cash needed for ECR 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

First Mortgage Loan
0 54,562 114,361 121,716 129,545 137,878 146,747 156,186 166,232 176,924 188,304 200,416 213,307 227,028 241,631 257,173 273,714 0 0 2,805,724
0 422,731 840,226 832,870 825,041 816,708 807,840 798,401 788,355 777,662 766,282 754,170 741,279 727,559 712,956 697,414 680,872 0 0 11,990,365
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 477,293 954,586 954,586 954,586 954,586 954,586 954,586 954,586 954,586 954,586 954,586 954,586 954,586 954,586 954,586 954,586 0 0 14,796,089

25,100 862,216 607,681 627,789 647,966 668,201 688,487 708,814 729,171 749,548 769,933 790,315 810,682 831,020 851,316 871,555 891,722 0 0 12,131,516
0.00 2.81 1.64 1.66 1.68 1.70 1.72 1.74 1.76 1.79 1.81 1.83 1.85 1.87 1.89 1.91 1.93 0.00 0.00

Second Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

25,100 862,216 607,681 627,789 647,966 668,201 688,487 708,814 729,171 749,548 769,933 790,315 810,682 831,020 851,316 871,555 891,722 0 0 12,131,516
0.00 2.81 1.64 1.66 1.68 1.70 1.72 1.74 1.76 1.79 1.81 1.83 1.85 1.87 1.89 1.91 1.93 0.00 0.00

Third Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

25,100 862,216 607,681 627,789 647,966 668,201 688,487 708,814 729,171 749,548 769,933 790,315 810,682 831,020 851,316 871,555 891,722 0 0 12,131,516
0.00 2.81 1.64 1.66 1.68 1.70 1.72 1.74 1.76 1.79 1.81 1.83 1.85 1.87 1.89 1.91 1.93 0.00 0.00

Fourth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

25,100 862,216 607,681 627,789 647,966 668,201 688,487 708,814 729,171 749,548 769,933 790,315 810,682 831,020 851,316 871,555 891,722 0 0 12,131,516
0.00 2.81 1.64 1.66 1.68 1.70 1.72 1.74 1.76 1.79 1.81 1.83 1.85 1.87 1.89 1.91 1.93 0.00 0.00

LIHTC and Subsidized Vacancy Override

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

DEBT SERVICE (MUST-PAY))

Debt coverage ratio after 4th mortgage

Principal Pmt. - First Mortgage
Interest Pmt. - First Mortgage

Debt coverage ratio after 1st mortgage

Total Debt Service - 

Total Debt Service - First Mortgage

Interest Pmt. - 

Total Debt Service - 
Cash-flow after debt service - 3rd

LIHTC Vacancy @  7.0%

Market Rent
Gross Residential Income

EXPENSES

Total Effective Gross Income from Project

Other Income 

Cash-flow after debt service - 4th

Interest Pmt. - 

Debt coverage ratio after 3rd mortgage

Cash-flow after debt service - 2nd

Principal Pmt. - 

Subsidized Residential Vacancy @  7.0%
Market Residential Vacancy @  7.0%

Commercial @  2%  increase / yr
Other Income Vacancy @  7.0%

UTILITIES

Commercial Vacancy @  7.0%

OTHER EXPENSES

Principal Pmt. - 
Interest Pmt. - 

Total Debt Service - 

Total Expenses including Replacement Reserve

Debt coverage ratio (TIF Note only)

NET OPERATING INCOME

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

Cash-flow after debt service - 1st

  NEF Cash Flow 

Project Year
% of Year in Operation

TAXES & INSURANCE

Total Expenses

MARKETING & LEASING
MAINTENANCE & REPAIR

Other Income / yr @  2%  increase / yr

PAYROLL & RELATED

INCOME
Gross Rent Paid - LIHTC Units  2.00%
Gross Rent Paid - Sub Units Increase  2.00%

GENERAL & ADMINISTRATIVE

Gross Rent Paid - After Contract  2.00%

 Replacement Reserve  (Funding Req.) @$300

Principal Pmt. - 



  NEF Cash Flow 

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

Fifth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

25,100 862,216 607,681 627,789 647,966 668,201 688,487 708,814 729,171 749,548 769,933 790,315 810,682 831,020 851,316 871,555 891,722 0 0 12,131,516
0.00 2.81 1.64 1.66 1.68 1.70 1.72 1.74 1.76 1.79 1.81 1.83 1.85 1.87 1.89 1.91 1.93 0.00 0.00

Req'd DSC Cash needed for DSC 0

0
0

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

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

1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1 5,000 5,150 5,305 5,464 5,628 5,796 5,970 6,149 6,334 6,524 6,720 6,921 7,129 7,343 7,563 7,790 8,024 0 0 108,808
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
14 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
16 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
17 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
18 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
19 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
20 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
21 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
22 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
23 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
24 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
25 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
26 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
27 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

20,100 857,066 602,377 622,326 642,338 662,405 682,517 702,664 722,837 743,024 763,213 783,394 803,553 823,677 843,753 863,765 883,699 0 0 12,022,708

2 86 60 62 64 66 68 70 72 74 76 78 80 82 84 86 88 0 0 1,202
20,098 856,981 602,316 622,263 642,274 662,339 682,449 702,594 722,765 742,949 763,137 783,316 803,473 823,595 843,668 863,679 883,611 0 0 12,021,506

.

Loan Servicing and/or MIP Fees

0 0 831,020 891,722 

Cash-flow after debt service - 5th

769,933 

0

0

0

0

0
0
0
0

0
0

General Partner Share @ 0.01%
Limited Partner Share @ 99.99%

Principal Pmt. - 

Remaining Cash

Debt coverage ratio after 5th mortgage

Interest Pmt. - 

Incentive Management Fee
Deferred Developer Fee - Interest

Initial Operating Reserve

Other Reserves

Cash Flow After Required Payments & 
Funding of Operating Reserve

Annual NEFAsset Management Fee

Capitalized Lease-Up Reserve
Capitalized Rev Deficit Reserve
Capitalized ACC Reserve

Project Year

PAYMENTS CONTINGENT ON AVAILABLE CASH-FLOW

RESERVE WITHDRAWALS

668,201 688,487 647,966 862,216 607,681 627,789 

Deferred Developer Fee - Principal

0

0

0

0

0

0

0

0
0

0
0

0

Excess Cash Allocation to Distributions

0

Cash Flow From Operations for Construction Costs

25,100 871,555 851,316 749,548 810,682 790,315 708,814 729,171 

Release of Operating Reserve

Total Debt Service - 

12,131,516



  NEF Cash Flow 
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038
0 186,000 189,720 193,514 197,385 201,332 184,823 169,668 155,755 142,983 131,258 120,495 110,615 101,544 93,218 85,574 78,557 70,701

0 186,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 3,720 3,794 3,870 3,948 4,027 3,696 3,393 3,115 2,860 2,625 2,410 2,212 2,031 1,864 1,711 0 0 45,278
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 20,536 18,852 17,306 15,887 14,584 13,388 12,291 11,283 10,358 9,508 8,729 7,856
0 186,000 189,720 193,514 197,385 201,332 184,823 169,668 155,755 142,983 131,258 120,495 110,615 101,544 93,218 85,574 78,557 70,701 70,701

0 186,000 189,720 193,514 197,385 201,332 184,823 169,668 155,755 142,983 131,258 120,495 110,615 101,544 93,218 85,574 78,557 70,701 70,701

2%
925 52,854 113,427 176,998 243,679 313,588 348,161 381,708 414,367 446,267 477,528 508,260 538,570 568,553 598,303 627,903 657,437 591,693

0 17 1,057 2,269 3,540 4,874 6,272 6,963 7,634 8,287 8,925 9,551 10,165 10,771 11,371 11,966 12,558 0 0 116,220

925 51,912 59,516 61,302 63,141 65,035 66,986 68,996 71,066 73,198 75,394 77,656 79,985 82,385 84,856 87,402 90,024 0 0
0 0 0 0 0 0 38,685 42,412 46,041 49,585 53,059 56,473 59,841 63,173 66,478 69,767 73,049 65,744 0

925 52,854 113,427 176,998 243,679 313,588 348,161 381,708 414,367 446,267 477,528 508,260 538,570 568,553 598,303 627,903 657,437 591,693 591,693

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

0 530,000 540,600 551,412 562,440 573,689 585,163 596,866 608,803 620,979 633,399 646,067 658,988 672,168 685,612 699,324 713,310 713,310
0 530,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 10,600 10,812 11,028 11,249 11,474 11,703 11,937 12,176 12,420 12,668 12,921 13,180 13,443 13,712 13,986 0 0 183,310
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 530,000 540,600 551,412 562,440 573,689 585,163 596,866 608,803 620,979 633,399 646,067 658,988 672,168 685,612 699,324 713,310 713,310 713,310

2%
0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720

0 0 6,000 6,120 6,242 6,367 6,495 6,624 6,757 6,892 7,030 7,171 7,314 7,460 7,609 7,762 7,917 0 0 103,761
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0 0
0 300,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0

0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720 209,720

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

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

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

Ending Balance

Other Use (Expense / Capitalized)
Balance before Release
Release of  Reserve 

Interest on Reserve Account
Withdrawal from Other Reserve

Capitalized Lease-Up Reserve

Release of  Reserve to cash flow

Other Reserves

Ending Balance

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release
Release of  Reserve to cash flow

Capitalized ACC Reserve

Other Use (Expense / Capitalized)

Contributions to Ins & Tax Reserve
Other Use (Expense / Capitalized)

Ending Balance

Withdrawal from Reserve

Contributions to Reserve

Withdrawal from Operating Reserve

Capitalized Replacement Reserve

Release of Operating Reserve to cash flow
Ending Balance

Release  to cash flow

Contributions to Replacement Reserve

Ending Balance

Other Use (Expense / Capitalized)

Other Use (Expense / Capitalized)

Interest on Reserve Account

Ending Balance

Balance before Release

Withdrawal from Ins & Tax Reserve

Insurance & Tax Escrow (Funding Not Req.)
Interest on Reserve Account

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release

Balance before Release

Other Use (Expense / Capitalized)
Balance before Release

Interest on Reserve Account
Withdrawal from Replacement Reserve

Release of  Reserve to cash flow

Capitalized Rev Deficit Reserve

Project Year

Contributions to Operating Reserve
Interest on Reserve Account

Initial Operating Reserve
Reserve Balances

Ending Balance

Contributions to Other Reserve

Other Use (Expense / Capitalized)
Balance before Release
Release of Operating Reserve to cash flow



  NEF Cash Flow 

2021

5 10% 0%

5 10% 90%

20 50%

15 50%

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037

0 0 0 0 0 0 20,536 18,852 17,306 15,887 14,584 13,388 12,291 11,283 10,358 9,508 8,729 7,856
0 0 0 0 0 0 38,685 42,412 46,041 49,585 53,059 56,473 59,841 63,173 66,478 69,767 73,049 65,744
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0

0 0 0 0 0 0 59,220 61,264 63,347 65,472 67,643 69,862 72,132 74,455 76,836 79,275 275,818 73,599
0 0 0 0 0 0 24,404 23,093 21,910 20,846 19,890 19,036 18,275 17,600 17,005 16,485 210,074 14,430
0 0 0 0 0 0 34,816 38,171 41,437 44,627 47,753 50,826 53,857 56,855 59,830 62,790 65,744 59,169
0 0 0 0 0 0 34,816 72,987 114,424 159,050 206,803 257,629 311,486 368,341 428,172 490,962 556,706 615,875

27.5 0 0 0 0 0 0 1,266 2,654 4,161 5,784 7,520 9,368 11,327 13,394 15,570 17,853 20,244 0
0 0 0 0 0 0 33,550 69,067 106,343 145,186 185,418 226,876 269,406 312,867 357,128 402,065 447,565 506,734

0 0 0 0 0 0 25,670 25,747 26,071 26,629 27,410 28,404 29,601 30,994 32,575 34,338 230,318 14,430

Year Placed in Service

Total Uses of Reserves
Total Currently Expensed

Use of Reserves Analysis

Used in yrs multiple of

Total Currently Capitalized
Cumulative Capitalized

Revenue Deficit Reserve

Insurance & Tax Escrow Reserve

Use of Operating Reserve

Operating Reserve

Replacement Reserve Used in yrs multiple of

Used in yrs multiple of

Used in yrs multiple of

Use of Replacement Reserve

Remaining Capitalized Reserve Basis
Depreciation Taken

Use of Revenue Deficit Reserve
Use of Insurance & Tax Escrow Reserve

Total Deduction for Use of Reserves

% of use capitalized

% of use capitalized

% of balance used

% of balance used

% of balance used

% of balance used

% of use capitalized

% of use capitalized



NEF

Total Acquisition

100% 130% 30%

40,222,312 0 0 40,222,312 0 0 0

100.00%

0 0 0

0 0 0

    Subtotal 40,222,312 0 0 40,222,312 0 0 0

Less: 0 0 0 0

0 0 0 0 0 0

0 0 0

40,222,312 0 0 40,222,312 0 0 0

Adjustment

100% 100.00%

52,289,006 0 0 52,289,006 0 0 0

100.00% 100.00% 100.00% 0% 0.00% 30.00%

52,289,006 0 0 52,289,006

0 0

3.22% 3.22% 7.52%

Calculated 3,932,133 0 0 3,932,133 0 0 0

1,646,598 0 0 1,646,598

1,646,598 0 0 1,646,598 0 0 0

16,465,980 0 0 0

No. of Units Fraction Total Sq Ft Fraction
187 100.00% 210,350 100.00%

0 0.00% 0 0.00% 0
0 Add'l Const Period Bond Proceeds

40,222,312
187 100.00% 210,350 100.00% 0.00%

100.00%

N/A0.00%

Annual LIHTC Amount

Total Credits

Used in Forecast (lessor)

Bond Analysis 50% Test (If Applicable)
50% Test

Total Tax Exempt Bond Proceeds

TOTAL

Applicable fraction (the lesser of units or sq ft)

100.00%

Total Project Basis
Bond Proceeds/Aggregate Basis

N/A130.00% N/A

Manager Unit

Low Income Apts
Market Rate Apts

Actual Allocation

Rate

Qualified Basis

Qualified Basis per Application

Tax Exempt Bonds

"Hard-to-Develop Area" or Qualified 
Census Tract

Applicable Fraction

Federal and Other Grants Off Basis

Other

Eligible Basis

Percentage of Historic Related Costs

Adjusted Eligible Basis

Tax Credits

Eligible Basis

Percentage of Cost with 130% Basis Boost

Res Portion of Historic Rehab Credit 

Construction

Federal LIHTC
Historic 
Rehab 
Credit

State Historic 
Rehab Credit

Solar Credits

Res Portion of Solar Credits
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 NEF

Street Address

City

State FL

Zip Code

County

Census Tract #

Type

Current Date

1    # of Residential Buildings 1 Jul-15
185

35%

2.00%

N 2.00%

9% 2.00%

N 7.00%

7.00%

7.00%  
130% 2.00%

N 7.00%

2.00%

Building Type 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

Y 2.00% 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

90.00%

30

99.99%

Sale Proceeds Share - LP Portion

Timing Assumptions

10.00%

Sale Proceeds Share - GP Portion

Deferred Developer Fee Interest Rate

2.74%

99.99%

N

Lower-Tier LP Profit/Loss & Credits Share

Co-General Partner Tax Exempt (Y/N) N

Projected First Credit Year

12/31/32

N

Partnership Information

General Partner Tax Exempt (Y/N)

Applicable Fed. Rate (AFR)

Residential Vacancy Rate - LIHTC

130% Boost (enter %, 101% - 130%)

Lower-Tier LP Cash Flow Distribution Percentage

Effective Tax Rate

4% or 9% credit deal? 

                                                 -Subsidized

QCT

Use Building by Building Depreciation Schedule (Y/N)

Rehab with Tenants in place?

Annual Residential Rent Increase - Mkt

                                          -Subsidized

Length of LURA

Total Number of Residential Units

Project Assumptions

Deal Source

Sponsor #1 - Tax Status

Sponsor #2

Sponsor #2 - Tax Status

Project Description

Placed in Service

33142

Is Developer Cash Basis? (Y/N)

0.01%

1/1/16

Construction Start

Lower-Tier GP Profit/Loss & Credit Share

Urban

Shelf

Sponsor #1 Miami Redevelopment Partners, LLC

Miami-Dade

Miami 2016

Sale of Project

7/7/15

$300

Annual Funding of Other Reserves

7,500

6/1/17

Project Name

Limited Partnership Name

Spreadsheet Purpose (Project Status)

Location

NEF Admission to Partnership

NEF Initial Funding

Liberty Rising Phase 1

Liberty Rising Phase I, LLC

4751 NW 24th Court

1/1/16

1/1/16

12/1/16

Permanent Loan Closing

Target Reserve 
Amount

Multifamily Annual Expense Increase

Reserves and Fees
Accrue 

Fee/Funding 
(Y/N)

Estimated Reserve 
Amount per Unit

State Tax Rate (CA only)

Construction Type

Target Population

                                           -Mkt

Growth 
Rate

Other Income Growth Rate

Interest 
Earnings 

Rate

New

Escalators

Alternate escalation table being usedSMT #

Tax exempt bond deal? (Y/N)

Family

Is 3rd party buying state credits ? Commercial Vacancy Rate

Annual Residential Rent Increase - LIHTC

For Profit

Date Deal Secured

Annual Funding of Ins & Tax Escrow

Annual Funding of Rev Deficit Reserve

Annual Funding of Operating Reserve

Annual Funding of Replacement Reserve

Y/N $ Amt or % of EGI

18,500Annual NEFAsset Management Fee

Annual Partnership Mgmt Fee to GP

Management Incentive Fee 

55,500

NEF

QCT  / DDA (Indicate Which)

# Total Buildings

Annual Commercial Rent Increase
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 NEF Project Assumptions

3.22% Date

7.52% Date

N Date

2015

Total Annual Tax Credit Allocation Unallocated

Total Annual Rehab Credit Allocated

Total Annual Acq Credit Allocated Is 168 election required

Bond Issuer

Tax Credit Allocated Credit Enhancement Type

Enhancement Provided by

Tax Credit Allocated Bond Purchaser:

Date of Bond Issuance

NEF Regional Team:

VP Originations

VP Supportive Housing

Originations Manager

Originations Analyst

VP Project Management

Project Manager

Constructions Risk Manager

VP Asset Management

Asset manager

Vending

Peredevelopment loan

Annual Tax Credit frm Tax Credit Res

7/1/15

Tax Exempt Bond Financing

Eligible for Solar Credits? (Y/N)

Eligible for Cal State Tax Credit? (Y/N)

11,100

11,100

Annual Tax Credit - 2nd year allocation

Total LIHTC Basis+Land+Commercial

Credit Rate Locked-In? (Y/N)

$2,561,000

Tax Credit Information Other Annual Income

Sandra Seals

Laundry

State Historic Credit Percentage

Other Income

N

N

Year of allocation

($1,210,485)

Elected set-aside

$0

$2,561,000

Due Date of 10% Carryover

Eligible for Acquisition Credit? (Y/N)

Construction / Rehab Credit Rate

Acquisition Credit Rate

7/1/15

38,579,021

TOTAL

Are These Draw Down Bonds

$2,561,000

Eligible for State Historic Tax Credit? (Y/N) N

N

Number of Years

State LIHTC Credit - Number of Years

Eligible for Historic Rehab Credit? (Y/N)

10% Carryover Test Required (Y/N)

N

N

N

Project Characteristics Choose all that apply

Eligible for State LIHTC Credit? (Y/N)

Tony Lyons



1 1.0 5 50% 66 40 2.00% 650 3,250 635 8% 62.5% #DIV/0!

1 1.0 17 50% 66.00 932 932 15 5 2.00% 650 11,050 635 -57% -57% 106.7% 107% #DIV/0!

2 2.0 51 50% 84.00 40 2.00% 1,100 56,100 762 21% 53.7% #DIV/0!

2 2.0 35 50% 84.00 1,194 1,194 15 5 2.00% 1,100 38,500 762 -68% -68% 113.8% 114% #DIV/0!

3 2.0 27 50% 105.00 40 2.00% 1,250 33,750 880 29% 48.1% #DIV/0!

3 2.0 16 50% 105.00 1,648 1,648 15 5 2.00% 1,250 20,000 880 -99% -99% 135.1% 135% #DIV/0!

4 2.0 23 50% 137.00 40 2.00% 1,350 31,050 982 33% 45.3% #DIV/0!

5 2.0 10 50% 137.00 40 2.00% 1,350 13,500 1,083 87% 8.6% #DIV/0!

2 2.0 1 50% 2.00% 1,100 1,100 46.2% #DIV/0!

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

185 40 5

0 100.00%

185 90.26%

1 http://www.huduser.org/portal/datasets/mtsp.html Market Commercial Subsidized 0

0 0 184

0 0 84,002 0

Date AMI checked 0 0 1,008,024

Rent floor election year 0 0 207,200

Rent Income Rent Income Rent Income Rent Income Rent
1 0.70 592 28,434 711 0 0 0 0 0 0

1.5 0.75 635 30,465 762 0 0 0 0 0 0

2 0.80 677 32,496 812 0 0 0 0 0 0

3 0.90 762 36,558 914 0 0 0 0 0 0

4 1.00 846 40,620 1,016 0 0 0 0 0 0

4.5 1.04 880 42,245 1,056 0 0 0 0 0 0

5 1.08 914 43,870 1,097 0 0 0 0 0 0

6 1.16 982 47,119 1,178 0 0 0 0 0 0

7 1.24 1,049 50,369 1,259 0 0 0 0 0 0

7.5 1.28 1,083 51,994 1,300 0 0 0 0 0 0

8 1.32 1,117 53,618 1,340 0 0 0 0 0 0

0

0

0

0

0

S8 Pymt 
Standard

Gas & Electric

Trash and Water

Family Size
Rent

25,388

139,535

0

Stressed 
Term (yrs)

43,328

44,682

5

0

0

0

0

0

0

0

0

0

0

41,974

39,266

27,080

36,558

33,850

2

3

4

0

0

0

0

30,465

35,204

Sq Ft / 
Unit

Monthly 
Comm 
Income

Total 
Monthly 
Income

Total Sq Ft
Max LIHTC 

Rent @ 
target AMI

After Contract 
Rent % Below 

LIHTC Max 

2,595

% of AMI of 
After Contract 

Rents

% of  Rent 
Below Avg 

Market Rent

Rent As 
Max % of 
Income

Stressed 
Income 

Escalator

% of  Rent 
Below 

LIHTC Max 

Unit Mix & Rents 

Median 
Income 

Targeted
Description of Units

NEF

Developer 
Rent

Market 
Units Rent

Tenant 
Pd Utility

During 
Contract

Average 
Market 
Rent

# Bath 
rooms

# 
Bdrms

# 
Units

Description

LIHTC Subsidized 519 519

NEF LIHTC 
Rent

49,200

2006 55,900

Source

Owner 
Paid

2011 51,900 -0.57%

2009 3.25%

2007

50,800

45,200

2008

2010 52,200 2.76%

8.85%

2016

1.35%

-6.84%

1

Utilities

PHCD

Income
0

0

00 23,695

Tenant 
Paid

Term 
(yrs)

HUD FMR

185

1,674,420

After 
Contract

Subsidy Type

Section 9

Monthly Rent

LIHTC

Percent Residential

BE Occupancy

HUD Income

Commercial Units

Manager Units

207,200Miami Dade County

AMI Analysis

Residential Units

AMI source

Location

% Change

Total Units

Total RentableSq Ftg

666,396

55,533

Median Income / 
Family of 4

As Of (Date)

49,900

3/6/15

HUD

7/6/15 Annual Rent

Is Commercial Space a Master Lease (Y/N)

Day Care Bldg

Total Units

Garages

-19.14%

Date

Type of Lease NN or NNN)0

Source

TOTAL

1

Total Commercial Sq Ft

Max LIHTC Income and Rents
50% 60%Adj 

Factor
# BDRMS

Income

Commercial Rent per Sq Ft

Is Commercial Space Eligible for Historic Credits

PHCD

0

LIHTC Subsidized 519 519 Section 9 26,469

LIHTC Subsidized ection 8 - PHA Project Based Vouch 15,844

LIHTC Subsidized 519 519 Section 9 14,013

LIHTC Subsidized ection 8 - PHA Project Based Vouch 41,790

LIHTC Subsidized 519 519 Section 9 11,937

LIHTC Subsidized ection 8 - PHA Project Based Vouch 26,368

Manager 519 519 519

LIHTC Subsidized Section 9 0

-1.22%

3.10%

0.00%

4 person very low income

2012 52,600

2013 49,000

2014 48,400

2015 49,900

-0.94%

huduser.org

33,850



NEF

1.12

15.60% 6,810,000 36,811 6.25% 6/1/17 7/1/17 35 35 N N N Private Lender

0.00% 0

0.00% 0

0.00% 0

0.00% 0

6,810,000 36,811

9.67% 4,220,026 22,811 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

2.50% 1,091,445 5,900 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

3.33% 1,455,261 7,866 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

4.35% 1,900,000 10,270 2.37% 1/1/16 2/1/16 35 35 N N Other

0.00% 0

0.00% 0

0.00% 0

0.00% 0

8,666,732 46,847

0.00%

0.00%

0

0.00% 0

0.00% 0 0% No of Yrs 2

0.00%

Comments

Comments

First Mortgage

Amortizing

Amort YrsDebt / Unit

Fed Grant ? (Y/N)

% of 
funding

Financing 

Source Conversion Requirements
Is lender 
related to 
investor

Sponsor/R
elated 
Party 

Term Yrs

Subtotal Grants

Other Sources

State Tax Equity Provider

Subtotal Contingent Loans

Amortizing

Amortizing

Recourse 
Y/N)

1st Pay 
Date

Amortizing

Perm Loan 
Closing Date

Interest 
Rate

Payment Type

Amortizing

PrincipalRequired Loans

Other Public and Private Funds

PHCD CFFP

Source of Funds / Lender Name

Contingent Loans / Lender Name

Grants

County General Obligation Bonds

PHCD Documentary Surtax Fund

Cash Flow from Operations Percentage of cash flow from operations to fund deal

0.00%

0.00%

0.00%

0.00%

0.00% 0 0

64.54% 28,168,183 DDF paid on RA page

28,168,183

100.00% 43,644,915

6.25% 6/1/17 6/1/17

Total Sources

Developer Fee via Cash Flow

Principal
Construction Financing

Interest Rate

Year DDF Paid Off

Conversion 
Date

14,205,023

Comments

GP Capital

Bond 
Financing 

(Y/N)

Subtotal Other Sources

NEF Equity

Construction Lender

First Mortgage

Maturity Date



NEF
Amortized Years

Uses of Funds
Land 0% 0 0 0 X 0 0 0 0 0 X 0 0
Building 0 0 0 0 X 0 0 0 0 0 0 X 0 0
Acquisition Legal Costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs - holding costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs 0 0 0 X 0 0 0 0 0 X 0 0

Off-Site Improvements 1,850,000 9 10,000 0 X 0 0 1,850,000 0 0 X 0 0
Site Work - Bldg Life Depr (Utility & Sewer Lines) 0 0 0 0 0 0 0 0 0 X 0 0
Site Work - Non Depr (Grading, Demolition, Land Clearing) 894,660 4 4,836 0 0 0 0 894,660 0 0 X 0 0
Site Work - 15 Year Depr (Landscaping, fine grading, sidewalks) 0 0 0 0 0 0 0 0 0 X 0 0
Basic Construction                                     Retention % 23,355,098 113 126,244 23,355,098 23,355,098 0 0 0 0 0 0 23,355,098 0
Personal Property 0 0 0 0 0 0 0 0 0 0 0
Gen. Req., Builder's OH & Profit 14.08% 3,415,167 16 18,460 3,415,167 3,415,167 0 0 0 0 0 0 3,415,167 0
Other Construction Hard Costs - Solar 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0

CONSTRUCTION CONTINGENCY 5.03% 1,484,284 7 8,023 1,484,284 1,484,284 0 0 0 0 0 0 1,484,284 0

Payment and Performance Bond 262,705 1 1,420 262,705 262,705 0 0 0 0 0 0 262,705 0
Architect/Design 700,000 3 3,784 700,000 700,000 0 0 0 0 0 0 700,000 0
Construction Management/Architect Supervision 190,000 1 1,027 190,000 190,000 0 0 0 0 0 0 190,000 0
Construction Permits and Fees 0 0 0 0 0 0 0 0 0 0 0 0
Lender or NEF Inspection fee 16,000 0 86 16,000 16,000 0 0 0 0 0 0 16,000 0
Engineering 380,000 2 2,054 380,000 380,000 0 0 0 0 0 0 380,000 0
Environmental Reporting and Abatement 25,000 0 135 25,000 25,000 0 0 0 0 0 0 25,000 0
Geotechnical Study/Soil Borings 70,000 0 378 70,000 70,000 0 0 0 0 0 0 70,000 0
Other Construction Soft Costs 75,000 0 405 75,000 75,000 0 0 0 0 0 0 75,000 0
Other Construction Soft Costs 0 0 0 0 0 0 0 0 0 0 0 0

Construction Loan Origination Fee 199,285 1 1,077 199,285 199,285 0 0 0 0 20 0 0 199,285 0
CONSTRUCTION LOAN INTEREST IN BASIS 557,745 346,642 2 1,874 346,642 346,642 0 0 0 0 0 0 346,642 0
CONSTRUCTION LOAN INTEREST EXPENSED 763,126 4 4,125 0 0 0 0 0 0 763,126 0 0 0
Construction Period RE Taxes 60,000 0 324 60,000 60,000 0 0 0 0 0 0 60,000 0
Construction Period Insurance 650,000 3 3,514 650,000 650,000 0 0 0 0 0 0 650,000 0
Other Misc Construction Related: 0 0 0 0 0 0 0 0 0 0 0 0
Appraisal 13,000 0 70 13,000 13,000 0 0 0 0 0 0 13,000 0
Market Study 12,000 0 65 12,000 12,000 0 0 0 0 0 0 12,000 0
Survey 30,000 0 162 30,000 30,000 0 0 0 0 0 0 30,000 0
Predevelopment Loan Interest and Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
Consulting Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
"Project" Bridge Loan Interest in Basis 0 0 0 0 0 0 0 0 0 0 0 0
Loan Origination Fee - Permanent 0 0 0 0 0 0 0 0 35 0 0 0 0
Title & Recording 170,000 1 919 153,000 153,000 0 0 17,000 0 10 0 0 153,000 0
Legal - Syndication/Organization 0 0 0 0 0 0 0 0 15 0 0 0 0
Legal - Bond/Perm Loan 0 0 0 0 0 0 0 0 35 0 0 0 0
Legal - Construction 255,000 1 1,378 255,000 255,000 0 0 0 0 0 0 255,000 0
Due Diligence - NEF 52,000 0 281 0 0 0 0 52,000 0 0 0 0 0
Tax Credit Allocation Fee 204,880 1 1,107 0 0 0 0 0 204,880 10 0 0 0 0
Tax Credit Compliance Fees 109,218 1 590 0 0 0 0 0 109,218 10 0 0 0 0
Lease-up and Marketing Costs 142,000 1 768 0 0 0 0 0 142,000 1 0 0 0 0
Accounting/Post Const. Audit 35,000 0 189 0 0 0 0 0 0 35,000 0 0 0
Soft Cost Contingency 306,115 1 1,655 306,115 306,115 0 0 0 0 0 0 306,115 0
Other Soft Costs 21,933 0 119 21,933 21,933 0 0 0 0 2 0 0 21,933 0
Other Soft Costs 706,629 3 3,820 706,629 706,629 0 0 0 0 0 0 706,629 0
Other Soft Costs 250,000 1 1,351 250,000 250,000 0 0 0 0 0 0 250,000 0

Developer Fee - Construction 100% 5,602,163 27 30,282 5,602,163 5,602,163 0 0 0 0 0 0 5,602,163 0
Developer Fee - Acquisition 0% 0 0 0 0 0 0 0 0 0 0 0

Developer Fee - Other 0 0 0 0 0 0 0 0 0 0 0 0

Initial Operating Reserve 1.47 185,000 1 1,000 0 0 0 0 185,000 0 0 X 0 0
Capitalized Replacement Reserve 0 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized ACC Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized Rev Deficit Reserve 4 510,000 2 2,757 0 0 0 0 510,000 0 0 X 0 0
Capitalized Ins & Tax Escrow 300,000 1 1,622 0 0 0 0 300,000 0 0 X 0 0
Capitalized Lease-Up Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 X 0 0

Accrued Contingent Loan Interest 160,372 0 0 0 0 0 0 0 0 0 160,372
Total Uses 43,641,905 211 235,902 38,579,021 38,579,021 0 0 3,808,660 456,098 798,126 0 38,579,021 0

Sources/Uses Surplus (Gap) 3,010

Commercial 
Costs

Expensed
Historic 
Basis

Check

Development Costs 

Per Sq Ft Amortized Yrs Bond Basis
Depreciable 

Basis
Non-

Depreciable
Acquisition 

Eligible 
NC/Rehab 

Eligible 
CommentsTotal Per Unit



N
185 12/1/16 0

185 12/1/16 0

0 2,561,000

0 0

207,200 0

1/1/16 0

12/1/16 0

12/1/16   Absorption (avg units/month) per market study 50 0

4/1/17   Absorption (avg units/month) per model 37 Solar Credits 0

12/1/2016

11

Jan-16 0 0 0 0 0 0 0 0 0
Feb-16 0 0 0 0 0 0 0 0 0
Mar-16 0 0 0 0 0 0 0 0 0
Apr-16 0 0 0 0 0 0 0 0 0
May-16 0 0 0 0 0 0 0 0 0
Jun-16 0 0 0 0 0 0 0 0 0
Jul-16 0 0 0 0 0 0 0 0 0
Aug-16 0 0 0 0 0 0 0 0 0
Sep-16 0 0 0 0 0 0 0 0 0

Cumulative 
Non TC Units 

Leased

Tax Credit 
Units Leased 

(Credits)

NEF Lease-Up Schedule / Credit Delivery 

Acq Tax 
Credits

Total Tax 
Credits

Construction Period

State Historic Credits Allocated

Year
Rehab Tax 

Credits
Tax Credit 

Rental Income

100% Lease-Up/Qualified Occupancy

Commercial 
Income

Non Tax 
Credit Rental 

Income

Start of Leasing/Move-in Date

Tax Credit 
Units Leased 

(Income)

Cumulative 
TC Units 
Leased

Non TC Units 
Leased

Start of QO Tax Credit Units PIS

Total Rental 
Income

Commercial 
Sq Ft Leased

Acquisition Credits Allocated/yrNumber of Residential Units First Building Placed in Service

Last Building Placed in Service

Square Footage of Building

LIHTCs Allocated @ 100%/yr

LIHTCs Allocated @ 130%/yr

Cal State Credits Allocated @ 100%

Cal State Credits Allocated @ 130%

Number of Market Units

Commercial Square Footage

Number of Tax Credit Units

Construction Contract Completion Date

Start of Construction

Completion/CofO/Placed in Service

State Credits Allocated 

Historic Credits Allocated

p
Oct-16 0 0 0 0 0 0 0 0 0
Nov-16 0 0 0 0 0 0 0 0 0

1 1 Dec-16 37 37 37 0 27,907 0 0 27,907 42,683 0 42,683
TOTAL 37 37 37 0 0 27,907 0 0 27,907 42,683 0 42,683

Jan-17 37 74 37 0 55,814 0 0 55,814 512,200 0 512,200
Feb-17 37 111 37 0 83,721 0 0 83,721 469,517 0 469,517
Mar-17 37 148 37 0 111,628 0 0 111,628 426,833 0 426,833

1 Apr-17 37 185 37 0 139,535 0 0 139,535 384,150 0 384,150
May-17 185 0 139,535 0 0 139,535 0 0 0
Jun-17 185 0 139,535 0 0 139,535 0 0 0
Jul-17 185 0 139,535 0 0 139,535 0 0 0
Aug-17 185 0 139,535 0 0 139,535 0 0 0
Sep-17 185 0 139,535 0 0 139,535 0 0 0
Oct-17 185 0 139,535 0 0 139,535 0 0 0
Nov-17 185 0 139,535 0 0 139,535 0 0 0
Dec-17 185 0 139,535 0 0 139,535 0 0 0
Credits from QO Units PIS in 2016 512,200 0 512,200

TOTAL 148 185 148 0 0 1,506,978 0 0 1,506,978 2,304,900 0 2,304,900

Total Rental 
Income

Tax Credit 
Units Leased 

(Credits)

Year
Tax Credit 

Units Leased 
(Income)

Cumulative 
Tax Credit 

Units Leased

Non Tax 
Credit Units 

Leased

Cumulative 
Non Tax 

Credit Units

Commercial 
Income

Non Tax 
Credit Rental 

Income

Commercial 
Sq FT Leased

Tax Credit 
Rental Income

Rehab Tax 
Credits

Acq Tax 
Credits

Total Tax 
Credits



NEF Lease-Up Schedule / Credit Delivery 

Jan-18 185 0 139,535 0 0 139,535 0 0 0
Feb-18 185 0 139,535 0 0 139,535 0 0 0
Mar-18 185 0 139,535 0 0 139,535 0 0 0
Apr-18 185 0 139,535 0 0 139,535 0 0 0
May-18 185 0 139,535 0 0 139,535 0 0 0
Jun-18 185 0 139,535 0 0 139,535 0 0 0
Jul-18 185 0 139,535 0 0 139,535 0 0 0
Aug-18 185 0 139,535 0 0 139,535 0 0 0
Sep-18 185 0 139,535 0 0 139,535 0 0 0
Oct-18 185 0 139,535 0 0 139,535 0 0 0
Nov-18 185 0 139,535 0 0 139,535 0 0 0
Dec-18 185 0 139,535 0 0 139,535 0 0 0
Credits from QO Units PIS in 2016 512,200 0 512,200
Credits from QO Units PIS in 2017 2,048,800 0 2,048,800
TOTAL 0 185 0 0 0 1,674,420 0 0 1,674,420 2,561,000 0 2,561,000

units agree units agree units agree sq ft agrees

Rehab Tax 
Credits

Tax Credit 
Units Leased 

(Credits)

Non Tax 
Credit Units 

Leased

Commercial 
Sq FT Leased

Commercial 
Income

Year
Total Rental 

Income

Cumulative 
Non Tax 

Credit Units

Tax Credit 
Units Leased 

(Income)

Tax Credit 
Rental Income

Non Tax 
Credit Rental 

Income

Cumulative 
Tax Credit 

Units Leased

Acq Tax 
Credits

Total Tax 
Credits



NEF

25,607,439 1.100 28,168,183
0 0 "
0 0

0 0
0 0

28,168,183

0 0

3rd Party Buyer
0 0

3rd Party Buyer
28,168,183

1 1/1/16 3/31/16 10.46% 2,256,602 10.00% 560,216 0 2,816,818 10.00% 0 2,816,818

2 4/1/16 6/30/16 26.12% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
3 8/1/16 9/30/16 26.12% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
4 10/1/16 12/31/16 26.12% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
5 12/1/16 12/31/16 5.34% 1,151,907 80.00% 4,481,730 0 5,633,637 20.00% 0 5,633,637
6 6/1/17 6/30/17 5.85% 1,261,602 10.00% 560,216 995,000 995,000 2,816,818 10.00% 0 2,816,818
7 0 0 0 0 0.00% 0 0
8 0 0 0 0 0.00% 0 0

9 0 0 0 0 0.00% 0 0

10 0 0 0 0 0.00% 0 0
TOTAL 100.00% 21,571,020 100.00% 5,602,163 995,000 995,000 28,168,183 100.00% 0 28,168,183

21,571,020 Equity Agrees Equity Agrees

50.00% 0

5,602,163 0

0 0.00%

5,602,163

0.00%

Equity

Federal LIHTC Credits

3rd Party 
Equity

NEF and 3rd 
Party EQUITY

Total Equity 
Percent

Payment

Solar Credits

Total Limited Partner Equity

State LIHTC Credits Purchased by a 3rd Party

Qtr Paid

Equity Installments

Development 
Costs Percent

Total Equity 
Paid

NEF 
Reserves

State Historic Credits Purchased by a 3rd Party

Date

3rd Party State Credits

NEF Closing/Construction Start

Stabilization / Conversion / Final Cost Cert / 8609
Tax Return

75% Construction Complete
100% Construction Complete/ Placed in Service/ CO

25% Construction Complete

Maximum Deferred Fee Percentage

Developer Fee

3rd Party State Credit Equity

3rd Party Equity as % of Total

From Equity

From Cash Flow

Developer Fee

Percentage of Fee Deferred

3rd Party Calculations

50% Construction Complete

Project Cost
Developer 

Fee
Total Reserves 

Payment
Developer Fee 

Percent
Project Milestone

Total 

Federal Historic Tax Credits
State LIHTC Credits Purchased by NEF
State Historic Credits Purchased by NEF

Pricing Page

Price/CreditCredits



 NEF

Units 185

General & Administrative Property Management Fee 98,099 530 3.00%
Misc. Prop. Mgmt. Fees 0 3.00%
Accounting/Auditing 0 3.00%
Legal 0 3.00%
Office Supplies & Expense 0 3.00%
Telephone Answering Service 0 3.00%
Other - LIHTC Compliance Monitoring 0 3.00%
Other - Misc. Admin. 0 3.00%

98,099 530

Payroll & Related Administrative Payroll 0 3.00%
Maintenance Payroll 0 3.00%
Repair Payroll 0 3.00%
Payroll Taxes 0 3.00%
Fringe Benefits 0 3.00%
Other 0 3.00%

0 0

Utilities Electric (Common Area) 0 3.00%
Gas/Fuel Oil/Coal (Common Area) 0 3.00%
Water & Sewer 0 3.00%
Electric (for Units) 0 3.00%
Gas/Fuel Oil/Coal (for Units) 0 3.00%
Other 0 3.00%

0 0

Maintenance & Repair Cleaning (Janitorial) 0 3.00%
Elevator Maintenance 0 3.00%
Exterminating 0 3.00%
Fire Alarm Inspection 0 3.00%
Grounds Maintenance 818,400 4,424 3.00%
Grounds Maintenance Contract 0 3.00%
Painting & Decorating/Make-ready 0 3.00%
Repairs 0 3.00%
Repairs Contract 0 3.00%
Security 0 3.00%
Supplies 0 3.00%
Trash Removal/Snow Removal 0 3.00%
Vehicle/Equipment Maintenance 0 3.00%
Other - Misc Ops and Maint Expenses 0 3.00%
Reserves 0 3.00%

818,400 4,424

Market & Leasing Advertising 0 3.00%
Credit Investigations 0 3.00%
Leasing Fees 0 3.00%
Other 0 3.00%

0 0

Taxes & Insurance Insurance - Liability 0 3.00%
Other Taxes, Licenses & Fees 0 3.00%
Real Estate Taxes 59,520 322 3.00%
Property/Liability (Hazard) 0 3.00%
Other 0 3.00%

59,520 322

Total Annual Operating Budget 976,019 Is the project providing a washer/dryer in unit(s) Y/N
Which units are provided w/washer & dryer

 Annual Operating Budget per Unit (PUPA) 5,276

98,099

Annual 
Expense

Per Unit

6.38%

Escalator Comments
calculated property 

mgmt fee
alternate property mgmt 

fee calculation

Operating Expenses 

Tenant PaidOwner Paid



0 N/A 1 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A Sale

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
1.67% 90.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 0.00% 0.00%

11,107 599,756 693,318 707,185 721,328 735,755 750,470 765,480 780,789 796,405 812,333 828,580 845,151 862,054 879,295 896,881 914,819 0 0 12,600,707
16,800 907,222 1,048,748 1,069,723 1,091,118 1,112,940 1,135,199 1,157,903 1,181,061 1,204,682 1,228,776 1,253,351 1,278,418 1,303,987 1,330,066 1,243,612 0 0 0 17,563,605

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 113,056 1,383,801 0 0 1,496,857
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

27,907 1,506,978 1,742,067 1,776,908 1,812,446 1,848,695 1,885,669 1,923,382 1,961,850 2,001,087 2,041,109 2,081,931 2,123,569 2,166,041 2,209,362 2,253,549 2,298,620 0 0 31,661,168

(777) (41,983) (48,532) (49,503) (50,493) (51,503) (52,533) (53,584) (54,655) (55,748) (56,863) (58,001) (59,161) (60,344) (61,551) (62,782) (64,037) 0 0 (882,049)
(1,176) (63,506) (73,412) (74,881) (76,378) (77,906) (79,464) (81,053) (82,674) (84,328) (86,014) (87,735) (89,489) (91,279) (93,105) (94,967) (96,866) 0 0 (1,334,232)

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
185 10,190 11,548 11,779 12,015 12,255 12,500 12,750 13,005 13,266 13,531 13,801 14,077 14,359 14,646 14,939 15,238 0 0 210,087
(13) (713) (808) (825) (841) (858) (875) (893) (910) (929) (947) (966) (985) (1,005) (1,025) (1,046) (1,067) 0 0 (14,706)

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

0

26,126 1,410,966 1,630,862 1,663,479 1,696,749 1,730,684 1,765,297 1,800,603 1,836,615 1,873,348 1,910,815 1,949,031 1,988,012 2,027,772 2,068,327 2,109,694 2,151,888 0 0 29,640,267

1,635 90,938 104,073 107,195 110,411 113,724 117,135 120,649 124,269 127,997 131,837 135,792 139,866 144,062 148,384 152,835 157,420 0 0 2,028,222
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

13,640 758,657 868,241 894,288 921,116 948,750 977,212 1,006,529 1,036,725 1,067,826 1,099,861 1,132,857 1,166,843 1,201,848 1,237,903 1,275,041 1,313,292 0 0 16,920,628
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

992 55,175 63,145 65,039 66,990 69,000 71,070 73,202 75,398 77,660 79,990 82,390 84,861 87,407 90,029 92,730 95,512 0 0 1,230,591
0

16,267 904,770 1,035,459 1,066,522 1,098,518 1,131,474 1,165,418 1,200,380 1,236,392 1,273,483 1,311,688 1,351,039 1,391,570 1,433,317 1,476,316 1,520,606 1,566,224 0 0 20,179,441

925 51,449 58,880 60,646 62,466 64,340 66,270 68,258 70,306 72,415 74,587 76,825 79,130 81,504 83,949 86,467 89,061 0 0 1,147,477

17,192 956,218 1,094,339 1,127,169 1,160,984 1,195,813 1,231,688 1,268,638 1,306,697 1,345,898 1,386,275 1,427,864 1,470,699 1,514,820 1,560,265 1,607,073 1,655,285 0 0 21,326,918

8,934 454,748 536,523 536,311 535,765 534,871 533,610 531,965 529,918 527,449 524,539 521,167 517,312 512,951 508,062 502,621 496,603 0 0 8,313,350
ECR 1.52 1.48 1.49 1.48 1.46 1.45 1.43 1.42 1.41 1.39 1.38 1.36 1.35 1.34 1.33 1.31 1.30 0.00 0.00

Req'd ECR 1.05 Cash needed for ECR 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

First Mortgage Loan
0 27,422 57,476 61,173 65,107 69,295 73,752 78,496 83,545 88,919 94,638 100,726 107,205 114,100 121,439 129,251 137,564 0 0 1,410,109
0 212,458 422,283 418,586 414,652 410,464 406,007 401,263 396,214 390,840 385,120 379,033 372,554 365,659 358,319 350,508 342,195 0 0 6,026,154
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 239,879 479,759 479,759 479,759 479,759 479,759 479,759 479,759 479,759 479,759 479,759 479,759 479,759 479,759 479,759 479,759 0 0 7,436,263

8,934 214,868 56,765 56,552 56,006 55,112 53,851 52,206 50,159 47,691 44,781 41,409 37,553 33,193 28,303 22,862 16,844 0 0 877,087
0.00 1.90 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.09 1.08 1.07 1.06 1.05 1.04 0.00 0.00

Second Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8,934 214,868 56,765 56,552 56,006 55,112 53,851 52,206 50,159 47,691 44,781 41,409 37,553 33,193 28,303 22,862 16,844 0 0 877,087
0.00 1.90 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.09 1.08 1.07 1.06 1.05 1.04 0.00 0.00

Third Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8,934 214,868 56,765 56,552 56,006 55,112 53,851 52,206 50,159 47,691 44,781 41,409 37,553 33,193 28,303 22,862 16,844 0 0 877,087
0.00 1.90 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.09 1.08 1.07 1.06 1.05 1.04 0.00 0.00

Fourth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8,934 214,868 56,765 56,552 56,006 55,112 53,851 52,206 50,159 47,691 44,781 41,409 37,553 33,193 28,303 22,862 16,844 0 0 877,087
0.00 1.90 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.09 1.08 1.07 1.06 1.05 1.04 0.00 0.00

  NEF Cash Flow 

Project Year
% of Year in Operation

TAXES & INSURANCE

Total Expenses

MARKETING & LEASING
MAINTENANCE & REPAIR

Other Income / yr @  2%  increase / yr

PAYROLL & RELATED

INCOME
Gross Rent Paid - LIHTC Units  2.00%
Gross Rent Paid - Sub Units Increase  2.00%

GENERAL & ADMINISTRATIVE

Gross Rent Paid - After Contract  2.00%

 Replacement Reserve  (Funding Req.) @$300

Principal Pmt. - 

OTHER EXPENSES

Principal Pmt. - 
Interest Pmt. - 

Total Debt Service - 

Total Expenses including Replacement Reserve

Debt coverage ratio (TIF Note only)

NET OPERATING INCOME

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

Cash-flow after debt service - 1st

Interest Pmt. - 

Debt coverage ratio after 3rd mortgage

Cash-flow after debt service - 2nd

Principal Pmt. - 

Subsidized Residential Vacancy @  7.0%
Market Residential Vacancy @  7.0%

Commercial @  2%  increase / yr
Other Income Vacancy @  7.0%

UTILITIES

Commercial Vacancy @  7.0%

EXPENSES

Total Effective Gross Income from Project

Other Income 

Cash-flow after debt service - 4th

LIHTC and Subsidized Vacancy Override

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

DEBT SERVICE (MUST-PAY))

Debt coverage ratio after 4th mortgage

Principal Pmt. - First Mortgage
Interest Pmt. - First Mortgage

Debt coverage ratio after 1st mortgage

Total Debt Service - 

Total Debt Service - First Mortgage

Interest Pmt. - 

Total Debt Service - 
Cash-flow after debt service - 3rd

LIHTC Vacancy @  7.0%

Market Rent
Gross Residential Income



  NEF Cash Flow 

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

Fifth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8,934 214,868 56,765 56,552 56,006 55,112 53,851 52,206 50,159 47,691 44,781 41,409 37,553 33,193 28,303 22,862 16,844 0 0 877,087
0.00 1.90 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.09 1.08 1.07 1.06 1.05 1.04 0.00 0.00

Req'd DSC Cash needed for DSC 0

0
0

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

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

1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1 8,934 19,055 19,627 20,215 20,822 21,447 22,090 22,753 23,435 24,138 24,862 25,608 26,377 27,168 27,983 22,862 16,844 0 0 374,219
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
14 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
16 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
17 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
18 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
19 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
20 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
21 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
22 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
23 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
24 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
25 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
26 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
27 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 195,813 37,138 36,336 35,184 33,665 31,761 29,454 26,724 23,552 19,918 15,800 11,177 6,025 320 0 0 0 0 502,868

0 20 4 4 4 3 3 3 3 2 2 2 1 1 0 0 0 0 0 50
0 195,794 37,134 36,333 35,181 33,662 31,758 29,451 26,721 23,550 19,916 15,799 11,176 6,024 320 0 0 0 0 502,817

.

877,087

Cash Flow From Operations for Construction Costs

8,934 22,862 28,303 47,691 37,553 41,409 52,206 50,159 

Release of Operating Reserve

Total Debt Service - 

56,006 214,868 56,765 56,552 

Deferred Developer Fee - Principal

0

0

0

0

0

0

0

0
0

0
0

0

Excess Cash Allocation to Distributions

0

55,112 53,851 

RESERVE WITHDRAWALS

Debt coverage ratio after 5th mortgage

Interest Pmt. - 

Incentive Management Fee
Deferred Developer Fee - Interest

Initial Operating Reserve

Other Reserves

Cash Flow After Required Payments & 
Funding of Operating Reserve

Annual NEFAsset Management Fee

Capitalized Lease-Up Reserve
Capitalized Rev Deficit Reserve
Capitalized ACC Reserve

Project Year

PAYMENTS CONTINGENT ON AVAILABLE CASH-FLOW

Principal Pmt. - 

Remaining Cash

General Partner Share @ 0.01%
Limited Partner Share @ 99.99%

0

0

0

0

0
0
0
0

0
0

Loan Servicing and/or MIP Fees

0 0 33,193 16,844 

Cash-flow after debt service - 5th

44,781 



  NEF Cash Flow 
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034
0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321

0 185,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 3,700 3,774 3,849 3,926 4,005 3,677 3,375 3,098 2,844 2,611 2,397 2,200 2,020 1,854 1,702 0 0 45,034
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 20,425 18,751 17,213 15,802 14,506 13,316 12,224 11,222 10,302 9,457 8,682 7,813
0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321 70,321

0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321 70,321

2%
925 52,390 112,318 175,211 241,181 310,344 344,539 377,719 410,021 441,573 472,492 502,890 532,870 562,528 591,955 621,235 650,449 585,404

0 17 1,048 2,246 3,504 4,824 6,207 6,891 7,554 8,200 8,831 9,450 10,058 10,657 11,251 11,839 12,425 0 0 115,002

925 51,449 58,880 60,646 62,466 64,340 66,270 68,258 70,306 72,415 74,587 76,825 79,130 81,504 83,949 86,467 89,061 0 0
0 0 0 0 0 0 38,282 41,969 45,558 49,064 52,499 55,877 59,208 62,503 65,773 69,026 72,272 65,045 0

925 52,390 112,318 175,211 241,181 310,344 344,539 377,719 410,021 441,573 472,492 502,890 532,870 562,528 591,955 621,235 650,449 585,404 585,404

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

0 510,000 520,200 530,604 541,216 552,040 563,081 574,343 585,830 597,546 609,497 621,687 634,121 646,803 659,739 672,934 686,393 686,393
0 510,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 10,200 10,404 10,612 10,824 11,041 11,262 11,487 11,717 11,951 12,190 12,434 12,682 12,936 13,195 13,459 0 0 176,393
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 510,000 520,200 530,604 541,216 552,040 563,081 574,343 585,830 597,546 609,497 621,687 634,121 646,803 659,739 672,934 686,393 686,393 686,393

2%
0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720

0 0 6,000 6,120 6,242 6,367 6,495 6,624 6,757 6,892 7,030 7,171 7,314 7,460 7,609 7,762 7,917 0 0 103,761
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0 0
0 300,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0

0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720 209,720

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

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

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

Ending Balance

Contributions to Other Reserve

Other Use (Expense / Capitalized)
Balance before Release
Release of Operating Reserve to cash flow

Project Year

Contributions to Operating Reserve
Interest on Reserve Account

Initial Operating Reserve
Reserve Balances

Ending Balance

Balance before Release

Withdrawal from Ins & Tax Reserve

Insurance & Tax Escrow (Funding Not Req.)
Interest on Reserve Account

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release

Balance before Release

Other Use (Expense / Capitalized)
Balance before Release

Interest on Reserve Account
Withdrawal from Replacement Reserve

Release of  Reserve to cash flow

Capitalized Rev Deficit Reserve

Contributions to Ins & Tax Reserve
Other Use (Expense / Capitalized)

Ending Balance

Withdrawal from Reserve

Contributions to Reserve

Withdrawal from Operating Reserve

Capitalized Replacement Reserve

Release of Operating Reserve to cash flow
Ending Balance

Release  to cash flow

Contributions to Replacement Reserve

Ending Balance

Other Use (Expense / Capitalized)

Other Use (Expense / Capitalized)

Interest on Reserve Account

Ending Balance

Other Use (Expense / Capitalized)
Balance before Release
Release of  Reserve 

Interest on Reserve Account
Withdrawal from Other Reserve

Capitalized Lease-Up Reserve

Release of  Reserve to cash flow

Other Reserves

Ending Balance

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release
Release of  Reserve to cash flow

Capitalized ACC Reserve

Other Use (Expense / Capitalized)



  NEF Cash Flow 

2017

5 10% 0%

5 10% 90%

20 50%

15 50%

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033

0 0 0 0 0 0 20,425 18,751 17,213 15,802 14,506 13,316 12,224 11,222 10,302 9,457 8,682 7,813
0 0 0 0 0 0 38,282 41,969 45,558 49,064 52,499 55,877 59,208 62,503 65,773 69,026 72,272 65,045
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0

0 0 0 0 0 0 58,708 60,719 62,771 64,865 67,005 69,193 71,432 73,725 76,075 78,483 274,995 72,858
0 0 0 0 0 0 24,254 22,947 21,769 20,708 19,756 18,904 18,145 17,472 16,879 16,360 209,950 14,318
0 0 0 0 0 0 34,454 37,772 41,002 44,157 47,249 50,289 53,287 56,253 59,195 62,123 65,045 58,540
0 0 0 0 0 0 34,454 72,226 113,228 157,385 204,634 254,923 308,210 364,463 423,659 485,782 550,827 609,367

27.5 0 0 0 0 0 0 1,253 2,626 4,117 5,723 7,441 9,270 11,208 13,253 15,406 17,665 20,030 0
0 0 0 0 0 0 33,201 68,346 105,231 143,665 183,473 224,492 266,572 309,571 353,361 397,820 442,835 501,375

0 0 0 0 0 0 25,507 25,574 25,886 26,431 27,197 28,174 29,353 30,726 32,285 34,024 229,980 14,318

% of use capitalized

% of use capitalized

% of balance used

% of balance used

% of balance used

% of balance used

% of use capitalized

% of use capitalized

Total Deduction for Use of Reserves

Used in yrs multiple of

Total Currently Capitalized
Cumulative Capitalized

Revenue Deficit Reserve

Insurance & Tax Escrow Reserve

Use of Operating Reserve

Operating Reserve

Replacement Reserve Used in yrs multiple of

Used in yrs multiple of

Used in yrs multiple of

Use of Replacement Reserve

Remaining Capitalized Reserve Basis
Depreciation Taken

Use of Revenue Deficit Reserve
Use of Insurance & Tax Escrow Reserve

Total Uses of Reserves
Total Currently Expensed

Use of Reserves Analysis

Year Placed in Service



NEF

Total Acquisition

100% 130% 30%

38,579,021 0 0 38,579,021 0 0 0

100.00%

0 0 0

0 0 0

    Subtotal 38,579,021 0 0 38,579,021 0 0 0

Less: 0 0 0 0

0 0 0 0 0 0

0 0 0

38,579,021 0 0 38,579,021 0 0 0

Adjustment

100% 100.00%

50,152,727 0 0 50,152,727 0 0 0

100.00% 100.00% 100.00% 0% 0.00% 30.00%

50,152,727 0 0 50,152,727

0 0

3.22% 7.52% 7.52%

Calculated 3,771,485 0 0 3,771,485 0 0 0

2,561,000 0 0 2,561,000

2,561,000 0 0 2,561,000 0 0 0

25,610,000 0 0 0

No. of Units Fraction Total Sq Ft Fraction
185 100.00% 207,200 100.00%

0 0.00% 0 0.00% N/A
1 Add'l Const Period Bond Proceeds

38,579,021
186 100.00% 207,200 100.00% N/A

100.00%

Tax Credits

Eligible Basis

Percentage of Cost with 130% Basis Boost

Res Portion of Historic Rehab Credit 

Construction

Federal LIHTC
Historic 
Rehab 
Credit

State Historic 
Rehab Credit

Solar Credits

Res Portion of Solar Credits

Qualified Basis

Qualified Basis per Application

Tax Exempt Bonds

"Hard-to-Develop Area" or Qualified 
Census Tract

Applicable Fraction

Federal and Other Grants Off Basis

Other

Eligible Basis

Percentage of Historic Related Costs

Adjusted Eligible Basis

Manager Unit

Low Income Apts
Market Rate Apts

Actual Allocation

Rate

100.00%

Total Project Basis
Bond Proceeds/Aggregate Basis

N/A130.00% N/A

Applicable fraction (the lesser of units or sq ft)

N/A0.00%

Annual LIHTC Amount

Total Credits

Used in Forecast (lessor)

Bond Analysis 50% Test (If Applicable)
50% Test

Total Tax Exempt Bond Proceeds

TOTAL
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 NEF

Street Address

City

State FL

Zip Code

County

Census Tract #

Type

Current Date

1    # of Residential Buildings 1 Jul-15
255

35%

2.00%

N 2.00%

9% 2.00%

N 7.00%

7.00%

7.00%  
130% 2.00%

N 7.00%

2.00%

Building Type 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

Y 2.00% 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

90.00%

99.99%

Sale Proceeds Share - LP Portion

Timing Assumptions

10.00%

Sale Proceeds Share - GP Portion

Deferred Developer Fee Interest Rate

2.74%

99.99%

N

Lower-Tier LP Profit/Loss & Credits Share

Co-General Partner Tax Exempt (Y/N)

Projected First Credit Year

12/31/33

N

Partnership Information

General Partner Tax Exempt (Y/N)

Applicable Fed. Rate (AFR)

Residential Vacancy Rate - LIHTC

130% Boost (enter %, 101% - 130%)

Lower-Tier LP Cash Flow Distribution Percentage

Effective Tax Rate

4% or 9% credit deal? 

                                                 -Subsidized

QCT

Use Building by Building Depreciation Schedule (Y/N)

Rehab with Tenants in place?

Annual Residential Rent Increase - Mkt

                                          -Subsidized

Length of LURA

Total Number of Residential Units

Project Assumptions

Deal Source

Sponsor #1 - Tax Status

Sponsor #2

Sponsor #2 - Tax Status

Project Description

Placed in Service

33142

Is Developer Cash Basis? (Y/N)

0.01%

1/1/17

Construction Start

Lower-Tier GP Profit/Loss & Credit Share

Urban

Shelf

Sponsor #1 Miami Redevelopment Partners, LLC

Miami-Dade

Miami 2017

Sale of Project

7/8/15

$300

Annual Funding of Other Reserves

7,500

6/1/18

Project Name

Limited Partnership Name

Spreadsheet Purpose (Project Status)

Location

NEF Admission to Partnership

NEF Initial Funding

Liberty Rising Phase 2

Liberty Rising Phase I, LLC

4751 NW 24th Court

1/1/17

1/1/17

12/1/17

Permanent Loan Closing

Target Reserve 
Amount

Multifamily Annual Expense Increase

Reserves and Fees
Accrue 

Fee/Funding 
(Y/N)

Estimated Reserve 
Amount per Unit

State Tax Rate (CA only)

Construction Type

Target Population

                                           -Mkt

Growth 
Rate

Other Income Growth Rate

Interest 
Earnings 

Rate

New

Escalators

Alternate escalation table being usedSMT #

Tax exempt bond deal? (Y/N)

Family

Is 3rd party buying state credits ? Commercial Vacancy Rate

Annual Residential Rent Increase - LIHTC

For Profit

Date Deal Secured

Annual Funding of Ins & Tax Escrow

Annual Funding of Rev Deficit Reserve

Annual Funding of Operating Reserve

Annual Funding of Replacement Reserve

Y/N $ Amt or % of EGI

5,000Annual NEFAsset Management Fee

Annual Partnership Mgmt Fee to GP

Management Incentive Fee 

76,500

NEF

QCT  / DDA (Indicate Which)

# Total Buildings

Annual Commercial Rent Increase
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 NEF Project Assumptions

3.22% Date

7.52% Date

N Date

2015

Total Annual Tax Credit Allocation Unallocated

Total Annual Rehab Credit Allocated

Total Annual Acq Credit Allocated Is 168 election required

Bond Issuer

Tax Credit Allocated Credit Enhancement Type

Enhancement Provided by

Tax Credit Allocated Bond Purchaser:

Date of Bond Issuance

NEF Regional Team:

VP Originations

VP Supportive Housing

Originations Manager

Originations Analyst

VP Project Management

Project Manager

Constructions Risk Manager

VP Asset Management

Asset manager

Vending

Peredevelopment loan

Annual Tax Credit frm Tax Credit Res

7/1/15

Tax Exempt Bond Financing

Eligible for Solar Credits? (Y/N)

Eligible for Cal State Tax Credit? (Y/N)

17,880

17,880

Annual Tax Credit - 2nd year allocation

Total LIHTC Basis+Land+Commercial

Credit Rate Locked-In? (Y/N)

$2,561,000

Tax Credit Information Other Annual Income

Sandra Seals

Laundry

State Historic Credit Percentage

Other Income

N

N

Year of allocation

($2,490,369)

Elected set-aside

$0

$2,561,000

Due Date of 10% Carryover

Eligible for Acquisition Credit? (Y/N)

Construction / Rehab Credit Rate

Acquisition Credit Rate

7/1/15

51,671,123

TOTAL

Are These Draw Down Bonds

$2,561,000

Eligible for State Historic Tax Credit? (Y/N) N

N

Number of Years

State LIHTC Credit - Number of Years

Eligible for Historic Rehab Credit? (Y/N)

10% Carryover Test Required (Y/N)

N

N

N

Project Characteristics Choose all that apply

Eligible for State LIHTC Credit? (Y/N)

Tony Lyons



1 1.0 6 50% 66 40 2.00% 650 3,900 635 8% 62.5% #DIV/0!

1 1.0 25 50% 66.00 932 932 15 5 2.00% 650 16,250 635 -57% -57% 106.7% 107% #DIV/0!

2 2.0 76 50% 84.00 40 2.00% 1,100 83,600 762 21% 53.7% #DIV/0!

2 2.0 45 50% 84.00 1,194 1,194 15 5 2.00% 1,100 49,500 762 -68% -68% 113.8% 114% #DIV/0!

3 2.0 36 50% 105.00 40 2.00% 1,250 45,000 880 29% 48.1% #DIV/0!

3 2.0 24 50% 105.00 1,648 1,648 15 5 2.00% 1,250 30,000 880 -99% -99% 135.1% 135% #DIV/0!

4 2.0 29 50% 137.00 40 2.00% 1,350 39,150 982 33% 45.3% #DIV/0!

5 2.0 13 50% 137.00 40 2.00% 1,350 17,550 1,083 87% 8.6% #DIV/0!

2 2.0 1 50% 2.00% 1,100 1,100 46.2% #DIV/0!

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

255 40 5

0 100.00%

255 61.24%

1 http://www.huduser.org/portal/datasets/mtsp.html Market Commercial Subsidized 0

0 0 254

0 0 116,582 0

Date AMI checked 0 0 1,398,984

Rent floor election year 0 0 284,950

Rent Income Rent Income Rent Income Rent Income Rent
1 0.70 592 28,434 711 0 0 0 0 0 0

1.5 0.75 635 30,465 762 0 0 0 0 0 0

2 0.80 677 32,496 812 0 0 0 0 0 0

3 0.90 762 36,558 914 0 0 0 0 0 0

4 1.00 846 40,620 1,016 0 0 0 0 0 0

4.5 1.04 880 42,245 1,056 0 0 0 0 0 0

5 1.08 914 43,870 1,097 0 0 0 0 0 0

6 1.16 982 47,119 1,178 0 0 0 0 0 0

7 1.24 1,049 50,369 1,259 0 0 0 0 0 0

7.5 1.28 1,083 51,994 1,300 0 0 0 0 0 0

8 1.32 1,117 53,618 1,340 0 0 0 0 0 0

0

0

0

0

0

S8 Pymt 
Standard

Gas & Electric

Trash and Water

Family Size
Rent

25,388

193,394

0

Stressed 
Term (yrs)

43,328

44,682

5

0

0

0

0

0

0

0

0

0

0

41,974

39,266

27,080

36,558

33,850

2

3

4

0

0

0

0

30,465

35,204

Sq Ft / 
Unit

Monthly 
Comm 
Income

Total 
Monthly 
Income

Total Sq Ft
Max LIHTC 

Rent @ 
target AMI

After Contract 
Rent % Below 

LIHTC Max 

3,114

% of AMI of 
After Contract 

Rents

% of  Rent 
Below Avg 

Market Rent

Rent As 
Max % of 
Income

Stressed 
Income 

Escalator

% of  Rent 
Below 

LIHTC Max 

Unit Mix & Rents 

Median 
Income 

Targeted
Description of Units

NEF

Developer 
Rent

Market 
Units Rent

Tenant 
Pd Utility

During 
Contract

Average 
Market 
Rent

# Bath 
rooms

# 
Bdrms

# 
Units

Description

LIHTC Subsidized 519 519

NEF LIHTC 
Rent

49,200

2007 55,900

Source

Owner 
Paid

2012 51,900 -0.57%

2010 3.25%

2008

50,800

45,200

2009

2011 52,200 2.76%

8.85%

2017

1.35%

-6.84%

1

Utilities

PHCD

Income
0

0

00 23,695

Tenant 
Paid

Term 
(yrs)

HUD FMR

255

2,320,728

After 
Contract

Subsidy Type

Section 9

Monthly Rent

LIHTC

Percent Residential

BE Occupancy

HUD Income

Commercial Units

Manager Units

284,950Miami Dade County

AMI Analysis

Residential Units

AMI source

Location

% Change

Total Units

Total RentableSq Ftg

921,744

76,812

Median Income / 
Family of 4

As Of (Date)

49,900

3/6/15

HUD

7/6/15 Annual Rent

Is Commercial Space a Master Lease (Y/N)

Day Care Bldg

Total Units

Garages

-19.14%

Date

Type of Lease NN or NNN)0

Source

TOTAL

1

Total Commercial Sq Ft

Max LIHTC Income and Rents
50% 60%Adj 

Factor
# BDRMS

Income

Commercial Rent per Sq Ft

Is Commercial Space Eligible for Historic Credits

PHCD

0

LIHTC Subsidized 519 519 Section 9 39,444

LIHTC Subsidized ection 8 - PHA Project Based Vouch 23,300

LIHTC Subsidized 519 519 Section 9 18,684

LIHTC Subsidized ection 8 - PHA Project Based Vouch 53,730

LIHTC Subsidized 519 519 Section 9 15,051

LIHTC Subsidized ection 8 - PHA Project Based Vouch 39,552

Manager 519 519 519

LIHTC Subsidized Section 9 0

-1.22%

3.10%

0.00%

4 person very low income

2013 52,600

2014 49,000

2015 48,400

2016 49,900

-0.94%

huduser.org

33,850



NEF

1.12

16.49% 9,600,000 37,647 6.25% 6/1/18 7/1/17 35 35 N N N Private Lender

0.00% 0

0.00% 0

0.00% 0

0.00% 0

9,600,000 37,647

25.69% 14,961,569 58,673 2.37% 1/1/17 2/1/17 35 35 N N County Loan Sources

2.59% 1,510,324 5,923 2.37% 1/1/17 2/1/17 35 35 N N County Loan Sources

3.46% 2,013,766 7,897 2.37% 1/1/17 2/1/17 35 35 N N County Loan Sources

3.40% 1,979,135 7,761 2.37% 1/1/17 2/1/17 35 35 N N Other

0.00% 0

0.00% 0

0.00% 0

0.00% 0

20,464,794 80,254

0.00%

0.00%

0

0.00% 0

0.00% 0 No of Yrs 0

0.00%

0.00%

0.00%

0.00%

0.00% 100

0.00% 0 #N/A

48.37% 28,168,183 DDF paid on RA page

28,168,283

100.00% 58,233,077

6.25% 6/1/18 6/1/18

Comments

Comments

First Mortgage

Amortizing

Amort YrsDebt / Unit

Fed Grant ? (Y/N)

% of 
funding

Financing 

Source Conversion Requirements
Is lender 
related to 
investor

Sponsor/R
elated 
Party 

Term Yrs

Total Sources

Subtotal Grants

Other Sources

State Tax Equity Provider

Subtotal Contingent Loans

Amortizing

Amortizing

Recourse 
Y/N)

1st Pay 
Date

Amortizing

Perm Loan 
Closing Date

Interest 
Rate

Payment Type

Amortizing

PrincipalRequired Loans

Other Public and Private Funds

PHCD CFFP

Developer Fee via Cash Flow

Principal

Source of Funds / Lender Name

Contingent Loans / Lender Name

Grants

County General Obligation Bonds

Construction Financing
Interest Rate

Year DDF Paid Off

PHCD Documentary Surtax Fund

Conversion 
Date

15,580,158

Comments

Cash Flow from Operations

GP Capital

Bond 
Financing 

(Y/N)

Subtotal Other Sources

NEF Equity

Construction Lender

Percentage of cash flow from operations to fund deal

First Mortgage

Maturity Date



NEF
Amortized Years

Uses of Funds

Land 0% 0 0 0 X 0 0 0 0 0 X 0 0

Building 0 0 0 0 X 0 0 0 0 0 0 X 0 0

Acquisition Legal Costs 0 0 0 X 0 0 0 0 0 X 0 0

Other  acquisition costs - holding costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs 0 0 0 X 0 0 0 0 0 X 0 0

Off-Site Improvements 2,560,000 9 10,039 0 X 0 0 2,560,000 0 0 X 0 0

Site Work - Bldg Life Depr (Utility & Sewer Lines) 0 0 0 0 0 0 0 0 0 X 0 0

Site Work - Non Depr (Grading, Demolition, Land Clearing) 1,238,016 4 4,855 0 0 0 0 1,238,016 0 0 X 0 0

Site Work - 15 Year Depr (Landscaping, fine grading, sidewalks) 0 0 0 0 0 0 0 0 0 X 0 0

Basic Construction                                     Retention % 32,181,337 113 126,201 32,181,337 32,181,337 0 0 0 0 0 0 32,181,337 0

Personal Property 0 0 0 0 0 0 0 0 0 0 0

Gen. Req., Builder's OH & Profit 13.97% 4,667,316 16 18,303 4,667,316 4,667,316 0 0 0 0 0 0 4,667,316 0
Other Construction Hard Costs - Solar 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0

CONSTRUCTION CONTINGENCY 4.43% 1,798,968 6 7,055 1,798,968 1,798,968 0 0 0 0 0 0 1,798,968 0

Payment and Performance Bond 359,794 1 1,411 359,794 359,794 0 0 0 0 0 0 359,794 0

Architect/Design 950,000 3 3,725 950,000 950,000 0 0 0 0 0 0 950,000 0

Construction Management/Architect Supervision 260,000 1 1,020 260,000 260,000 0 0 0 0 0 0 260,000 0

Construction Permits and Fees 0 0 0 0 0 0 0 0 0 0 0 0

Lender or NEF Inspection fee 16,000 0 63 16,000 16,000 0 0 0 0 0 0 16,000 0

Engineering 520,000 2 2,039 520,000 520,000 0 0 0 0 0 0 520,000 0

Environmental Reporting and Abatement 25,000 0 98 25,000 25,000 0 0 0 0 0 0 25,000 0

Geotechnical Study/Soil Borings 70,000 0 275 70,000 70,000 0 0 0 0 0 0 70,000 0

Other Construction Soft Costs 75,000 0 294 75,000 75,000 0 0 0 0 0 0 75,000 0
Other Construction Soft Costs 0 0 0 0 0 0 0 0 0 0 0 0

Construction Loan Origination Fee 220,137 1 863 220,137 220,137 0 0 0 0 20 0 0 220,137 0

CONSTRUCTION LOAN INTEREST IN BASIS #N/A 280,320 1 1,099 280,320 280,320 0 0 0 0 0 0 280,320 0

CONSTRUCTION LOAN INTEREST EXPENSED 936,880 3 3,674 0 0 0 0 0 0 936,880 0 0 0

Construction Period RE Taxes 60,000 0 235 60,000 60,000 0 0 0 0 0 0 60,000 0

Construction Period Insurance 900,000 3 3,529 900,000 900,000 0 0 0 0 0 0 900,000 0

Other Misc Construction Related: 0 0 0 0 0 0 0 0 0 0 0 0

Appraisal 13,000 0 51 13,000 13,000 0 0 0 0 0 0 13,000 0

Market Study 12,000 0 47 12,000 12,000 0 0 0 0 0 0 12,000 0

Survey 30,000 0 118 30,000 30,000 0 0 0 0 0 0 30,000 0

Predevelopment Loan Interest and Fees 0 0 0 0 0 0 0 0 15 0 0 0 0

Consulting Fees 0 0 0 0 0 0 0 0 15 0 0 0 0

"Project" Bridge Loan Interest in Basis 0 0 0 0 0 0 0 0 0 0 0 0

Loan Origination Fee - Permanent 0 0 0 0 0 0 0 0 35 0 0 0 0

Title & Recording 200,000 1 784 180,000 180,000 0 0 20,000 0 10 0 0 180,000 0

Legal - Syndication/Organization 0 0 0 0 0 0 0 0 15 0 0 0 0

Legal - Bond/Perm Loan 0 0 0 0 0 0 0 0 35 0 0 0 0

Legal - Construction 255,000 1 1,000 255,000 255,000 0 0 0 0 0 0 255,000 0

Due Diligence - NEF 52,000 0 204 0 0 0 0 52,000 0 0 0 0 0

Tax Credit Allocation Fee 204,880 1 803 0 0 0 0 0 204,880 10 0 0 0 0

Tax Credit Compliance Fees 129,581 0 508 0 0 0 0 0 129,581 10 0 0 0 0

Lease-up and Marketing Costs 177,500 1 696 0 0 0 0 0 177,500 1 0 0 0 0

Accounting/Post Const. Audit 35,000 0 137 0 0 0 0 0 0 35,000 0 0 0

Soft Cost Contingency 339,822 1 1,333 339,822 339,822 0 0 0 0 0 0 339,822 0

Other Soft Costs 21,933 0 86 21,933 21,933 0 0 0 0 2 0 0 21,933 0

Other Soft Costs 706,629 2 2,771 706,629 706,629 0 0 0 0 0 0 706,629 0
Other Soft Costs 250,000 1 980 250,000 250,000 0 0 0 0 0 0 250,000 0

Developer Fee - Construction 100% 7,478,867 26 29,329 7,478,867 7,478,867 0 0 0 0 0 0 7,478,867 0
Developer Fee - Acquisition 0% 0 0 0 0 0 0 0 0 0 0 0

Developer Fee - Other 0 0 0 0 0 0 0 0 0 0 0 0

Initial Operating Reserve 4.06 710,000 2 2,784 0 0 0 0 710,000 0 0 X 0 0

Capitalized Replacement Reserve 0 0 0 0 0 0 0 0 0 0 X 0 0

Capitalized ACC Reserve 0 0 0 0 0 0 0 0 0 X 0 0

Capitalized Rev Deficit Reserve 1 185,000 1 725 0 0 0 0 185,000 0 0 X 0 0

Capitalized Ins & Tax Escrow 300,000 1 1,176 0 0 0 0 300,000 0 0 X 0 0

Capitalized Lease-Up Reserve 0 0 0 0 0 0 0 0 0 X 0 0

Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0

Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 X 0 0

Accrued Contingent Loan Interest 436,910 0 0 0 0 0 0 0 0 0 436,910
Total Uses 58,219,980 204 228,314 51,671,123 51,671,123 0 0 5,065,016 511,961 971,880 0 51,671,123 0

Sources/Uses Surplus (Gap) 13,097

Commercial 
Costs

Expensed
Historic 
Basis

Check

Development Costs 

Per Sq Ft Amortized Yrs Bond Basis
Depreciable 

Basis
Non-

Depreciable

Acquisition 
Eligible 
Basis

NC/Rehab 
Eligible 
Basis

CommentsTotal Per Unit



N
255 12/1/17 0

255 12/1/17 0

0 2,561,000

0 0

284,950 0

1/1/17 0

12/1/17 0

12/1/17   Absorption (avg units/month) per market study 50 0

4/1/18   Absorption (avg units/month) per model 51 Solar Credits 0

12/1/2017

11

Jan-17 0 0 0 0 0 0 0 0 0
Feb-17 0 0 0 0 0 0 0 0 0
Mar-17 0 0 0 0 0 0 0 0 0
Apr-17 0 0 0 0 0 0 0 0 0
May-17 0 0 0 0 0 0 0 0 0
Jun-17 0 0 0 0 0 0 0 0 0
Jul-17 0 0 0 0 0 0 0 0 0
Aug-17 0 0 0 0 0 0 0 0 0
Sep-17 0 0 0 0 0 0 0 0 0
Oct-17 0 0 0 0 0 0 0 0 0
Nov-17 0 0 0 0 0 0 0 0 0

1 1 Dec-17 51 51 51 0 38,679 0 0 38,679 42,683 0 42,683
TOTAL 51 51 51 0 0 38,679 0 0 38,679 42,683 0 42,683

Jan-18 51 102 51 0 77,358 0 0 77,358 512,200 0 512,200
Feb-18 51 153 51 0 116,036 0 0 116,036 469,517 0 469,517
Mar-18 51 204 51 0 154,715 0 0 154,715 426,833 0 426,833

1 Apr-18 51 255 51 0 193,394 0 0 193,394 384,150 0 384,150
May-18 255 0 193,394 0 0 193,394 0 0 0
Jun-18 255 0 193,394 0 0 193,394 0 0 0
Jul-18 255 0 193,394 0 0 193,394 0 0 0
Aug-18 255 0 193,394 0 0 193,394 0 0 0
Sep-18 255 0 193,394 0 0 193,394 0 0 0
Oct-18 255 0 193,394 0 0 193,394 0 0 0
Nov-18 255 0 193,394 0 0 193,394 0 0 0
Dec-18 255 0 193,394 0 0 193,394 0 0 0
Credits from QO Units PIS in 2017 512,200 0 512,200

TOTAL 204 255 204 0 0 2,088,655 0 0 2,088,655 2,304,900 0 2,304,900

Cumulative 
Non TC Units 

Leased

Tax Credit 
Units Leased 

(Credits)

NEF Lease-Up Schedule / Credit Delivery 

Acq Tax 
Credits

Total Tax 
Credits

Construction Period

State Historic Credits Allocated

Year
Rehab Tax 

Credits
Tax Credit 

Rental Income

100% Lease-Up/Qualified Occupancy

Total Rental 
Income

Commercial 
Income

Non Tax 
Credit Rental 

Income

Start of Leasing/Move-in Date

Tax Credit 
Units Leased 

(Income)

Cumulative 
TC Units 
Leased

Non TC Units 
Leased

Tax Credit 
Units Leased 

(Credits)
Year

Tax Credit 
Units Leased 

(Income)

Cumulative 
Tax Credit 

Units Leased

Non Tax 
Credit Units 

Leased

Start of QO Tax Credit Units PIS

Total Rental 
Income

Cumulative 
Non Tax 

Credit Units 

Commercial 
Income

Non Tax 
Credit Rental 

Income

Commercial 
Sq FT Leased

Tax Credit 
Rental Income

Commercial 
Sq Ft Leased

Rehab Tax 
Credits

Acquisition Credits Allocated/yrNumber of Residential Units First Building Placed in Service

Last Building Placed in Service

Square Footage of Building

LIHTCs Allocated @ 100%/yr

LIHTCs Allocated @ 130%/yr

Cal State Credits Allocated @ 100%

Cal State Credits Allocated @ 130%

Number of Market Units

Commercial Square Footage

Number of Tax Credit Units

Construction Contract Completion Date

Start of Construction

Completion/CofO/Placed in Service

State Credits Allocated 

Historic Credits Allocated

Acq Tax 
Credits

Total Tax 
Credits



NEF Lease-Up Schedule / Credit Delivery 

Jan-19 255 0 193,394 0 0 193,394 0 0 0
Feb-19 255 0 193,394 0 0 193,394 0 0 0
Mar-19 255 0 193,394 0 0 193,394 0 0 0
Apr-19 255 0 193,394 0 0 193,394 0 0 0
May-19 255 0 193,394 0 0 193,394 0 0 0
Jun-19 255 0 193,394 0 0 193,394 0 0 0
Jul-19 255 0 193,394 0 0 193,394 0 0 0
Aug-19 255 0 193,394 0 0 193,394 0 0 0
Sep-19 255 0 193,394 0 0 193,394 0 0 0
Oct-19 255 0 193,394 0 0 193,394 0 0 0
Nov-19 255 0 193,394 0 0 193,394 0 0 0
Dec-19 255 0 193,394 0 0 193,394 0 0 0
Credits from QO Units PIS in 2017 512,200 0 512,200
Credits from QO Units PIS in 2018 2,048,800 0 2,048,800
TOTAL 0 255 0 0 0 2,320,728 0 0 2,320,728 2,561,000 0 2,561,000

units agree units agree units agree sq ft agrees

Rehab Tax 
Credits

Tax Credit 
Units Leased 

(Credits)

Non Tax 
Credit Units 

Leased

Commercial 
Sq FT Leased

Commercial 
Income

Year
Total Rental 

Income

Cumulative 
Non Tax 

Credit Units 

Tax Credit 
Units Leased 

(Income)

Tax Credit 
Rental Income

Non Tax 
Credit Rental 

Income

Cumulative 
Tax Credit 

Units Leased

Acq Tax 
Credits

Total Tax 
Credits



NEF

25,607,439 1.100 28,168,183
0 0 "
0 0

0 0
0 0

28,168,183

0 0

3rd Party Buyer
0 0

3rd Party Buyer
28,168,183

1 1/1/17 3/31/17 4.86% 947,101 25.00% 1,869,717 0 2,816,818 10.00% 0 2,816,818

2 4/1/17 6/30/17 28.90% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
3 8/1/17 9/30/17 28.90% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
4 10/1/17 12/31/17 28.90% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
5 12/1/17 12/31/17 8.45% 1,646,304 53.31% 3,987,333 0 5,633,637 20.00% 0 5,633,637
6 6/1/18 6/30/18 0 21.69% 1,621,818 1,195,000 1,195,000 2,816,818 10.00% 0 2,816,818
7 0 0 0 0 0.00% 0 0
8 0 0 0 0 0.00% 0 0

9 0 0 0 0 0.00% 0 0

10 0 0 0 0 0.00% 0 0
TOTAL 100.00% 19,494,316 100.000% 7,478,867 1,195,000 1,195,000 28,168,183 100.00% 0 28,168,183

19,494,316 Equity Agrees Equity Agrees

50.00% 0

7,478,867 0

0 0.00%

7,478,867

0.00%

Equity

Federal LIHTC Credits

3rd Party 
Equity

NEF and 3rd 
Party EQUITY

Total Equity 
Percent

Payment

Solar Credits

Total Limited Partner Equity

State LIHTC Credits Purchased by a 3rd Party

Qtr Paid

Equity Installments

Development Costs 
Percent

Total Equity 
Paid

NEF 
Reserves

State Historic Credits Purchased by a 3rd Party

Date

3rd Party State Credits

NEF Closing/Construction Start

Stabilization / Conversion / Final Cost Cert / 8609
Tax Return

75% Construction Complete
100% Construction Complete/ Placed in Service/ CO

25% Construction Complete

Maximum Deferred Fee Percentage

Developer Fee

3rd Party State Credit Equity

3rd Party Equity as % of Total

From Equity

From Cash Flow

Developer Fee

Percentage of Fee Deferred

3rd Party Calculations

50% Construction Complete

Project Cost
Developer 

Fee
Total Reserves 

Payment
Developer Fee 

Percent
Project Milestone

Total 

Federal Historic Tax Credits
State LIHTC Credits Purchased by NEF
State Historic Credits Purchased by NEF

Pricing Page

Price/CreditCredits



 NEF

Units 255

General & Administrative Property Management Fee 135,964 533 3.00%
Misc. Prop. Mgmt. Fees 0 3.00%
Accounting/Auditing 0 3.00%
Legal 0 3.00%
Office Supplies & Expense 0 3.00%
Telephone Answering Service 0 3.00%
Other - LIHTC Compliance Monitoring 0 3.00%
Other - Misc. Admin. 0 3.00%

135,964 533

Payroll & Related Administrative Payroll 0 3.00%
Maintenance Payroll 0 3.00%
Repair Payroll 0 3.00%
Payroll Taxes 0 3.00%
Fringe Benefits 0 3.00%
Other 0 3.00%

0 0

Utilities Electric (Common Area) 0 3.00%
Gas/Fuel Oil/Coal (Common Area) 0 3.00%
Water & Sewer 0 3.00%
Electric (for Units) 0 3.00%
Gas/Fuel Oil/Coal (for Units) 0 3.00%
Other 0 3.00%

0 0

Maintenance & Repair Cleaning (Janitorial) 0 3.00%
Elevator Maintenance 0 3.00%
Exterminating 0 3.00%
Fire Alarm Inspection 0 3.00%
Grounds Maintenance 1,126,400 4,417 3.00%
Grounds Maintenance Contract 0 3.00%
Painting & Decorating/Make-ready 0 3.00%
Repairs 0 3.00%
Repairs Contract 0 3.00%
Security 0 3.00%
Supplies 0 3.00%
Trash Removal/Snow Removal 0 3.00%
Vehicle/Equipment Maintenance 0 3.00%
Other - Misc Ops and Maint Expenses 0 3.00%
Reserves 0 3.00%

1,126,400 4,417

Market & Leasing Advertising 0 3.00%
Credit Investigations 0 3.00%
Leasing Fees 0 3.00%
Other 0 3.00%

0 0

Taxes & Insurance Insurance - Liability 0 3.00%
Other Taxes, Licenses & Fees 0 3.00%
Real Estate Taxes 81,920 321 3.00%
Property/Liability (Hazard) 0 3.00%
Other 0 3.00%

81,920 321

Total Annual Operating Budget 1,344,284 Is the project providing a washer/dryer in unit(s) Y/N
Which units are provided w/washer & dryer

 Annual Operating Budget per Unit (PUPA) 5,272

135,964

Annual 
Expense

Per Unit

6.37%

Escalator Comments
calculated property 

mgmt fee
alternate property mgmt 

fee calculation

Operating Expenses 

Tenant PaidOwner Paid



0 N/A 1 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A Sale

2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
1.67% 90.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 0.00% 0.00%

15,362 829,570 958,982 978,162 997,725 1,017,680 1,038,033 1,058,794 1,079,970 1,101,569 1,123,601 1,146,073 1,168,994 1,192,374 1,216,222 1,240,546 1,265,357 0 0 17,429,015
23,316 1,259,086 1,455,503 1,484,613 1,514,305 1,544,591 1,575,483 1,606,993 1,639,133 1,671,915 1,705,354 1,739,461 1,774,250 1,809,735 1,845,930 1,725,944 0 0 0 24,375,612

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 156,904 1,920,505 0 0 2,077,409
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

38,679 2,088,655 2,414,485 2,462,775 2,512,031 2,562,271 2,613,517 2,665,787 2,719,103 2,773,485 2,828,954 2,885,534 2,943,244 3,002,109 3,062,151 3,123,394 3,185,862 0 0 43,882,037

(1,075) (58,070) (67,129) (68,471) (69,841) (71,238) (72,662) (74,116) (75,598) (77,110) (78,652) (80,225) (81,830) (83,466) (85,136) (86,838) (88,575) 0 0 (1,220,031)
(1,632) (88,136) (101,885) (103,923) (106,001) (108,121) (110,284) (112,490) (114,739) (117,034) (119,375) (121,762) (124,197) (126,681) (129,215) (131,799) (134,435) 0 0 (1,851,711)

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
298 16,414 18,602 18,974 19,354 19,741 20,136 20,538 20,949 21,368 21,796 22,232 22,676 23,130 23,592 24,064 24,545 0 0 338,410
(21) (1,149) (1,302) (1,328) (1,355) (1,382) (1,410) (1,438) (1,466) (1,496) (1,526) (1,556) (1,587) (1,619) (1,651) (1,684) (1,718) 0 0 (23,689)

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

0

36,248 1,957,714 2,262,772 2,308,027 2,354,188 2,401,271 2,449,297 2,498,283 2,548,248 2,599,213 2,651,198 2,704,222 2,758,306 2,813,472 2,869,742 2,927,136 2,985,679 0 0 41,125,016

2,266 126,039 144,244 148,572 153,029 157,620 162,348 167,219 172,235 177,402 182,724 188,206 193,852 199,668 205,658 211,827 218,182 0 0 2,811,090
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

18,773 1,044,173 1,194,998 1,230,848 1,267,773 1,305,806 1,344,981 1,385,330 1,426,890 1,469,697 1,513,787 1,559,201 1,605,977 1,654,156 1,703,781 1,754,894 1,807,541 0 0 23,288,607
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1,365 75,940 86,909 89,516 92,202 94,968 97,817 100,751 103,774 106,887 110,094 113,396 116,798 120,302 123,911 127,629 131,458 0 0 1,693,717
0

22,405 1,246,151 1,426,151 1,468,935 1,513,003 1,558,394 1,605,145 1,653,300 1,702,899 1,753,986 1,806,605 1,860,803 1,916,628 1,974,126 2,033,350 2,094,351 2,157,181 0 0 27,793,414

1,275 70,916 81,159 83,594 86,101 88,684 91,345 94,085 96,908 99,815 102,810 105,894 109,071 112,343 115,713 119,185 122,760 0 0 1,581,657

23,680 1,317,067 1,507,310 1,552,529 1,599,105 1,647,078 1,696,490 1,747,385 1,799,807 1,853,801 1,909,415 1,966,697 2,025,698 2,086,469 2,149,063 2,213,535 2,279,941 0 0 29,375,071

12,569 640,647 755,462 755,498 755,083 754,193 752,806 750,898 748,442 745,412 741,783 737,524 732,608 727,003 720,678 713,601 705,738 0 0 11,749,945
ECR 1.53 1.49 1.50 1.49 1.47 1.46 1.44 1.43 1.42 1.40 1.39 1.38 1.36 1.35 1.34 1.32 1.31 0.00 0.00

Req'd ECR 1.05 Cash needed for ECR 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

First Mortgage Loan
38,656 81,023 86,235 91,781 97,685 103,968 110,655 117,773 125,348 133,411 141,992 151,126 160,846 171,192 182,203 193,923 206,397 0 0 2,194,216

0 595,289 590,078 584,531 578,627 572,344 565,657 558,539 550,964 542,901 534,320 525,187 515,466 505,120 494,109 482,389 469,915 0 0 8,665,434
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

38,656 676,312 676,312 676,312 676,312 676,312 676,312 676,312 676,312 676,312 676,312 676,312 676,312 676,312 676,312 676,312 676,312 0 0 10,859,650
(26,088) (35,665) 79,150 79,186 78,771 77,881 76,494 74,585 72,130 69,100 65,471 61,212 56,296 50,691 44,366 37,289 29,426 0 0 890,295

0.33 0.95 1.12 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.08 1.07 1.07 1.06 1.04 0.00 0.00

Second Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

(26,088) (35,665) 79,150 79,186 78,771 77,881 76,494 74,585 72,130 69,100 65,471 61,212 56,296 50,691 44,366 37,289 29,426 0 0 890,295
0.33 0.95 1.12 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.08 1.07 1.07 1.06 1.04 0.00 0.00

Third Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

(26,088) (35,665) 79,150 79,186 78,771 77,881 76,494 74,585 72,130 69,100 65,471 61,212 56,296 50,691 44,366 37,289 29,426 0 0 890,295
0.33 0.95 1.12 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.08 1.07 1.07 1.06 1.04 0.00 0.00

Fourth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

(26,088) (35,665) 79,150 79,186 78,771 77,881 76,494 74,585 72,130 69,100 65,471 61,212 56,296 50,691 44,366 37,289 29,426 0 0 890,295
0.33 0.95 1.12 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.08 1.07 1.07 1.06 1.04 0.00 0.00

  NEF Cash Flow 

Project Year
% of Year in Operation

TAXES & INSURANCE

Total Expenses

MARKETING & LEASING
MAINTENANCE & REPAIR

Other Income / yr @  2%  increase / yr

PAYROLL & RELATED

INCOME
Gross Rent Paid - LIHTC Units  2.00%
Gross Rent Paid - Sub Units Increase  2.00%

GENERAL & ADMINISTRATIVE

Gross Rent Paid - After Contract  2.00%

 Replacement Reserve  (Funding Req.) @$300

Principal Pmt. - 

OTHER EXPENSES

Principal Pmt. - 
Interest Pmt. - 

Total Debt Service - 

Total Expenses including Replacement Reserve

Debt coverage ratio (TIF Note only)

NET OPERATING INCOME

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

Cash-flow after debt service - 1st

Interest Pmt. - 

Debt coverage ratio after 3rd mortgage

Cash-flow after debt service - 2nd

Principal Pmt. - 

Subsidized Residential Vacancy @  7.0%
Market Residential Vacancy @  7.0%

Commercial @  2%  increase / yr
Other Income Vacancy @  7.0%

UTILITIES

Commercial Vacancy @  7.0%

EXPENSES

Total Effective Gross Income from Project

Other Income 

Cash-flow after debt service - 4th

LIHTC and Subsidized Vacancy Override

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

DEBT SERVICE (MUST-PAY))

Debt coverage ratio after 4th mortgage

Principal Pmt. - First Mortgage
Interest Pmt. - First Mortgage

Debt coverage ratio after 1st mortgage

Total Debt Service - 

Total Debt Service - First Mortgage

Interest Pmt. - 

Total Debt Service - 
Cash-flow after debt service - 3rd

LIHTC Vacancy @  7.0%

Market Rent
Gross Residential Income
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2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

Fifth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

(26,088) (35,665) 79,150 79,186 78,771 77,881 76,494 74,585 72,130 69,100 65,471 61,212 56,296 50,691 44,366 37,289 29,426 0 0 890,295
0.33 0.95 1.12 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.08 1.07 1.07 1.06 1.04 0.00 0.00

Req'd DSC Cash needed for DSC 0

0
0

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

(26,088) (35,665) 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1 0 35,665 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 35,665
2 #N/A #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 #N/A
3 #N/A #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 #N/A
4 #N/A #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 #N/A
5 #N/A #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 #N/A

1 #N/A #N/A 5,305 5,464 5,628 5,796 5,970 6,149 6,334 6,524 6,720 6,921 7,129 7,343 7,563 7,790 8,024 0 0 #N/A
2 #N/A #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 #N/A
3 #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
4 #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
14 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
16 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
17 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
18 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
19 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
20 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
21 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
22 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
23 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
24 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
25 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
26 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
27 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

.

890,295

Cash Flow From Operations for Construction Costs

(26,088) 37,289 44,366 69,100 56,296 61,212 74,585 72,130 

Release of Operating Reserve

Total Debt Service - 

78,771 (35,665) 79,150 79,186 

Deferred Developer Fee - Principal

0

0

0

0

0

0

0

0
0

0
0

0

Excess Cash Allocation to Distributions

0

77,881 76,494 

RESERVE WITHDRAWALS

Debt coverage ratio after 5th mortgage

Interest Pmt. - 

Incentive Management Fee
Deferred Developer Fee - Interest

Initial Operating Reserve

Other Reserves

Cash Flow After Required Payments & 
Funding of Operating Reserve

Annual NEFAsset Management Fee

Capitalized Lease-Up Reserve
Capitalized Rev Deficit Reserve
Capitalized ACC Reserve

Project Year

PAYMENTS CONTINGENT ON AVAILABLE CASH-FLOW

Principal Pmt. - 

Remaining Cash

General Partner Share @ 0.01%
Limited Partner Share @ 99.99%

0

0

0

0

0
0
0
0

0
0

Loan Servicing and/or MIP Fees

0 0 50,691 29,426 

Cash-flow after debt service - 5th

65,471 



  NEF Cash Flow 
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035
0 710,000 724,200 738,684 753,458 768,527 705,508 647,656 594,548 545,795 501,040 459,955 422,238 387,615 355,830 326,652 299,867 269,880

0 710,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 14,200 14,484 14,774 15,069 15,371 14,110 12,953 11,891 10,916 10,021 9,199 8,445 7,752 7,117 6,533 0 0 172,834
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 78,390 71,962 66,061 60,644 55,671 51,106 46,915 43,068 39,537 36,295 33,319 29,987
0 710,000 724,200 738,684 753,458 768,527 705,508 647,656 594,548 545,795 501,040 459,955 422,238 387,615 355,830 326,652 299,867 269,880 269,880

0 710,000 724,200 738,684 753,458 768,527 705,508 647,656 594,548 545,795 501,040 459,955 422,238 387,615 355,830 326,652 299,867 269,880 269,880

2%
1,275 72,213 154,817 241,507 332,438 427,771 474,905 520,639 565,164 608,654 651,273 693,173 734,497 775,376 815,937 856,297 896,564 806,908

0 23 1,444 3,096 4,830 6,649 8,555 9,498 10,413 11,303 12,173 13,025 13,863 14,690 15,508 16,319 17,126 0 0 158,516

1,275 70,916 81,159 83,594 86,101 88,684 91,345 94,085 96,908 99,815 102,810 105,894 109,071 112,343 115,713 119,185 122,760 0 0
0 0 0 0 0 0 52,767 57,849 62,796 67,628 72,364 77,019 81,611 86,153 90,660 95,144 99,618 89,656 0

1,275 72,213 154,817 241,507 332,438 427,771 474,905 520,639 565,164 608,654 651,273 693,173 734,497 775,376 815,937 856,297 896,564 806,908 806,908

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

#N/A #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
2%

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
0 185,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

#N/A #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

2%
0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720

0 0 6,000 6,120 6,242 6,367 6,495 6,624 6,757 6,892 7,030 7,171 7,314 7,460 7,609 7,762 7,917 0 0 103,761
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0 0
0 300,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0

0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720 209,720

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

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

2%
#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

#N/A #N/A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

#N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A
2%

Ending Balance

Contributions to Other Reserve

Other Use (Expense / Capitalized)
Balance before Release
Release of Operating Reserve to cash flow

Project Year

Contributions to Operating Reserve
Interest on Reserve Account

Initial Operating Reserve
Reserve Balances

Ending Balance

Balance before Release

Withdrawal from Ins & Tax Reserve

Insurance & Tax Escrow (Funding Not Req.)
Interest on Reserve Account

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release

Balance before Release

Other Use (Expense / Capitalized)
Balance before Release

Interest on Reserve Account
Withdrawal from Replacement Reserve

Release of  Reserve to cash flow

Capitalized Rev Deficit Reserve

Contributions to Ins & Tax Reserve
Other Use (Expense / Capitalized)

Ending Balance

Withdrawal from Reserve

Contributions to Reserve

Withdrawal from Operating Reserve

Capitalized Replacement Reserve

Release of Operating Reserve to cash flow
Ending Balance

Release  to cash flow

Contributions to Replacement Reserve

Ending Balance

Other Use (Expense / Capitalized)

Other Use (Expense / Capitalized)

Interest on Reserve Account

Ending Balance

Other Use (Expense / Capitalized)
Balance before Release
Release of  Reserve 

Interest on Reserve Account
Withdrawal from Other Reserve

Capitalized Lease-Up Reserve

Release of  Reserve to cash flow

Other Reserves

Ending Balance

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release
Release of  Reserve to cash flow

Capitalized ACC Reserve

Other Use (Expense / Capitalized)



  NEF Cash Flow 

2018

5 10% 0%

5 10% 90%

20 50%

15 50%

2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034

0 0 0 0 0 0 78,390 71,962 66,061 60,644 55,671 51,106 46,915 43,068 39,537 36,295 33,319 29,987
0 0 0 0 0 0 52,767 57,849 62,796 67,628 72,364 77,019 81,611 86,153 90,660 95,144 99,618 89,656
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0

0 0 0 0 0 0 131,157 129,811 128,857 128,272 128,035 128,125 128,526 129,221 130,196 131,439 326,978 119,643
0 0 0 0 0 0 83,666 77,747 72,341 67,407 62,907 58,808 55,076 51,684 48,603 45,809 237,321 38,952
0 0 0 0 0 0 47,490 52,064 56,516 60,865 65,127 69,317 73,450 77,538 81,594 85,630 89,656 80,691
0 0 0 0 0 0 47,490 99,554 156,071 216,936 282,063 351,381 424,830 502,368 583,962 669,592 759,248 839,939

27.5 0 0 0 0 0 0 1,727 3,620 5,675 7,889 10,257 12,777 15,448 18,268 21,235 24,349 27,609 0
0 0 0 0 0 0 45,764 94,207 145,048 198,025 252,896 309,435 367,437 426,706 487,065 548,346 610,394 691,084

0 0 0 0 0 0 85,393 81,367 78,016 75,295 73,164 71,585 70,525 69,952 69,838 70,158 264,930 38,952

% of use capitalized

% of use capitalized

% of balance used

% of balance used

% of balance used

% of balance used

% of use capitalized

% of use capitalized

Total Deduction for Use of Reserves

Used in yrs multiple of

Total Currently Capitalized
Cumulative Capitalized

Revenue Deficit Reserve

Insurance & Tax Escrow Reserve

Use of Operating Reserve

Operating Reserve

Replacement Reserve Used in yrs multiple of

Used in yrs multiple of

Used in yrs multiple of

Use of Replacement Reserve

Remaining Capitalized Reserve Basis
Depreciation Taken

Use of Revenue Deficit Reserve
Use of Insurance & Tax Escrow Reserve

Total Uses of Reserves
Total Currently Expensed

Use of Reserves Analysis

Year Placed in Service



NEF

Total Acquisition

100% 130% 30%

51,671,123 0 0 51,671,123 0 0 0

100.00%

0 0 0

0 0 0

    Subtotal 51,671,123 0 0 51,671,123 0 0 0

Less: 0 0 0 0

0 0 0 0 0 0

0 0 0

51,671,123 0 0 51,671,123 0 0 0

Adjustment

100% 100.00%

67,172,460 0 0 67,172,460 0 0 0

100.00% 100.00% 100.00% 0% 0.00% 30.00%

67,172,460 0 0 67,172,460

0 0

3.22% 7.52% 7.52%

Calculated 5,051,369 0 0 5,051,369 0 0 0

2,561,000 0 0 2,561,000

2,561,000 0 0 2,561,000 0 0 0

25,610,000 0 0 0

No. of Units Fraction Total Sq Ft Fraction
255 100.00% 284,950 100.00%

0 0.00% 0 0.00% N/A
1 Add'l Const Period Bond Proceeds

51,671,123
256 100.00% 284,950 100.00% N/A

100.00%

Tax Credits

Eligible Basis

Percentage of Cost with 130% Basis Boost

Res Portion of Historic Rehab Credit 

Construction

Federal LIHTC
Historic 
Rehab 
Credit

State Historic 
Rehab Credit

Solar Credits

Res Portion of Solar Credits

Qualified Basis

Qualified Basis per Application

Tax Exempt Bonds

"Hard-to-Develop Area" or Qualified 
Census Tract

Applicable Fraction

Federal and Other Grants Off Basis

Other

Eligible Basis

Percentage of Historic Related Costs

Adjusted Eligible Basis

Manager Unit

Low Income Apts
Market Rate Apts

Actual Allocation

Rate

100.00%

Total Project Basis
Bond Proceeds/Aggregate Basis

N/A130.00% N/A

Applicable fraction (the lesser of units or sq ft)

N/A0.00%

Annual LIHTC Amount

Total Credits

Used in Forecast (lessor)

Bond Analysis 50% Test (If Applicable)
50% Test

Total Tax Exempt Bond Proceeds

TOTAL



NEF Projections_Liberty Rising Phase 3 9%.xlsm
7/7/20154:41 PM

 NEF

Street Address

City

State FL

Zip Code

County

Census Tract #

Type

Current Date

1    # of Residential Buildings 1 Jul-15
205

35%

2.00%

N 2.00%

9% 2.00%

N 7.00%

7.00%

7.00%  
130% 2.00%

N 7.00%

2.00%

Building Type 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

Y 2.00% 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

For Profit

Date Deal Secured

Annual Funding of Ins & Tax Escrow

Annual Funding of Rev Deficit Reserve

Annual Funding of Operating Reserve

Annual Funding of Replacement Reserve

Y/N $ Amt or % of EGI

20,500Annual NEFAsset Management Fee

Annual Partnership Mgmt Fee to GP

Management Incentive Fee 

61,500

NEF

QCT  / DDA (Indicate Which)

# Total Buildings

Annual Commercial Rent Increase

Multifamily Annual Expense Increase

Reserves and Fees
Accrue 

Fee/Funding 
(Y/N)

Estimated Reserve 
Amount per Unit

State Tax Rate (CA only)

Construction Type

Target Population

                                           -Mkt

Growth 
Rate

Other Income Growth Rate

Interest 
Earnings 

Rate

New

Escalators

Alternate escalation table being usedSMT #

Tax exempt bond deal? (Y/N)

Family

Is 3rd party buying state credits ? Commercial Vacancy Rate

Annual Residential Rent Increase - LIHTC

6/1/17

Project Name

Limited Partnership Name

Spreadsheet Purpose (Project Status)

Location

NEF Admission to Partnership

NEF Initial Funding

Liberty Rising Phase 3

Liberty Rising Phase I, LLC

4751 NW 24th Court

1/1/16

1/1/16

12/1/16

Permanent Loan Closing

Target Reserve 
Amount

Annual Funding of Other Reserves

7,500

$300

Project Assumptions

Deal Source

Sponsor #1 - Tax Status

Sponsor #2

Sponsor #2 - Tax Status

Project Description

Placed in Service

33142

Is Developer Cash Basis? (Y/N)

0.01%

1/1/16

Construction Start

Lower-Tier GP Profit/Loss & Credit Share

Urban

Shelf

Sponsor #1 Miami Redevelopment Partners, LLC

Miami-Dade

Miami 2016

Sale of Project

7/7/15

Residential Vacancy Rate - LIHTC

130% Boost (enter %, 101% - 130%)

Lower-Tier LP Cash Flow Distribution Percentage

Effective Tax Rate

4% or 9% credit deal? 

                                                 -Subsidized

QCT

Use Building by Building Depreciation Schedule (Y/N)

Rehab with Tenants in place?

Annual Residential Rent Increase - Mkt

                                          -Subsidized

Length of LURA

Total Number of Residential Units

Sale Proceeds Share - LP Portion

Timing Assumptions

10.00%

Sale Proceeds Share - GP Portion

Deferred Developer Fee Interest Rate

2.74%

99.99%

N

Lower-Tier LP Profit/Loss & Credits Share

Co-General Partner Tax Exempt (Y/N) N

Projected First Credit Year

12/31/32

N

Partnership Information

General Partner Tax Exempt (Y/N)

Applicable Fed. Rate (AFR)

90.00%

30

99.99%
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 NEF Project Assumptions

3.22% Date

7.52% Date

N Date

2015

Total Annual Tax Credit Allocation Unallocated

Total Annual Rehab Credit Allocated

Total Annual Acq Credit Allocated Is 168 election required

Bond Issuer

Tax Credit Allocated Credit Enhancement Type

Enhancement Provided by

Tax Credit Allocated Bond Purchaser:

Date of Bond Issuance

NEF Regional Team:

VP Originations

VP Supportive Housing

Originations Manager

Originations Analyst

VP Project Management

Project Manager

Constructions Risk Manager

VP Asset Management

Asset manager

Eligible for State LIHTC Credit? (Y/N)

Tony Lyons

Project Characteristics Choose all that apply

Eligible for State Historic Tax Credit? (Y/N) N

N

Number of Years

State LIHTC Credit - Number of Years

Eligible for Historic Rehab Credit? (Y/N)

10% Carryover Test Required (Y/N)

N

N

N

39,995,694

TOTAL

Are These Draw Down Bonds

$2,561,000

Construction / Rehab Credit Rate

Acquisition Credit Rate

7/1/15

Other Income

N

N

Year of allocation

($1,348,979)

Elected set-aside

$0

$2,561,000

Due Date of 10% Carryover

Eligible for Acquisition Credit? (Y/N)

Laundry

State Historic Credit Percentage

Sandra Seals

Tax Credit Information Other Annual Income

Vending

Peredevelopment loan

Annual Tax Credit frm Tax Credit Res

7/1/15

Tax Exempt Bond Financing

Eligible for Solar Credits? (Y/N)

Eligible for Cal State Tax Credit? (Y/N)

14,400

14,400

Annual Tax Credit - 2nd year allocation

Total LIHTC Basis+Land+Commercial

Credit Rate Locked-In? (Y/N)

$2,561,000



1 1.0 6 50% 66 40 2.00% 650 3,900 635 8% 62.5% #DIV/0!

1 1.0 19 50% 66.00 932 932 15 5 2.00% 650 12,350 635 -57% -57% 106.7% 107% #DIV/0!

2 2.0 60 50% 84.00 40 2.00% 1,100 66,000 762 21% 53.7% #DIV/0!

2 2.0 37 50% 84.00 1,194 1,194 15 5 2.00% 1,100 40,700 762 -68% -68% 113.8% 114% #DIV/0!

3 2.0 29 50% 105.00 40 2.00% 1,250 36,250 880 29% 48.1% #DIV/0!

3 2.0 19 50% 105.00 1,648 1,648 15 5 2.00% 1,250 23,750 880 -99% -99% 135.1% 135% #DIV/0!

4 2.0 23 50% 137.00 40 2.00% 1,350 31,050 982 33% 45.3% #DIV/0!

5 2.0 11 50% 137.00 40 2.00% 1,350 14,850 1,083 87% 8.6% #DIV/0!

2 2.0 1 50% 2.00% 1,100 1,100 46.2% #DIV/0!

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

ª 2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

205 40 5

0 100.00%

205 90.38%

1 http://www.huduser.org/portal/datasets/mtsp.html Market Commercial Subsidized 0

0 0 204

0 0 93,198 0

Date AMI checked 0 0 1,118,376

Rent floor election year 0 0 228,850

Rent Income Rent Income Rent Income Rent Income Rent
1 0.70 592 28,434 711 0 0 0 0 0 0

1.5 0.75 635 30,465 762 0 0 0 0 0 0

2 0.80 677 32,496 812 0 0 0 0 0 0

3 0.90 762 36,558 914 0 0 0 0 0 0

4 1.00 846 40,620 1,016 0 0 0 0 0 0

4.5 1.04 880 42,245 1,056 0 0 0 0 0 0

5 1.08 914 43,870 1,097 0 0 0 0 0 0

6 1.16 982 47,119 1,178 0 0 0 0 0 0

7 1.24 1,049 50,369 1,259 0 0 0 0 0 0

7.5 1.28 1,083 51,994 1,300 0 0 0 0 0 0

8 1.32 1,117 53,618 1,340 0 0 0 0 0 0

-1.22%

3.10%

0.00%

4 person very low income

2012 52,600

2013 49,000

2014 48,400

2015 49,900

-0.94%

huduser.org

33,850

Manager 519 519 519

LIHTC Subsidized Section 9 0

LIHTC Subsidized 519 519 Section 9 11,937

LIHTC Subsidized ection 8 - PHA Project Based Vouch 31,312

LIHTC Subsidized 519 519 Section 9 15,051

LIHTC Subsidized ection 8 - PHA Project Based Vouch 44,178

LIHTC Subsidized 519 519 Section 9 31,140

LIHTC Subsidized ection 8 - PHA Project Based Vouch 17,708

Commercial Rent per Sq Ft

Is Commercial Space Eligible for Historic Credits

PHCD

0

Max LIHTC Income and Rents
50% 60%Adj 

Factor
# BDRMS

Income

-19.14%

Date

Type of Lease NN or NNN)0

Source

TOTAL

1

Total Commercial Sq Ft

Is Commercial Space a Master Lease (Y/N)

Day Care Bldg

Total Units

Garages

228,850Miami Dade County

AMI Analysis

Residential Units

AMI source

Location

% Change

Total Units

Total RentableSq Ftg

741,132

61,761

Median Income / 
Family of 4

As Of (Date)

49,900

3/6/15

HUD

7/6/15 Annual Rent

HUD Income

Commercial Units

Manager Units

Percent Residential

BE Occupancy

Section 9

Monthly Rent

LIHTC

00 23,695

Tenant 
Paid

Term 
(yrs)

HUD FMR

205

1,859,508

After 
Contract

Subsidy Type

1

Utilities

PHCD

Income
0

0

49,200

2006 55,900

Source

Owner 
Paid

2011 51,900 -0.57%

2009 3.25%

2007

50,800

45,200

2008

2010 52,200 2.76%

8.85%

2016

1.35%

-6.84%

NEF

Developer 
Rent

Market 
Units Rent

Tenant 
Pd Utility

During 
Contract

Average 
Market 
Rent

# Bath 
rooms

# 
Bdrms

# 
Units

Description

LIHTC Subsidized 519 519

NEF LIHTC 
Rent

Unit Mix & Rents 

Median 
Income 

Targeted
Description of Units

Sq Ft / 
Unit

Monthly 
Comm 
Income

Total 
Monthly 
Income

Total Sq Ft
Max LIHTC 

Rent @ 
target AMI

After Contract 
Rent % Below 

LIHTC Max 

3,114

% of AMI of 
After Contract 

Rents

% of  Rent 
Below Avg 

Market Rent

Rent As 
Max % of 
Income

Stressed 
Income 

Escalator

% of  Rent 
Below 

LIHTC Max 

41,974

39,266

27,080

36,558

33,850

2

3

4

0

0

0

0

30,465

35,204

43,328

44,682

5

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

S8 Pymt 
Standard

Gas & Electric

Trash and Water

Family Size
Rent

25,388

154,959

0

Stressed 
Term (yrs)



NEF

1.12

16.78% 7,630,000 37,220 6.25% 6/1/17 7/1/17 35 35 N N N Private Lender

0.00% 0

0.00% 0

0.00% 0

0.00% 0

7,630,000 37,220

11.24% 5,112,334 24,938 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

2.65% 1,203,540 5,871 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

3.53% 1,604,720 7,828 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

3.85% 1,750,000 8,537 2.37% 1/1/16 2/1/16 35 35 N N Other

0.00% 0

0.00% 0

0.00% 0

0.00% 0

9,670,594 47,174

0.00%

0.00%

0

0.00% 0

0.00% 0 0% No of Yrs 2

0.00%

Percentage of cash flow from operations to fund dealCash Flow from Operations

Source of Funds / Lender Name

Contingent Loans / Lender Name

Grants

County General Obligation Bonds

PHCD Documentary Surtax Fund

PHCD CFFP

Amortizing

Amortizing

Recourse 
Y/N)

1st Pay 
Date

Amortizing

Perm Loan 
Closing Date

Interest 
Rate

Payment Type

Amortizing

PrincipalRequired Loans

Other Public and Private Funds

% of 
funding

Financing 

Source Conversion Requirements
Is lender 
related to 
investor

Sponsor/R
elated 
Party 

Term Yrs

Subtotal Grants

Other Sources

State Tax Equity Provider

Subtotal Contingent Loans

Comments

Comments

First Mortgage

Amortizing

Amort YrsDebt / Unit

Fed Grant ? (Y/N)

0.00%

0.00%

0.00%

0.00%

0.00% 0 0

61.95% 28,168,183 DDF paid on RA page

28,168,183

100.00% 45,468,777

6.25% 6/1/17 6/1/17First Mortgage

Maturity Date

GP Capital

Bond 
Financing 

(Y/N)

Subtotal Other Sources

NEF Equity

Construction Lender
Comments

Construction Financing
Interest Rate

Year DDF Paid Off

Conversion 
Date

14,538,731

Developer Fee via Cash Flow

Principal

Total Sources



NEF
Amortized Years

Uses of Funds
Land 0% 0 0 0 X 0 0 0 0 0 X 0 0
Building 0 0 0 0 X 0 0 0 0 0 0 X 0 0
Acquisition Legal Costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs - holding costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs 0 0 0 X 0 0 0 0 0 X 0 0

Off-Site Improvements 2,040,000 9 9,951 0 X 0 0 2,040,000 0 0 X 0 0
Site Work - Bldg Life Depr (Utility & Sewer Lines) 0 0 0 0 0 0 0 0 0 X 0 0
Site Work - Non Depr (Grading, Demolition, Land Clearing) 986,544 4 4,812 0 0 0 0 986,544 0 0 X 0 0
Site Work - 15 Year Depr (Landscaping, fine grading, sidewalks) 0 0 0 0 0 0 0 0 0 X 0 0
Basic Construction                                     Retention % 24,537,855 107 119,697 24,537,855 24,537,855 0 0 0 0 0 0 24,537,855 0
Personal Property 0 0 0 0 0 0 0 0 0 0 0
Gen. Req., Builder's OH & Profit 14.04% 3,583,372 16 17,480 3,583,372 3,583,372 0 0 0 0 0 0 3,583,372 0
Other Construction Hard Costs - Solar 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0

CONSTRUCTION CONTINGENCY 4.42% 1,378,220 6 6,723 1,378,220 1,378,220 0 0 0 0 0 0 1,378,220 0

Payment and Performance Bond 275,644 1 1,345 275,644 275,644 0 0 0 0 0 0 275,644 0
Architect/Design 730,000 3 3,561 730,000 730,000 0 0 0 0 0 0 730,000 0
Construction Management/Architect Supervision 200,000 1 976 200,000 200,000 0 0 0 0 0 0 200,000 0
Construction Permits and Fees 0 0 0 0 0 0 0 0 0 0 0 0
Lender or NEF Inspection fee 16,000 0 78 16,000 16,000 0 0 0 0 0 0 16,000 0
Engineering 400,000 2 1,951 400,000 400,000 0 0 0 0 0 0 400,000 0
Environmental Reporting and Abatement 25,000 0 122 25,000 25,000 0 0 0 0 0 0 25,000 0
Geotechnical Study/Soil Borings 70,000 0 341 70,000 70,000 0 0 0 0 0 0 70,000 0
Other Construction Soft Costs 75,000 0 366 75,000 75,000 0 0 0 0 0 0 75,000 0
Other Construction Soft Costs 0 0 0 0 0 0 0 0 0 0 0 0

Construction Loan Origination Fee 277,804 1 1,355 277,804 277,804 0 0 0 0 20 0 0 277,804 0
CONSTRUCTION LOAN INTEREST IN BASIS 631,094 323,847 1 1,580 323,847 323,847 0 0 0 0 0 0 323,847 0
CONSTRUCTION LOAN INTEREST EXPENSED 811,992 4 3,961 0 0 0 0 0 0 811,992 0 0 0
Construction Period RE Taxes 60,000 0 293 60,000 60,000 0 0 0 0 0 0 60,000 0
Construction Period Insurance 720,000 3 3,512 720,000 720,000 0 0 0 0 0 0 720,000 0
Other Misc Construction Related: 0 0 0 0 0 0 0 0 0 0 0 0
Appraisal 13,000 0 63 13,000 13,000 0 0 0 0 0 0 13,000 0
Market Study 12,000 0 59 12,000 12,000 0 0 0 0 0 0 12,000 0
Survey 30,000 0 146 30,000 30,000 0 0 0 0 0 0 30,000 0
Predevelopment Loan Interest and Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
Consulting Fees 0 0 0 0 0 0 0 0 15 0 0 0 0
"Project" Bridge Loan Interest in Basis 0 0 0 0 0 0 0 0 0 0 0 0
Loan Origination Fee - Permanent 0 0 0 0 0 0 0 0 35 0 0 0 0
Title & Recording 180,000 1 878 162,000 162,000 0 0 18,000 0 10 0 0 162,000 0
Legal - Syndication/Organization 0 0 0 0 0 0 0 0 15 0 0 0 0
Legal - Bond/Perm Loan 0 0 0 0 0 0 0 0 35 0 0 0 0
Legal - Construction 255,000 1 1,244 255,000 255,000 0 0 0 0 0 0 255,000 0
Due Diligence - NEF 52,000 0 254 0 0 0 0 52,000 0 0 0 0 0
Tax Credit Allocation Fee 204,880 1 999 0 0 0 0 0 204,880 10 0 0 0 0
Tax Credit Compliance Fees 114,667 1 559 0 0 0 0 0 114,667 10 0 0 0 0
Lease-up and Marketing Costs 152,000 1 741 0 0 0 0 0 152,000 1 0 0 0 0
Accounting/Post Const. Audit 35,000 0 171 0 0 0 0 0 0 35,000 0 0 0
Soft Cost Contingency 302,499 1 1,476 302,499 302,499 0 0 0 0 0 0 302,499 0
Other Soft Costs 21,933 0 107 21,933 21,933 0 0 0 0 2 0 0 21,933 0
Other Soft Costs 444,288 2 2,167 444,288 444,288 0 0 0 0 0 0 444,288 0
Other Soft Costs 250,000 1 1,220 250,000 250,000 0 0 0 0 0 0 250,000 0

Developer Fee - Construction 100% 5,832,232 25 28,450 5,832,232 5,832,232 0 0 0 0 0 0 5,832,232 0
Developer Fee - Acquisition 0% 0 0 0 0 0 0 0 0 0 0 0

Developer Fee - Other 0 0 0 0 0 0 0 0 0 0 0 0

Initial Operating Reserve 1.32 185,000 1 902 0 0 0 0 185,000 0 0 X 0 0
Capitalized Replacement Reserve 0 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized ACC Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Capitalized Rev Deficit Reserve 4 570,000 2 2,780 0 0 0 0 570,000 0 0 X 0 0
Capitalized Ins & Tax Escrow 300,000 1 1,463 0 0 0 0 300,000 0 0 X 0 0
Capitalized Lease-Up Reserve 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 X 0 0

Accrued Contingent Loan Interest 187,718 0 0 0 0 0 0 0 0 0 187,718
Total Uses 45,465,777 199 221,784 39,995,694 39,995,694 0 0 4,151,544 471,547 846,992 0 39,995,694 0

Sources/Uses Surplus (Gap) 3,000

Total Per Unit

Development Costs 

Per Sq Ft Amortized Yrs Bond Basis
Depreciable 

Basis
Non-

Depreciable
Acquisition 

Eligible 
NC/Rehab 

Eligible 
Comments

Commercial 
Costs

Expensed
Historic 
Basis

Check



N
205 12/1/16 0

205 12/1/16 0

0 2,561,000

0 0

228,850 0

1/1/16 0

12/1/16 0

12/1/16   Absorption (avg units/month) per market study 50 0

4/1/17   Absorption (avg units/month) per model 41 Solar Credits 0

12/1/2016

11

Jan-16 0 0 0 0 0 0 0 0 0
Feb-16 0 0 0 0 0 0 0 0 0
Mar-16 0 0 0 0 0 0 0 0 0
Apr-16 0 0 0 0 0 0 0 0 0
May-16 0 0 0 0 0 0 0 0 0
Jun-16 0 0 0 0 0 0 0 0 0
Jul-16 0 0 0 0 0 0 0 0 0
Aug-16 0 0 0 0 0 0 0 0 0
Sep-16 0 0 0 0 0 0 0 0 0

Construction Contract Completion Date

Start of Construction

Completion/CofO/Placed in Service

State Credits Allocated 

Historic Credits Allocated

Acquisition Credits Allocated/yrNumber of Residential Units First Building Placed in Service

Last Building Placed in Service

Square Footage of Building

LIHTCs Allocated @ 100%/yr

LIHTCs Allocated @ 130%/yr

Cal State Credits Allocated @ 100%

Cal State Credits Allocated @ 130%

Number of Market Units

Commercial Square Footage

Number of Tax Credit Units

Total Rental 
Income

Commercial 
Sq Ft Leased

Commercial 
Income

Non Tax 
Credit Rental 

Income

Start of Leasing/Move-in Date

Tax Credit 
Units Leased 

(Income)

Cumulative 
TC Units 
Leased

Non TC Units 
Leased

Start of QO Tax Credit Units PIS

Cumulative 
Non TC Units 

Leased

Tax Credit 
Units Leased 

(Credits)

NEF Lease-Up Schedule / Credit Delivery 

Acq Tax 
Credits

Total Tax 
Credits

Construction Period

State Historic Credits Allocated

Year
Rehab Tax 

Credits
Tax Credit 

Rental Income

100% Lease-Up/Qualified Occupancy

p
Oct-16 0 0 0 0 0 0 0 0 0
Nov-16 0 0 0 0 0 0 0 0 0

1 1 Dec-16 41 41 41 0 30,992 0 0 30,992 42,683 0 42,683
TOTAL 41 41 41 0 0 30,992 0 0 30,992 42,683 0 42,683

Jan-17 41 82 41 0 61,984 0 0 61,984 512,200 0 512,200
Feb-17 41 123 41 0 92,975 0 0 92,975 469,517 0 469,517
Mar-17 41 164 41 0 123,967 0 0 123,967 426,833 0 426,833

1 Apr-17 41 205 41 0 154,959 0 0 154,959 384,150 0 384,150
May-17 205 0 154,959 0 0 154,959 0 0 0
Jun-17 205 0 154,959 0 0 154,959 0 0 0
Jul-17 205 0 154,959 0 0 154,959 0 0 0
Aug-17 205 0 154,959 0 0 154,959 0 0 0
Sep-17 205 0 154,959 0 0 154,959 0 0 0
Oct-17 205 0 154,959 0 0 154,959 0 0 0
Nov-17 205 0 154,959 0 0 154,959 0 0 0
Dec-17 205 0 154,959 0 0 154,959 0 0 0
Credits from QO Units PIS in 2016 512,200 0 512,200

TOTAL 164 205 164 0 0 1,673,557 0 0 1,673,557 2,304,900 0 2,304,900

Acq Tax 
Credits

Total Tax 
Credits

Rehab Tax 
Credits

Cumulative 
Non Tax 

Credit Units

Commercial 
Income

Non Tax 
Credit Rental 

Income

Commercial 
Sq FT Leased

Tax Credit 
Rental Income

Tax Credit 
Units Leased 

(Credits)

Year
Tax Credit 

Units Leased 
(Income)

Cumulative 
Tax Credit 

Units Leased

Non Tax 
Credit Units 

Leased

Total Rental 
Income



NEF Lease-Up Schedule / Credit Delivery 

Jan-18 205 0 154,959 0 0 154,959 0 0 0
Feb-18 205 0 154,959 0 0 154,959 0 0 0
Mar-18 205 0 154,959 0 0 154,959 0 0 0
Apr-18 205 0 154,959 0 0 154,959 0 0 0
May-18 205 0 154,959 0 0 154,959 0 0 0
Jun-18 205 0 154,959 0 0 154,959 0 0 0
Jul-18 205 0 154,959 0 0 154,959 0 0 0
Aug-18 205 0 154,959 0 0 154,959 0 0 0
Sep-18 205 0 154,959 0 0 154,959 0 0 0
Oct-18 205 0 154,959 0 0 154,959 0 0 0
Nov-18 205 0 154,959 0 0 154,959 0 0 0
Dec-18 205 0 154,959 0 0 154,959 0 0 0
Credits from QO Units PIS in 2016 512,200 0 512,200
Credits from QO Units PIS in 2017 2,048,800 0 2,048,800
TOTAL 0 205 0 0 0 1,859,508 0 0 1,859,508 2,561,000 0 2,561,000

units agree units agree units agree sq ft agrees

Tax Credit 
Units Leased 

(Income)

Tax Credit 
Rental Income

Non Tax 
Credit Rental 

Income

Cumulative 
Tax Credit 

Units Leased

Acq Tax 
Credits

Total Tax 
Credits

Total Rental 
Income

Cumulative 
Non Tax 

Credit Units

Commercial 
Sq FT Leased

Commercial 
Income

Year
Rehab Tax 

Credits

Tax Credit 
Units Leased 

(Credits)

Non Tax 
Credit Units 

Leased



NEF

25,607,439 1.100 28,168,183
0 0 "
0 0

0 0
0 0

28,168,183

0 0

3rd Party Buyer
0 0

3rd Party Buyer
28,168,183

1 1/1/16 3/31/16 6.38% 1,358,760 25.00% 1,458,058 0 2,816,818 10.00% 0 2,816,818

2 4/1/16 6/30/16 26.47% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
3 8/1/16 9/30/16 26.47% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
4 10/1/16 12/31/16 26.47% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
5 12/1/16 12/31/16 14.20% 3,021,281 44.79% 2,612,356 0 5,633,637 20.00% 0 5,633,637
6 6/1/17 6/30/17 0 30.21% 1,761,818 1,055,000 1,055,000 2,816,818 10.00% 0 2,816,818
7 0 0 0 0 0.00% 0 0
8 0 0 0 0 0.00% 0 0

9 0 0 0 0 0.00% 0 0

10 0 0 0 0 0.00% 0 0
TOTAL 100.00% 21,280,951 100.00% 5,832,232 1,055,000 1,055,000 28,168,183 100.00% 0 28,168,183

21,280,951 Equity Agrees Equity Agrees

50.00% 0

5,832,232 0

0 0.00%

5,832,232

0.00%

3rd Party Calculations

50% Construction Complete

Project Cost
Developer 

Fee
Total Reserves 

Payment
Developer Fee 

Percent
Project Milestone

Total 

Federal Historic Tax Credits
State LIHTC Credits Purchased by NEF
State Historic Credits Purchased by NEF

Pricing Page

Price/CreditCredits

3rd Party State Credit Equity

3rd Party Equity as % of Total

From Equity

From Cash Flow

Developer Fee

Percentage of Fee Deferred

3rd Party State Credits

NEF Closing/Construction Start

Stabilization / Conversion / Final Cost Cert / 8609
Tax Return

75% Construction Complete
100% Construction Complete/ Placed in Service/ CO

25% Construction Complete

Maximum Deferred Fee Percentage

Developer Fee

Payment

Solar Credits

Total Limited Partner Equity

State LIHTC Credits Purchased by a 3rd Party

Qtr Paid

Equity Installments

Development 
Costs Percent

Total Equity 
Paid

NEF 
Reserves

State Historic Credits Purchased by a 3rd Party

Date

Equity

Federal LIHTC Credits

3rd Party 
Equity

NEF and 3rd 
Party EQUITY

Total Equity 
Percent



 NEF

Units 205

General & Administrative Property Management Fee 109,310 533 3.00%
Misc. Prop. Mgmt. Fees 0 3.00%
Accounting/Auditing 0 3.00%
Legal 0 3.00%
Office Supplies & Expense 0 3.00%
Telephone Answering Service 0 3.00%
Other - LIHTC Compliance Monitoring 0 3.00%
Other - Misc. Admin. 0 3.00%

109,310 533

Payroll & Related Administrative Payroll 0 3.00%
Maintenance Payroll 0 3.00%
Repair Payroll 0 3.00%
Payroll Taxes 0 3.00%
Fringe Benefits 0 3.00%
Other 0 3.00%

0 0

Utilities Electric (Common Area) 0 3.00%
Gas/Fuel Oil/Coal (Common Area) 0 3.00%
Water & Sewer 0 3.00%
Electric (for Units) 0 3.00%
Gas/Fuel Oil/Coal (for Units) 0 3.00%
Other 0 3.00%

0 0

Maintenance & Repair Cleaning (Janitorial) 0 3.00%
Elevator Maintenance 0 3.00%
Exterminating 0 3.00%
Fire Alarm Inspection 0 3.00%
Grounds Maintenance 906,400 4,421 3.00%
Grounds Maintenance Contract 0 3.00%
Painting & Decorating/Make-ready 0 3.00%
Repairs 0 3.00%
Repairs Contract 0 3.00%
Security 0 3.00%
Supplies 0 3.00%
Trash Removal/Snow Removal 0 3.00%
Vehicle/Equipment Maintenance 0 3.00%
Other - Misc Ops and Maint Expenses 0 3.00%
Reserves 0 3.00%

906,400 4,421

Market & Leasing Advertising 0 3.00%
Credit Investigations 0 3.00%
Leasing Fees 0 3.00%
Other 0 3.00%

0 0

Taxes & Insurance Insurance - Liability 0 3.00%
Other Taxes, Licenses & Fees 0 3.00%
Real Estate Taxes 65,920 322 3.00%
Property/Liability (Hazard) 0 3.00%
Other 0 3.00%

65,920 322

Total Annual Operating Budget 1,081,630 Is the project providing a washer/dryer in unit(s) Y/N
Which units are provided w/washer & dryer

 Annual Operating Budget per Unit (PUPA) 5,276

Tenant PaidOwner Paid

Operating Expenses 

6.40%

Escalator Comments
calculated property 

mgmt fee
alternate property mgmt 

fee calculation

109,310

Annual 
Expense

Per Unit



0 N/A 1 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A Sale

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
1.67% 90.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 0.00% 0.00%

12,352 667,019 771,074 786,495 802,225 818,270 834,635 851,328 868,354 885,721 903,436 921,504 939,935 958,733 977,908 997,466 1,017,415 0 0 14,013,871
18,640 1,006,538 1,163,558 1,186,830 1,210,566 1,234,777 1,259,473 1,284,662 1,310,356 1,336,563 1,363,294 1,390,560 1,418,371 1,446,739 1,475,673 1,379,755 0 0 0 19,486,356

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 125,432 1,535,291 0 0 1,660,723
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

30,992 1,673,557 1,934,632 1,973,325 2,012,791 2,053,047 2,094,108 2,135,990 2,178,710 2,222,284 2,266,730 2,312,064 2,358,306 2,405,472 2,453,581 2,502,653 2,552,706 0 0 35,160,949

(865) (46,691) (53,975) (55,055) (56,156) (57,279) (58,424) (59,593) (60,785) (62,000) (63,241) (64,505) (65,795) (67,111) (68,454) (69,823) (71,219) 0 0 (980,971)
(1,305) (70,458) (81,449) (83,078) (84,740) (86,434) (88,163) (89,926) (91,725) (93,559) (95,431) (97,339) (99,286) (101,272) (103,297) (105,363) (107,470) 0 0 (1,480,295)

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
240 13,219 14,982 15,281 15,587 15,899 16,217 16,541 16,872 17,209 17,554 17,905 18,263 18,628 19,000 19,381 19,768 0 0 272,545
(17) (925) (1,049) (1,070) (1,091) (1,113) (1,135) (1,158) (1,181) (1,205) (1,229) (1,253) (1,278) (1,304) (1,330) (1,357) (1,384) 0 0 (19,078)

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

0

29,046 1,568,702 1,813,141 1,849,404 1,886,392 1,924,120 1,962,602 2,001,854 2,041,891 2,082,729 2,124,384 2,166,871 2,210,209 2,254,413 2,299,501 2,345,491 2,392,401 0 0 32,953,149

1,822 101,330 115,967 119,446 123,029 126,720 130,522 134,438 138,471 142,625 146,903 151,311 155,850 160,525 165,341 170,301 175,410 0 0 2,260,012
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

15,107 840,233 961,600 990,448 1,020,161 1,050,766 1,082,289 1,114,758 1,148,200 1,182,646 1,218,126 1,254,670 1,292,310 1,331,079 1,371,011 1,412,142 1,454,506 0 0 18,740,051
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1,099 61,108 69,935 72,033 74,194 76,419 78,712 81,073 83,505 86,011 88,591 91,249 93,986 96,806 99,710 102,701 105,782 0 0 1,362,913
0

18,027 1,002,671 1,147,501 1,181,926 1,217,384 1,253,906 1,291,523 1,330,268 1,370,177 1,411,282 1,453,620 1,497,229 1,542,146 1,588,410 1,636,062 1,685,144 1,735,699 0 0 22,362,975

1,025 57,011 65,245 67,203 69,219 71,295 73,434 75,637 77,906 80,244 82,651 85,130 87,684 90,315 93,024 95,815 98,689 0 0 1,271,528

19,052 1,059,682 1,212,747 1,249,129 1,286,603 1,325,201 1,364,957 1,405,906 1,448,083 1,491,525 1,536,271 1,582,359 1,629,830 1,678,725 1,729,087 1,780,959 1,834,388 0 0 23,634,504

9,993 509,021 600,394 600,275 599,789 598,919 597,645 595,948 593,808 591,204 588,112 584,512 580,379 575,688 570,414 564,532 558,013 0 0 9,318,646
ECR 1.52 1.48 1.50 1.48 1.47 1.45 1.44 1.42 1.41 1.40 1.38 1.37 1.36 1.34 1.33 1.32 1.30 0.00 0.00

Req'd ECR 1.05 Cash needed for ECR 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

First Mortgage Loan
0 30,724 64,396 68,538 72,947 77,639 82,633 87,948 93,605 99,626 106,034 112,854 120,113 127,839 136,062 144,814 154,129 0 0 1,579,902
0 238,040 473,131 468,989 464,580 459,888 454,894 449,579 443,922 437,901 431,493 424,673 417,414 409,688 401,465 392,713 383,399 0 0 6,751,770
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 268,764 537,527 537,527 537,527 537,527 537,527 537,527 537,527 537,527 537,527 537,527 537,527 537,527 537,527 537,527 537,527 0 0 8,331,672

9,993 240,257 62,867 62,747 62,262 61,391 60,118 58,421 56,281 53,676 50,585 46,985 42,851 38,161 32,887 27,005 20,486 0 0 986,974
0.00 1.89 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.09 1.08 1.07 1.06 1.05 1.04 0.00 0.00

Second Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9,993 240,257 62,867 62,747 62,262 61,391 60,118 58,421 56,281 53,676 50,585 46,985 42,851 38,161 32,887 27,005 20,486 0 0 986,974
0.00 1.89 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.09 1.08 1.07 1.06 1.05 1.04 0.00 0.00

Third Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9,993 240,257 62,867 62,747 62,262 61,391 60,118 58,421 56,281 53,676 50,585 46,985 42,851 38,161 32,887 27,005 20,486 0 0 986,974
0.00 1.89 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.09 1.08 1.07 1.06 1.05 1.04 0.00 0.00

Fourth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9,993 240,257 62,867 62,747 62,262 61,391 60,118 58,421 56,281 53,676 50,585 46,985 42,851 38,161 32,887 27,005 20,486 0 0 986,974
0.00 1.89 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.09 1.08 1.07 1.06 1.05 1.04 0.00 0.00

LIHTC and Subsidized Vacancy Override

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

DEBT SERVICE (MUST-PAY))

Debt coverage ratio after 4th mortgage

Principal Pmt. - First Mortgage
Interest Pmt. - First Mortgage

Debt coverage ratio after 1st mortgage

Total Debt Service - 

Total Debt Service - First Mortgage

Interest Pmt. - 

Total Debt Service - 
Cash-flow after debt service - 3rd

LIHTC Vacancy @  7.0%

Market Rent
Gross Residential Income

EXPENSES

Total Effective Gross Income from Project

Other Income 

Cash-flow after debt service - 4th

Interest Pmt. - 

Debt coverage ratio after 3rd mortgage

Cash-flow after debt service - 2nd

Principal Pmt. - 

Subsidized Residential Vacancy @  7.0%
Market Residential Vacancy @  7.0%

Commercial @  2%  increase / yr
Other Income Vacancy @  7.0%

UTILITIES

Commercial Vacancy @  7.0%

OTHER EXPENSES

Principal Pmt. - 
Interest Pmt. - 

Total Debt Service - 

Total Expenses including Replacement Reserve

Debt coverage ratio (TIF Note only)

NET OPERATING INCOME

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

Cash-flow after debt service - 1st

  NEF Cash Flow 

Project Year
% of Year in Operation

TAXES & INSURANCE

Total Expenses

MARKETING & LEASING
MAINTENANCE & REPAIR

Other Income / yr @  2%  increase / yr

PAYROLL & RELATED

INCOME
Gross Rent Paid - LIHTC Units  2.00%
Gross Rent Paid - Sub Units Increase  2.00%

GENERAL & ADMINISTRATIVE

Gross Rent Paid - After Contract  2.00%

 Replacement Reserve  (Funding Req.) @$300

Principal Pmt. - 



  NEF Cash Flow 

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

Fifth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9,993 240,257 62,867 62,747 62,262 61,391 60,118 58,421 56,281 53,676 50,585 46,985 42,851 38,161 32,887 27,005 20,486 0 0 986,974
0.00 1.89 1.12 1.12 1.12 1.11 1.11 1.11 1.10 1.10 1.09 1.09 1.08 1.07 1.06 1.05 1.04 0.00 0.00

Req'd DSC Cash needed for DSC 0

0
0

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

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

1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1 9,993 21,115 21,748 22,401 23,073 23,765 24,478 25,212 25,969 26,748 27,550 28,377 29,228 30,105 31,008 27,005 20,486 0 0 418,261
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
14 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
16 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
17 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
18 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
19 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
20 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
21 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
22 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
23 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
24 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
25 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
26 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
27 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 219,142 41,119 40,347 39,189 37,626 35,640 33,209 30,312 26,929 23,035 18,608 13,623 8,056 1,879 0 0 0 0 568,712

0 22 4 4 4 4 4 3 3 3 2 2 1 1 0 0 0 0 0 57
0 219,120 41,115 40,343 39,185 37,623 35,636 33,205 30,309 26,926 23,033 18,606 13,622 8,055 1,879 0 0 0 0 568,656

.

Loan Servicing and/or MIP Fees

0 0 38,161 20,486 

Cash-flow after debt service - 5th

50,585 

0

0

0

0

0
0
0
0

0
0

General Partner Share @ 0.01%
Limited Partner Share @ 99.99%

Principal Pmt. - 

Remaining Cash

Debt coverage ratio after 5th mortgage

Interest Pmt. - 

Incentive Management Fee
Deferred Developer Fee - Interest

Initial Operating Reserve

Other Reserves

Cash Flow After Required Payments & 
Funding of Operating Reserve

Annual NEFAsset Management Fee

Capitalized Lease-Up Reserve
Capitalized Rev Deficit Reserve
Capitalized ACC Reserve

Project Year

PAYMENTS CONTINGENT ON AVAILABLE CASH-FLOW

RESERVE WITHDRAWALS

61,391 60,118 62,262 240,257 62,867 62,747 

Deferred Developer Fee - Principal

0

0

0

0

0

0

0

0
0

0
0

0

Excess Cash Allocation to Distributions

0

Cash Flow From Operations for Construction Costs

9,993 27,005 32,887 53,676 42,851 46,985 58,421 56,281 

Release of Operating Reserve

Total Debt Service - 

986,974



  NEF Cash Flow 
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034
0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321

0 185,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 3,700 3,774 3,849 3,926 4,005 3,677 3,375 3,098 2,844 2,611 2,397 2,200 2,020 1,854 1,702 0 0 45,034
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 20,425 18,751 17,213 15,802 14,506 13,316 12,224 11,222 10,302 9,457 8,682 7,813
0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321 70,321

0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321 70,321

2%
1,025 58,054 124,460 194,152 267,254 343,895 381,786 418,553 454,347 489,310 523,572 557,257 590,478 623,342 655,950 688,395 720,767 648,691

0 18 1,161 2,489 3,883 5,345 6,878 7,636 8,371 9,087 9,786 10,471 11,145 11,810 12,467 13,119 13,768 0 0 127,435

1,025 57,011 65,245 67,203 69,219 71,295 73,434 75,637 77,906 80,244 82,651 85,130 87,684 90,315 93,024 95,815 98,689 0 0
0 0 0 0 0 0 42,421 46,506 50,483 54,368 58,175 61,917 65,609 69,260 72,883 76,488 80,085 72,077 0

1,025 58,054 124,460 194,152 267,254 343,895 381,786 418,553 454,347 489,310 523,572 557,257 590,478 623,342 655,950 688,395 720,767 648,691 648,691

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

0 570,000 581,400 593,028 604,889 616,986 629,326 641,913 654,751 667,846 681,203 694,827 708,723 722,898 737,356 752,103 767,145 767,145
0 570,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 11,400 11,628 11,861 12,098 12,340 12,587 12,838 13,095 13,357 13,624 13,897 14,174 14,458 14,747 15,042 0 0 197,145
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 570,000 581,400 593,028 604,889 616,986 629,326 641,913 654,751 667,846 681,203 694,827 708,723 722,898 737,356 752,103 767,145 767,145 767,145

2%
0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720

0 0 6,000 6,120 6,242 6,367 6,495 6,624 6,757 6,892 7,030 7,171 7,314 7,460 7,609 7,762 7,917 0 0 103,761
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0 0
0 300,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0

0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720 209,720

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

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

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

Ending Balance

Other Use (Expense / Capitalized)
Balance before Release
Release of  Reserve 

Interest on Reserve Account
Withdrawal from Other Reserve

Capitalized Lease-Up Reserve

Release of  Reserve to cash flow

Other Reserves

Ending Balance

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release
Release of  Reserve to cash flow

Capitalized ACC Reserve

Other Use (Expense / Capitalized)

Contributions to Ins & Tax Reserve
Other Use (Expense / Capitalized)

Ending Balance

Withdrawal from Reserve

Contributions to Reserve

Withdrawal from Operating Reserve

Capitalized Replacement Reserve

Release of Operating Reserve to cash flow
Ending Balance

Release  to cash flow

Contributions to Replacement Reserve

Ending Balance

Other Use (Expense / Capitalized)

Other Use (Expense / Capitalized)

Interest on Reserve Account

Ending Balance

Balance before Release

Withdrawal from Ins & Tax Reserve

Insurance & Tax Escrow (Funding Not Req.)
Interest on Reserve Account

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release

Balance before Release

Other Use (Expense / Capitalized)
Balance before Release

Interest on Reserve Account
Withdrawal from Replacement Reserve

Release of  Reserve to cash flow

Capitalized Rev Deficit Reserve

Project Year

Contributions to Operating Reserve
Interest on Reserve Account

Initial Operating Reserve
Reserve Balances

Ending Balance

Contributions to Other Reserve

Other Use (Expense / Capitalized)
Balance before Release
Release of Operating Reserve to cash flow



  NEF Cash Flow 

2017

5 10% 0%

5 10% 90%

20 50%

15 50%

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033

0 0 0 0 0 0 20,425 18,751 17,213 15,802 14,506 13,316 12,224 11,222 10,302 9,457 8,682 7,813
0 0 0 0 0 0 42,421 46,506 50,483 54,368 58,175 61,917 65,609 69,260 72,883 76,488 80,085 72,077
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0

0 0 0 0 0 0 62,846 65,257 67,696 70,169 72,681 75,234 77,833 80,482 83,185 85,945 282,808 79,890
0 0 0 0 0 0 24,668 23,401 22,261 21,238 20,323 19,508 18,785 18,148 17,590 17,106 210,731 15,021
0 0 0 0 0 0 38,179 41,855 45,435 48,931 52,357 55,726 59,048 62,334 65,595 68,840 72,077 64,869
0 0 0 0 0 0 38,179 80,034 125,469 174,400 226,757 282,483 341,530 403,865 469,460 538,299 610,376 675,245

27.5 0 0 0 0 0 0 1,388 2,910 4,562 6,342 8,246 10,272 12,419 14,686 17,071 19,575 22,195 0
0 0 0 0 0 0 36,790 75,735 116,608 159,197 203,308 248,762 295,390 343,039 391,562 440,827 490,709 555,578

0 0 0 0 0 0 26,056 26,312 26,824 27,580 28,569 29,780 31,205 32,834 34,661 36,680 232,927 15,021

Year Placed in Service

Total Uses of Reserves
Total Currently Expensed

Use of Reserves Analysis

Used in yrs multiple of

Total Currently Capitalized
Cumulative Capitalized

Revenue Deficit Reserve

Insurance & Tax Escrow Reserve

Use of Operating Reserve

Operating Reserve

Replacement Reserve Used in yrs multiple of

Used in yrs multiple of

Used in yrs multiple of

Use of Replacement Reserve

Remaining Capitalized Reserve Basis
Depreciation Taken

Use of Revenue Deficit Reserve
Use of Insurance & Tax Escrow Reserve

Total Deduction for Use of Reserves

% of use capitalized

% of use capitalized

% of balance used

% of balance used

% of balance used

% of balance used

% of use capitalized

% of use capitalized



NEF

Total Acquisition

100% 130% 30%

39,995,694 0 0 39,995,694 0 0 0

100.00%

0 0 0

0 0 0

    Subtotal 39,995,694 0 0 39,995,694 0 0 0

Less: 0 0 0 0

0 0 0 0 0 0

0 0 0

39,995,694 0 0 39,995,694 0 0 0

Adjustment

100% 100.00%

51,994,402 0 0 51,994,402 0 0 0

100.00% 100.00% 100.00% 0% 0.00% 30.00%

51,994,402 0 0 51,994,402

0 0

3.22% 7.52% 7.52%

Calculated 3,909,979 0 0 3,909,979 0 0 0

2,561,000 0 0 2,561,000

2,561,000 0 0 2,561,000 0 0 0

25,610,000 0 0 0

No. of Units Fraction Total Sq Ft Fraction
205 100.00% 228,850 100.00%

0 0.00% 0 0.00% N/A
1 Add'l Const Period Bond Proceeds

39,995,694
206 100.00% 228,850 100.00% N/A

100.00%

N/A0.00%

Annual LIHTC Amount

Total Credits

Used in Forecast (lessor)

Bond Analysis 50% Test (If Applicable)
50% Test

Total Tax Exempt Bond Proceeds

TOTAL

Applicable fraction (the lesser of units or sq ft)

100.00%

Total Project Basis
Bond Proceeds/Aggregate Basis

N/A130.00% N/A

Manager Unit

Low Income Apts
Market Rate Apts

Actual Allocation

Rate

Qualified Basis

Qualified Basis per Application

Tax Exempt Bonds

"Hard-to-Develop Area" or Qualified 
Census Tract

Applicable Fraction

Federal and Other Grants Off Basis

Other

Eligible Basis

Percentage of Historic Related Costs

Adjusted Eligible Basis

Tax Credits

Eligible Basis

Percentage of Cost with 130% Basis Boost

Res Portion of Historic Rehab Credit 

Construction

Federal LIHTC
Historic 
Rehab 
Credit

State Historic 
Rehab Credit

Solar Credits

Res Portion of Solar Credits
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 NEF

Street Address

City

State FL

Zip Code

County

Census Tract #

Type

Current Date

1    # of Residential Buildings 1 Jul-15
187

35%

2.00%

N 2.00%

9% 2.00%

N 7.00%

7.00%

7.00%  
130% 2.00%

N 7.00%

2.00%

Building Type 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

Y 2.00% 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

For Profit

Date Deal Secured

Annual Funding of Ins & Tax Escrow

Annual Funding of Rev Deficit Reserve

Annual Funding of Operating Reserve

Annual Funding of Replacement Reserve

Y/N $ Amt or % of EGI

18,700Annual NEFAsset Management Fee

Annual Partnership Mgmt Fee to GP

Management Incentive Fee 

56,100

NEF

QCT  / DDA (Indicate Which)

# Total Buildings

Annual Commercial Rent Increase

Multifamily Annual Expense Increase

Reserves and Fees
Accrue 

Fee/Funding 
(Y/N)

Estimated Reserve 
Amount per Unit

State Tax Rate (CA only)

Construction Type

Target Population

                                           -Mkt

Growth 
Rate

Other Income Growth Rate

Interest 
Earnings 

Rate

New

Escalators

Alternate escalation table being usedSMT #

Tax exempt bond deal? (Y/N)

Family

Is 3rd party buying state credits ? Commercial Vacancy Rate

Annual Residential Rent Increase - LIHTC

6/1/17

Project Name

Limited Partnership Name

Spreadsheet Purpose (Project Status)

Location

NEF Admission to Partnership

NEF Initial Funding

Liberty Rising Phase 4

Liberty Rising Phase I, LLC

4751 NW 24th Court

1/1/16

1/1/16

12/1/16

Permanent Loan Closing

Target Reserve 
Amount

Annual Funding of Other Reserves

7,500

$300

Project Assumptions

Deal Source

Sponsor #1 - Tax Status

Sponsor #2

Sponsor #2 - Tax Status

Project Description

Placed in Service

33142

Is Developer Cash Basis? (Y/N)

0.01%

1/1/16

Construction Start

Lower-Tier GP Profit/Loss & Credit Share

Urban

Shelf

Sponsor #1 Miami Redevelopment Partners, LLC

Miami-Dade

Miami 2016

Sale of Project

7/7/15

Residential Vacancy Rate - LIHTC

130% Boost (enter %, 101% - 130%)

Lower-Tier LP Cash Flow Distribution Percentage

Effective Tax Rate

4% or 9% credit deal? 

                                                 -Subsidized

QCT

Use Building by Building Depreciation Schedule (Y/N)

Rehab with Tenants in place?

Annual Residential Rent Increase - Mkt

                                          -Subsidized

Length of LURA

Total Number of Residential Units

Sale Proceeds Share - LP Portion

Timing Assumptions

10.00%

Sale Proceeds Share - GP Portion

Deferred Developer Fee Interest Rate

2.74%

99.99%

N

Lower-Tier LP Profit/Loss & Credits Share

Co-General Partner Tax Exempt (Y/N) N

Projected First Credit Year

12/31/32

N

Partnership Information

General Partner Tax Exempt (Y/N)

Applicable Fed. Rate (AFR)

90.00%

30

99.99%
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 NEF Project Assumptions

3.22% Date

7.52% Date

N Date

2015

Total Annual Tax Credit Allocation Unallocated

Total Annual Rehab Credit Allocated

Total Annual Acq Credit Allocated Is 168 election required

Bond Issuer

Tax Credit Allocated Credit Enhancement Type

Enhancement Provided by

Tax Credit Allocated Bond Purchaser:

Date of Bond Issuance

NEF Regional Team:

VP Originations

VP Supportive Housing

Originations Manager

Originations Analyst

VP Project Management

Project Manager

Constructions Risk Manager

VP Asset Management

Asset manager

Eligible for State LIHTC Credit? (Y/N)

Tony Lyons

Project Characteristics Choose all that apply

Eligible for State Historic Tax Credit? (Y/N) N

N

Number of Years

State LIHTC Credit - Number of Years

Eligible for Historic Rehab Credit? (Y/N)

10% Carryover Test Required (Y/N)

N

N

N

36,643,035

TOTAL

Are These Draw Down Bonds

$2,561,000

Construction / Rehab Credit Rate

Acquisition Credit Rate

7/1/15

Other Income

N

N

Year of allocation

($1,021,223)

Elected set-aside

$0

$2,561,000

Due Date of 10% Carryover

Eligible for Acquisition Credit? (Y/N)

Laundry

State Historic Credit Percentage

Sandra Seals

Tax Credit Information Other Annual Income

Vending

Peredevelopment loan

Annual Tax Credit frm Tax Credit Res

7/1/15

Tax Exempt Bond Financing

Eligible for Solar Credits? (Y/N)

Eligible for Cal State Tax Credit? (Y/N)

14,400

14,400

Annual Tax Credit - 2nd year allocation

Total LIHTC Basis+Land+Commercial

Credit Rate Locked-In? (Y/N)

$2,561,000



1 1.0 6 50% 66 40 2.00% 650 3,900 635 8% 62.5% #DIV/0!

1 1.0 17 50% 66.00 932 932 15 5 2.00% 650 11,050 635 -57% -57% 106.7% 107% #DIV/0!

2 2.0 55 50% 84.00 40 2.00% 1,100 60,500 762 21% 53.7% #DIV/0!

2 2.0 34 50% 84.00 1,194 1,194 15 5 2.00% 1,100 37,400 762 -68% -68% 113.8% 114% #DIV/0!

3 2.0 26 50% 105.00 40 2.00% 1,250 32,500 880 29% 48.1% #DIV/0!

3 2.0 18 50% 105.00 1,648 1,648 15 5 2.00% 1,250 22,500 880 -99% -99% 135.1% 135% #DIV/0!

4 2.0 21 50% 137.00 40 2.00% 1,350 28,350 982 33% 45.3% #DIV/0!

5 2.0 9 50% 137.00 40 2.00% 1,350 12,150 1,083 87% 8.6% #DIV/0!

2 2.0 1 50% 2.00% 1,100 1,100 46.2% #DIV/0!

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

ª 2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

187 40 5

0 100.00%

187 90.06%

1 http://www.huduser.org/portal/datasets/mtsp.html Market Commercial Subsidized 0

0 0 186

0 0 86,104 0

Date AMI checked 0 0 1,033,248

Rent floor election year 0 0 208,350

Rent Income Rent Income Rent Income Rent Income Rent
1 0.70 592 28,434 711 0 0 0 0 0 0

1.5 0.75 635 30,465 762 0 0 0 0 0 0

2 0.80 677 32,496 812 0 0 0 0 0 0

3 0.90 762 36,558 914 0 0 0 0 0 0

4 1.00 846 40,620 1,016 0 0 0 0 0 0

4.5 1.04 880 42,245 1,056 0 0 0 0 0 0

5 1.08 914 43,870 1,097 0 0 0 0 0 0

6 1.16 982 47,119 1,178 0 0 0 0 0 0

7 1.24 1,049 50,369 1,259 0 0 0 0 0 0

7.5 1.28 1,083 51,994 1,300 0 0 0 0 0 0

8 1.32 1,117 53,618 1,340 0 0 0 0 0 0

-1.22%

3.10%

0.00%

4 person very low income

2012 52,600

2013 49,000

2014 48,400

2015 49,900

-0.94%

huduser.org

33,850

Manager 519 519 519

LIHTC Subsidized Section 9 0

LIHTC Subsidized 519 519 Section 9 10,899

LIHTC Subsidized ection 8 - PHA Project Based Vouch 29,664

LIHTC Subsidized 519 519 Section 9 13,494

LIHTC Subsidized ection 8 - PHA Project Based Vouch 40,596

LIHTC Subsidized 519 519 Section 9 28,545

LIHTC Subsidized ection 8 - PHA Project Based Vouch 15,844

Commercial Rent per Sq Ft

Is Commercial Space Eligible for Historic Credits

PHCD

0

Max LIHTC Income and Rents
50% 60%Adj 

Factor
# BDRMS

Income

-19.14%

Date

Type of Lease NN or NNN)0

Source

TOTAL

1

Total Commercial Sq Ft

Is Commercial Space a Master Lease (Y/N)

Day Care Bldg

Total Units

Garages

208,350Miami Dade County

AMI Analysis

Residential Units

AMI source

Location

% Change

Total Units

Total RentableSq Ftg

678,852

56,571

Median Income / 
Family of 4

As Of (Date)

49,900

3/6/15

HUD

7/6/15 Annual Rent

HUD Income

Commercial Units

Manager Units

Percent Residential

BE Occupancy

Section 9

Monthly Rent

LIHTC

00 23,695

Tenant 
Paid

Term 
(yrs)

HUD FMR

187

1,712,100

After 
Contract

Subsidy Type

1

Utilities

PHCD

Income
0

0

49,200

2006 55,900

Source

Owner 
Paid

2011 51,900 -0.57%

2009 3.25%

2007

50,800

45,200

2008

2010 52,200 2.76%

8.85%

2016

1.35%

-6.84%

NEF

Developer 
Rent

Market 
Units Rent

Tenant 
Pd Utility

During 
Contract

Average 
Market 
Rent

# Bath 
rooms

# 
Bdrms

# 
Units

Description

LIHTC Subsidized 519 519

NEF LIHTC 
Rent

Unit Mix & Rents 

Median 
Income 

Targeted
Description of Units

Sq Ft / 
Unit

Monthly 
Comm 
Income

Total 
Monthly 
Income

Total Sq Ft
Max LIHTC 

Rent @ 
target AMI

After Contract 
Rent % Below 

LIHTC Max 

3,114

% of AMI of 
After Contract 

Rents

% of  Rent 
Below Avg 

Market Rent

Rent As 
Max % of 
Income

Stressed 
Income 

Escalator

% of  Rent 
Below 

LIHTC Max 

41,974

39,266

27,080

36,558

33,850

2

3

4

0

0

0

0

30,465

35,204

43,328

44,682

5

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

S8 Pymt 
Standard

Gas & Electric

Trash and Water

Family Size
Rent

25,388

142,675

0

Stressed 
Term (yrs)



NEF

1.13

16.92% 7,070,000 37,807 6.25% 6/1/17 7/1/17 35 35 N N N Private Lender

0.00% 0

0.00% 0

0.00% 0

0.00% 0

7,070,000 37,807

5.00% 2,090,881 11,181 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

2.63% 1,097,345 5,868 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

3.50% 1,463,127 7,824 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

4.55% 1,900,000 10,160 2.37% 1/1/16 2/1/16 35 35 N N Other

0.00% 0

0.00% 0

0.00% 0

0.00% 0

6,551,353 35,034

0.00%

0.00%

0

0.00% 0

0.00% 0 0% No of Yrs 2

0.00%

Percentage of cash flow from operations to fund dealCash Flow from Operations

Source of Funds / Lender Name

Contingent Loans / Lender Name

Grants

County General Obligation Bonds

PHCD Documentary Surtax Fund

PHCD CFFP

Amortizing

Amortizing

Recourse 
Y/N)

1st Pay 
Date

Amortizing

Perm Loan 
Closing Date

Interest 
Rate

Payment Type

Amortizing

PrincipalRequired Loans

Other Public and Private Funds

% of 
funding

Financing 

Source Conversion Requirements
Is lender 
related to 
investor

Sponsor/R
elated 
Party 

Term Yrs

Subtotal Grants

Other Sources

State Tax Equity Provider

Subtotal Contingent Loans

Comments

Comments

First Mortgage

Amortizing

Amort YrsDebt / Unit

Fed Grant ? (Y/N)

0.00%

0.00%

0.00%

0.00%

0.00% 0 0

67.40% 28,168,183 DDF paid on RA page

28,168,183

100.00% 41,789,536

6.25% 6/1/17 6/1/17First Mortgage

Maturity Date

GP Capital

Bond 
Financing 

(Y/N)

Subtotal Other Sources

NEF Equity

Construction Lender
Comments

Construction Financing
Interest Rate

Year DDF Paid Off

Conversion 
Date

15,526,817

Developer Fee via Cash Flow

Principal

Total Sources



NEF
Amortized Years

Uses of Funds

Land 0% 0 0 0 X 0 0 0 0 0 X 0 0

Building 0 0 0 0 X 0 0 0 0 0 0 X 0 0

Acquisition Legal Costs 0 0 0 X 0 0 0 0 0 X 0 0

Other  acquisition costs - holding costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs 0 0 0 X 0 0 0 0 0 X 0 0

Off-Site Improvements 1,860,000 9 9,947 0 X 0 0 1,860,000 0 0 X 0 0

Site Work - Bldg Life Depr (Utility & Sewer Lines) 0 0 0 0 0 0 0 0 0 X 0 0

Site Work - Non Depr (Grading, Demolition, Land Clearing) 899,495 4 4,810 0 0 0 0 899,495 0 0 X 0 0

Site Work - 15 Year Depr (Landscaping, fine grading, sidewalks) 0 0 0 0 0 0 0 0 0 X 0 0

Basic Construction                                     Retention % 22,379,745 107 119,678 22,379,745 22,379,745 0 0 0 0 0 0 22,379,745 0

Personal Property 0 0 0 0 0 0 0 0 0 0 0

Gen. Req., Builder's OH & Profit 14.04% 3,268,101 16 17,476 3,268,101 3,268,101 0 0 0 0 0 0 3,268,101 0
Other Construction Hard Costs - Solar 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0

CONSTRUCTION CONTINGENCY 4.42% 1,256,962 6 6,722 1,256,962 1,256,962 0 0 0 0 0 0 1,256,962 0

Payment and Performance Bond 251,392 1 1,344 251,392 251,392 0 0 0 0 0 0 251,392 0

Architect/Design 670,000 3 3,583 670,000 670,000 0 0 0 0 0 0 670,000 0

Construction Management/Architect Supervision 180,000 1 963 180,000 180,000 0 0 0 0 0 0 180,000 0

Construction Permits and Fees 0 0 0 0 0 0 0 0 0 0 0 0

Lender or NEF Inspection fee 16,000 0 86 16,000 16,000 0 0 0 0 0 0 16,000 0

Engineering 360,000 2 1,925 360,000 360,000 0 0 0 0 0 0 360,000 0

Environmental Reporting and Abatement 25,000 0 134 25,000 25,000 0 0 0 0 0 0 25,000 0

Geotechnical Study/Soil Borings 70,000 0 374 70,000 70,000 0 0 0 0 0 0 70,000 0

Other Construction Soft Costs 75,000 0 401 75,000 75,000 0 0 0 0 0 0 75,000 0
Other Construction Soft Costs 0 0 0 0 0 0 0 0 0 0 0 0

Construction Loan Origination Fee 297,771 1 1,592 297,771 297,771 0 0 0 0 20 0 0 297,771 0

CONSTRUCTION LOAN INTEREST IN BASIS 510,359 396,413 2 2,120 396,413 396,413 0 0 0 0 0 0 396,413 0

CONSTRUCTION LOAN INTEREST EXPENSED 816,619 4 4,367 0 0 0 0 0 0 816,619 0 0 0

Construction Period RE Taxes 60,000 0 321 60,000 60,000 0 0 0 0 0 0 60,000 0

Construction Period Insurance 650,000 3 3,476 650,000 650,000 0 0 0 0 0 0 650,000 0

Other Misc Construction Related: 0 0 0 0 0 0 0 0 0 0 0 0

Appraisal 13,000 0 70 13,000 13,000 0 0 0 0 0 0 13,000 0

Market Study 12,000 0 64 12,000 12,000 0 0 0 0 0 0 12,000 0

Survey 30,000 0 160 30,000 30,000 0 0 0 0 0 0 30,000 0

Predevelopment Loan Interest and Fees 0 0 0 0 0 0 0 0 15 0 0 0 0

Consulting Fees 0 0 0 0 0 0 0 0 15 0 0 0 0

"Project" Bridge Loan Interest in Basis 0 0 0 0 0 0 0 0 0 0 0 0

Loan Origination Fee - Permanent 0 0 0 0 0 0 0 0 35 0 0 0 0

Title & Recording 180,000 1 963 162,000 162,000 0 0 18,000 0 10 0 0 162,000 0

Legal - Syndication/Organization 0 0 0 0 0 0 0 0 15 0 0 0 0

Legal - Bond/Perm Loan 0 0 0 0 0 0 0 0 35 0 0 0 0

Legal - Construction 255,000 1 1,364 255,000 255,000 0 0 0 0 0 0 255,000 0

Due Diligence - NEF 52,000 0 278 0 0 0 0 52,000 0 0 0 0 0

Tax Credit Allocation Fee 204,880 1 1,096 0 0 0 0 0 204,880 10 0 0 0 0

Tax Credit Compliance Fees 109,505 1 586 0 0 0 0 0 109,505 10 0 0 0 0

Lease-up and Marketing Costs 143,000 1 765 0 0 0 0 0 143,000 1 0 0 0 0

Accounting/Post Const. Audit 35,000 0 187 0 0 0 0 0 0 35,000 0 0 0

Soft Cost Contingency 245,360 1 1,312 245,360 245,360 0 0 0 0 0 0 245,360 0

Other Soft Costs 21,933 0 117 21,933 21,933 0 0 0 0 2 0 0 21,933 0

Other Soft Costs 338,505 2 1,810 338,505 338,505 0 0 0 0 0 0 338,505 0
Other Soft Costs 250,000 1 1,337 250,000 250,000 0 0 0 0 0 0 250,000 0

Developer Fee - Construction 100% 5,358,853 26 28,657 5,358,853 5,358,853 0 0 0 0 0 0 5,358,853 0
Developer Fee - Acquisition 0% 0 0 0 0 0 0 0 0 0 0 0

Developer Fee - Other 0 0 0 0 0 0 0 0 0 0 0 0

Initial Operating Reserve 1.44 185,000 1 989 0 0 0 0 185,000 0 0 X 0 0

Capitalized Replacement Reserve 0 0 0 0 0 0 0 0 0 0 X 0 0

Capitalized ACC Reserve 0 0 0 0 0 0 0 0 0 X 0 0

Capitalized Rev Deficit Reserve 4 520,000 2 2,781 0 0 0 0 520,000 0 0 X 0 0

Capitalized Ins & Tax Escrow 300,000 1 1,604 0 0 0 0 300,000 0 0 X 0 0

Capitalized Lease-Up Reserve 0 0 0 0 0 0 0 0 0 X 0 0

Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0

Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 X 0 0

Accrued Contingent Loan Interest 110,237 0 0 0 0 0 0 0 0 0 110,237
Total Uses 41,786,534 201 223,457 36,643,035 36,643,035 0 0 3,834,495 457,385 851,619 0 36,643,035 0

Sources/Uses Surplus (Gap) 3,002

Total Per Unit

Development Costs 

Per Sq Ft Amortized Yrs Bond Basis
Depreciable 

Basis
Non-

Depreciable
Acquisition 

Eligible 
NC/Rehab 

Eligible 
Comments

Commercial 
Costs

Expensed
Historic 
Basis

Check



N
187 12/1/16 0

187 12/1/16 0

0 2,561,000

0 0

208,350 0

1/1/16 0

12/1/16 0

12/1/16   Absorption (avg units/month) per market study 50 0

4/1/17   Absorption (avg units/month) per model 37 Solar Credits 0

12/1/2016

11

Jan-16 0 0 0 0 0 0 0 0 0
Feb-16 0 0 0 0 0 0 0 0 0
Mar-16 0 0 0 0 0 0 0 0 0
Apr-16 0 0 0 0 0 0 0 0 0
May-16 0 0 0 0 0 0 0 0 0
Jun-16 0 0 0 0 0 0 0 0 0
Jul-16 0 0 0 0 0 0 0 0 0
Aug-16 0 0 0 0 0 0 0 0 0
Sep-16 0 0 0 0 0 0 0 0 0

Construction Contract Completion Date

Start of Construction

Completion/CofO/Placed in Service

State Credits Allocated 

Historic Credits Allocated

Acquisition Credits Allocated/yrNumber of Residential Units First Building Placed in Service

Last Building Placed in Service

Square Footage of Building

LIHTCs Allocated @ 100%/yr

LIHTCs Allocated @ 130%/yr

Cal State Credits Allocated @ 100%

Cal State Credits Allocated @ 130%

Number of Market Units

Commercial Square Footage

Number of Tax Credit Units

Total Rental 
Income

Commercial 
Sq Ft Leased

Commercial 
Income

Non Tax 
Credit Rental 

Income

Start of Leasing/Move-in Date

Tax Credit 
Units Leased 

(Income)

Cumulative 
TC Units 
Leased

Non TC Units 
Leased

Start of QO Tax Credit Units PIS

Cumulative 
Non TC Units 

Leased

Tax Credit 
Units Leased 

(Credits)

NEF Lease-Up Schedule / Credit Delivery 

Acq Tax 
Credits

Total Tax 
Credits

Construction Period

State Historic Credits Allocated

Year
Rehab Tax 

Credits
Tax Credit 

Rental Income

100% Lease-Up/Qualified Occupancy

p
Oct-16 0 0 0 0 0 0 0 0 0
Nov-16 0 0 0 0 0 0 0 0 0

1 1 Dec-16 38 38 38 0 28,993 0 0 28,993 43,368 0 43,368
TOTAL 38 38 38 0 0 28,993 0 0 28,993 43,368 0 43,368

Jan-17 38 76 38 0 57,986 0 0 57,986 520,417 0 520,417
Feb-17 38 114 38 0 86,978 0 0 86,978 477,049 0 477,049
Mar-17 38 152 38 0 115,971 0 0 115,971 433,681 0 433,681

1 Apr-17 35 187 35 0 142,675 0 0 142,675 359,499 0 359,499
May-17 187 0 142,675 0 0 142,675 0 0 0
Jun-17 187 0 142,675 0 0 142,675 0 0 0
Jul-17 187 0 142,675 0 0 142,675 0 0 0
Aug-17 187 0 142,675 0 0 142,675 0 0 0
Sep-17 187 0 142,675 0 0 142,675 0 0 0
Oct-17 187 0 142,675 0 0 142,675 0 0 0
Nov-17 187 0 142,675 0 0 142,675 0 0 0
Dec-17 187 0 142,675 0 0 142,675 0 0 0
Credits from QO Units PIS in 2016 520,417 0 520,417

TOTAL 149 187 149 0 0 1,545,010 0 0 1,545,010 2,311,063 0 2,311,063

Acq Tax 
Credits

Total Tax 
Credits

Rehab Tax 
Credits

Cumulative 
Non Tax 

Credit Units

Commercial 
Income

Non Tax 
Credit Rental 

Income

Commercial 
Sq FT Leased

Tax Credit 
Rental Income

Tax Credit 
Units Leased 

(Credits)

Year
Tax Credit 

Units Leased 
(Income)

Cumulative 
Tax Credit 

Units Leased

Non Tax 
Credit Units 

Leased

Total Rental 
Income



NEF Lease-Up Schedule / Credit Delivery 

Jan-18 187 0 142,675 0 0 142,675 0 0 0
Feb-18 187 0 142,675 0 0 142,675 0 0 0
Mar-18 187 0 142,675 0 0 142,675 0 0 0
Apr-18 187 0 142,675 0 0 142,675 0 0 0
May-18 187 0 142,675 0 0 142,675 0 0 0
Jun-18 187 0 142,675 0 0 142,675 0 0 0
Jul-18 187 0 142,675 0 0 142,675 0 0 0
Aug-18 187 0 142,675 0 0 142,675 0 0 0
Sep-18 187 0 142,675 0 0 142,675 0 0 0
Oct-18 187 0 142,675 0 0 142,675 0 0 0
Nov-18 187 0 142,675 0 0 142,675 0 0 0
Dec-18 187 0 142,675 0 0 142,675 0 0 0
Credits from QO Units PIS in 2016 520,417 0 520,417
Credits from QO Units PIS in 2017 2,040,583 0 2,040,583
TOTAL 0 187 0 0 0 1,712,100 0 0 1,712,100 2,561,000 0 2,561,000

units agree units agree units agree sq ft agrees

Tax Credit 
Units Leased 

(Income)

Tax Credit 
Rental Income

Non Tax 
Credit Rental 

Income

Cumulative 
Tax Credit 

Units Leased

Acq Tax 
Credits

Total Tax 
Credits

Total Rental 
Income

Cumulative 
Non Tax 

Credit Units

Commercial 
Sq FT Leased

Commercial 
Income

Year
Rehab Tax 

Credits

Tax Credit 
Units Leased 

(Credits)

Non Tax 
Credit Units 

Leased



NEF

25,607,439 1.100 28,168,183
0 0 "
0 0

0 0
0 0

28,168,183

0 0

3rd Party Buyer
0 0

3rd Party Buyer
28,168,183

1 1/1/16 3/31/16 6.77% 1,477,105 25.00% 1,339,713 0 2,816,818 10.00% 0 2,816,818

2 4/1/16 6/30/16 25.84% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
3 8/1/16 9/30/16 25.84% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
4 10/1/16 12/31/16 25.84% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
5 12/1/16 12/31/16 15.71% 3,426,315 41.19% 2,207,322 0 5,633,637 20.00% 0 5,633,637
6 6/1/17 6/30/17 0 33.81% 1,811,818 1,005,000 1,005,000 2,816,818 10.00% 0 2,816,818
7 0 0 0 0 0.00% 0 0
8 0 0 0 0 0.00% 0 0

9 0 0 0 0 0.00% 0 0

10 0 0 0 0 0.00% 0 0
TOTAL 100.00% 21,804,331 100.00% 5,358,853 1,005,000 1,005,000 28,168,184 100.00% 0 28,168,184

21,804,330 Equity error Equity Agrees

50.00% 0

5,358,853 0

0 0.00%

5,358,853

0.00%

3rd Party Calculations

50% Construction Complete

Project Cost
Developer 

Fee
Total Reserves 

Payment
Developer Fee 

Percent
Project Milestone

Total 

Federal Historic Tax Credits
State LIHTC Credits Purchased by NEF
State Historic Credits Purchased by NEF

Pricing Page

Price/CreditCredits

3rd Party State Credit Equity

3rd Party Equity as % of Total

From Equity

From Cash Flow

Developer Fee

Percentage of Fee Deferred

3rd Party State Credits

NEF Closing/Construction Start

Stabilization / Conversion / Final Cost Cert / 8609
Tax Return

75% Construction Complete
100% Construction Complete/ Placed in Service/ CO

25% Construction Complete

Maximum Deferred Fee Percentage

Developer Fee

Payment

Solar Credits

Total Limited Partner Equity

State LIHTC Credits Purchased by a 3rd Party

Qtr Paid

Equity Installments

Development 
Costs Percent

Total Equity 
Paid

NEF 
Reserves

State Historic Credits Purchased by a 3rd Party

Date

Equity

Federal LIHTC Credits

3rd Party 
Equity

NEF and 3rd 
Party EQUITY

Total Equity 
Percent



 NEF

Units 187

General & Administrative Property Management Fee 100,395 537 3.00%
Misc. Prop. Mgmt. Fees 0 3.00%
Accounting/Auditing 0 3.00%
Legal 0 3.00%
Office Supplies & Expense 0 3.00%
Telephone Answering Service 0 3.00%
Other - LIHTC Compliance Monitoring 0 3.00%
Other - Misc. Admin. 0 3.00%

100,395 537

Payroll & Related Administrative Payroll 0 3.00%
Maintenance Payroll 0 3.00%
Repair Payroll 0 3.00%
Payroll Taxes 0 3.00%
Fringe Benefits 0 3.00%
Other 0 3.00%

0 0

Utilities Electric (Common Area) 0 3.00%
Gas/Fuel Oil/Coal (Common Area) 0 3.00%
Water & Sewer 0 3.00%
Electric (for Units) 0 3.00%
Gas/Fuel Oil/Coal (for Units) 0 3.00%
Other 0 3.00%

0 0

Maintenance & Repair Cleaning (Janitorial) 0 3.00%
Elevator Maintenance 0 3.00%
Exterminating 0 3.00%
Fire Alarm Inspection 0 3.00%
Grounds Maintenance 827,200 4,424 3.00%
Grounds Maintenance Contract 0 3.00%
Painting & Decorating/Make-ready 0 3.00%
Repairs 0 3.00%
Repairs Contract 0 3.00%
Security 0 3.00%
Supplies 0 3.00%
Trash Removal/Snow Removal 0 3.00%
Vehicle/Equipment Maintenance 0 3.00%
Other - Misc Ops and Maint Expenses 0 3.00%
Reserves 0 3.00%

827,200 4,424

Market & Leasing Advertising 0 3.00%
Credit Investigations 0 3.00%
Leasing Fees 0 3.00%
Other 0 3.00%

0 0

Taxes & Insurance Insurance - Liability 0 3.00%
Other Taxes, Licenses & Fees 0 3.00%
Real Estate Taxes 60,160 322 3.00%
Property/Liability (Hazard) 0 3.00%
Other 0 3.00%

60,160 322

Total Annual Operating Budget 987,755 Is the project providing a washer/dryer in unit(s) Y/N
Which units are provided w/washer & dryer

 Annual Operating Budget per Unit (PUPA) 5,282

Tenant PaidOwner Paid

Operating Expenses 

6.38%

Escalator Comments
calculated property 

mgmt fee
alternate property mgmt 

fee calculation

100,395

Annual 
Expense

Per Unit



0 N/A 1 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A Sale

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
1.69% 90.24% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 0.00% 0.00%

11,496 612,600 706,278 720,403 734,811 749,507 764,498 779,788 795,383 811,291 827,517 844,067 860,948 878,167 895,731 913,645 931,918 0 0 12,838,049
17,497 932,410 1,074,991 1,096,491 1,118,421 1,140,789 1,163,605 1,186,877 1,210,615 1,234,827 1,259,524 1,284,714 1,310,408 1,336,616 1,363,349 1,274,731 0 0 0 18,005,865

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 115,885 1,418,428 0 0 1,534,313
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

28,993 1,545,010 1,781,269 1,816,894 1,853,232 1,890,297 1,928,103 1,966,665 2,005,998 2,046,118 2,087,040 2,128,781 2,171,357 2,214,784 2,259,080 2,304,261 2,350,346 0 0 32,378,227

(805) (42,882) (49,439) (50,428) (51,437) (52,466) (53,515) (54,585) (55,677) (56,790) (57,926) (59,085) (60,266) (61,472) (62,701) (63,955) (65,234) 0 0 (898,663)
(1,225) (65,269) (75,249) (76,754) (78,289) (79,855) (81,452) (83,081) (84,743) (86,438) (88,167) (89,930) (91,729) (93,563) (95,434) (97,343) (99,290) 0 0 (1,367,812)

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
244 13,255 14,982 15,281 15,587 15,899 16,217 16,541 16,872 17,209 17,554 17,905 18,263 18,628 19,000 19,381 19,768 0 0 272,584
(17) (928) (1,049) (1,070) (1,091) (1,113) (1,135) (1,158) (1,181) (1,205) (1,229) (1,253) (1,278) (1,304) (1,330) (1,357) (1,384) 0 0 (19,081)

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

0

27,190 1,449,186 1,670,513 1,703,923 1,738,002 1,772,762 1,808,217 1,844,381 1,881,269 1,918,894 1,957,272 1,996,418 2,036,346 2,077,073 2,118,614 2,160,987 2,204,207 0 0 30,365,255

1,700 93,315 106,509 109,704 112,995 116,385 119,877 123,473 127,177 130,993 134,922 138,970 143,139 147,433 151,856 156,412 161,105 0 0 2,075,968
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

14,008 768,865 877,576 903,904 931,021 958,952 987,720 1,017,352 1,047,872 1,079,308 1,111,688 1,145,038 1,179,389 1,214,771 1,251,214 1,288,751 1,327,413 0 0 17,104,842
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1,019 55,917 63,824 65,738 67,711 69,742 71,834 73,989 76,209 78,495 80,850 83,276 85,774 88,347 90,997 93,727 96,539 0 0 1,243,989
0

16,727 918,097 1,047,909 1,079,347 1,111,727 1,145,079 1,179,431 1,214,814 1,251,258 1,288,796 1,327,460 1,367,284 1,408,302 1,450,552 1,494,068 1,538,890 1,585,057 0 0 20,424,798

950 52,144 59,516 61,302 63,141 65,035 66,986 68,996 71,066 73,198 75,394 77,656 79,985 82,385 84,856 87,402 90,024 0 0 1,160,036

17,677 970,241 1,107,426 1,140,649 1,174,868 1,210,114 1,246,417 1,283,810 1,322,324 1,361,994 1,402,854 1,444,939 1,488,288 1,532,936 1,578,924 1,626,292 1,675,081 0 0 21,584,834

9,513 478,945 563,087 563,275 563,134 562,648 561,800 560,571 558,945 556,900 554,418 551,478 548,058 544,137 539,690 534,695 529,126 0 0 8,780,421
ECR 1.54 1.49 1.51 1.49 1.48 1.46 1.45 1.44 1.42 1.41 1.40 1.38 1.37 1.35 1.34 1.33 1.32 0.00 0.00

Req'd ECR 1.05 Cash needed for ECR 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

First Mortgage Loan
0 28,469 59,670 63,508 67,593 71,941 76,568 81,493 86,735 92,314 98,252 104,571 111,298 118,457 126,076 134,185 142,816 0 0 1,463,946
0 220,569 438,406 434,568 430,483 426,135 421,508 416,583 411,341 405,762 399,824 393,504 386,778 379,619 372,000 363,890 355,259 0 0 6,256,227
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 249,038 498,076 498,076 498,076 498,076 498,076 498,076 498,076 498,076 498,076 498,076 498,076 498,076 498,076 498,076 498,076 0 0 7,720,173

9,513 229,907 65,012 65,199 65,058 64,572 63,724 62,496 60,869 58,825 56,343 53,403 49,983 46,061 41,614 36,619 31,050 0 0 1,060,248
0.00 1.92 1.13 1.13 1.13 1.13 1.13 1.13 1.12 1.12 1.11 1.11 1.10 1.09 1.08 1.07 1.06 0.00 0.00

Second Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9,513 229,907 65,012 65,199 65,058 64,572 63,724 62,496 60,869 58,825 56,343 53,403 49,983 46,061 41,614 36,619 31,050 0 0 1,060,248
0.00 1.92 1.13 1.13 1.13 1.13 1.13 1.13 1.12 1.12 1.11 1.11 1.10 1.09 1.08 1.07 1.06 0.00 0.00

Third Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9,513 229,907 65,012 65,199 65,058 64,572 63,724 62,496 60,869 58,825 56,343 53,403 49,983 46,061 41,614 36,619 31,050 0 0 1,060,248
0.00 1.92 1.13 1.13 1.13 1.13 1.13 1.13 1.12 1.12 1.11 1.11 1.10 1.09 1.08 1.07 1.06 0.00 0.00

Fourth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9,513 229,907 65,012 65,199 65,058 64,572 63,724 62,496 60,869 58,825 56,343 53,403 49,983 46,061 41,614 36,619 31,050 0 0 1,060,248
0.00 1.92 1.13 1.13 1.13 1.13 1.13 1.13 1.12 1.12 1.11 1.11 1.10 1.09 1.08 1.07 1.06 0.00 0.00

LIHTC and Subsidized Vacancy Override

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

DEBT SERVICE (MUST-PAY))

Debt coverage ratio after 4th mortgage

Principal Pmt. - First Mortgage
Interest Pmt. - First Mortgage

Debt coverage ratio after 1st mortgage

Total Debt Service - 

Total Debt Service - First Mortgage

Interest Pmt. - 

Total Debt Service - 
Cash-flow after debt service - 3rd

LIHTC Vacancy @  7.0%

Market Rent
Gross Residential Income

EXPENSES

Total Effective Gross Income from Project

Other Income 

Cash-flow after debt service - 4th

Interest Pmt. - 

Debt coverage ratio after 3rd mortgage

Cash-flow after debt service - 2nd

Principal Pmt. - 

Subsidized Residential Vacancy @  7.0%
Market Residential Vacancy @  7.0%

Commercial @  2%  increase / yr
Other Income Vacancy @  7.0%

UTILITIES

Commercial Vacancy @  7.0%

OTHER EXPENSES

Principal Pmt. - 
Interest Pmt. - 

Total Debt Service - 

Total Expenses including Replacement Reserve

Debt coverage ratio (TIF Note only)

NET OPERATING INCOME

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

Cash-flow after debt service - 1st

  NEF Cash Flow 

Project Year
% of Year in Operation

TAXES & INSURANCE

Total Expenses

MARKETING & LEASING
MAINTENANCE & REPAIR

Other Income / yr @  2%  increase / yr

PAYROLL & RELATED

INCOME
Gross Rent Paid - LIHTC Units  2.00%
Gross Rent Paid - Sub Units Increase  2.00%

GENERAL & ADMINISTRATIVE

Gross Rent Paid - After Contract  2.00%

 Replacement Reserve  (Funding Req.) @$300

Principal Pmt. - 



  NEF Cash Flow 

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

Fifth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9,513 229,907 65,012 65,199 65,058 64,572 63,724 62,496 60,869 58,825 56,343 53,403 49,983 46,061 41,614 36,619 31,050 0 0 1,060,248
0.00 1.92 1.13 1.13 1.13 1.13 1.13 1.13 1.12 1.12 1.11 1.11 1.10 1.09 1.08 1.07 1.06 0.00 0.00

Req'd DSC Cash needed for DSC 0

0
0

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

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

1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1 9,513 19,261 19,839 20,434 21,047 21,678 22,329 22,999 23,689 24,399 25,131 25,885 26,662 27,462 28,285 29,134 30,008 0 0 397,755
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
14 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
16 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
17 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
18 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
19 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
20 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
21 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
22 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
23 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
24 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
25 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
26 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
27 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 210,646 45,173 44,765 44,011 42,894 41,395 39,497 37,180 34,425 31,212 27,517 23,321 18,599 13,329 7,485 1,042 0 0 662,493

0 21 5 4 4 4 4 4 4 3 3 3 2 2 1 1 0 0 0 66
0 210,625 45,168 44,761 44,007 42,889 41,391 39,493 37,177 34,422 31,208 27,515 23,319 18,598 13,328 7,484 1,042 0 0 662,426

.

Loan Servicing and/or MIP Fees

0 0 46,061 31,050 

Cash-flow after debt service - 5th

56,343 

0

0

0

0

0
0
0
0

0
0

General Partner Share @ 0.01%
Limited Partner Share @ 99.99%

Principal Pmt. - 

Remaining Cash

Debt coverage ratio after 5th mortgage

Interest Pmt. - 

Incentive Management Fee
Deferred Developer Fee - Interest

Initial Operating Reserve

Other Reserves

Cash Flow After Required Payments & 
Funding of Operating Reserve

Annual NEFAsset Management Fee

Capitalized Lease-Up Reserve
Capitalized Rev Deficit Reserve
Capitalized ACC Reserve

Project Year

PAYMENTS CONTINGENT ON AVAILABLE CASH-FLOW

RESERVE WITHDRAWALS

64,572 63,724 65,058 229,907 65,012 65,199 

Deferred Developer Fee - Principal

0

0

0

0

0

0

0

0
0

0
0

0

Excess Cash Allocation to Distributions

0

Cash Flow From Operations for Construction Costs

9,513 36,619 41,614 58,825 49,983 53,403 62,496 60,869 

Release of Operating Reserve

Total Debt Service - 

1,060,248



  NEF Cash Flow 
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034
0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321

0 185,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 3,700 3,774 3,849 3,926 4,005 3,677 3,375 3,098 2,844 2,611 2,397 2,200 2,020 1,854 1,702 0 0 45,034
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 20,425 18,751 17,213 15,802 14,506 13,316 12,224 11,222 10,302 9,457 8,682 7,813
0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321 70,321

0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321 70,321

2%
950 53,111 113,690 177,265 243,952 313,866 348,417 381,943 414,583 446,465 477,709 508,427 538,723 568,694 598,431 628,022 657,546 591,791

0 17 1,062 2,274 3,545 4,879 6,277 6,968 7,639 8,292 8,929 9,554 10,169 10,774 11,374 11,969 12,560 0 0 116,283

950 52,144 59,516 61,302 63,141 65,035 66,986 68,996 71,066 73,198 75,394 77,656 79,985 82,385 84,856 87,402 90,024 0 0
0 0 0 0 0 0 38,713 42,438 46,065 49,607 53,079 56,492 59,858 63,188 66,492 69,780 73,061 65,755 0

950 53,111 113,690 177,265 243,952 313,866 348,417 381,943 414,583 446,465 477,709 508,427 538,723 568,694 598,431 628,022 657,546 591,791 591,791

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

0 520,000 530,400 541,008 551,828 562,865 574,122 585,604 597,317 609,263 621,448 633,877 646,555 659,486 672,675 686,129 699,852 699,852
0 520,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 10,400 10,608 10,820 11,037 11,257 11,482 11,712 11,946 12,185 12,429 12,678 12,931 13,190 13,454 13,723 0 0 179,852
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 520,000 530,400 541,008 551,828 562,865 574,122 585,604 597,317 609,263 621,448 633,877 646,555 659,486 672,675 686,129 699,852 699,852 699,852

2%
0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720

0 0 6,000 6,120 6,242 6,367 6,495 6,624 6,757 6,892 7,030 7,171 7,314 7,460 7,609 7,762 7,917 0 0 103,761
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0 0
0 300,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0

0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720 209,720

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

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

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

Ending Balance

Other Use (Expense / Capitalized)
Balance before Release
Release of  Reserve 

Interest on Reserve Account
Withdrawal from Other Reserve

Capitalized Lease-Up Reserve

Release of  Reserve to cash flow

Other Reserves

Ending Balance

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release
Release of  Reserve to cash flow

Capitalized ACC Reserve

Other Use (Expense / Capitalized)

Contributions to Ins & Tax Reserve
Other Use (Expense / Capitalized)

Ending Balance

Withdrawal from Reserve

Contributions to Reserve

Withdrawal from Operating Reserve

Capitalized Replacement Reserve

Release of Operating Reserve to cash flow
Ending Balance

Release  to cash flow

Contributions to Replacement Reserve

Ending Balance

Other Use (Expense / Capitalized)

Other Use (Expense / Capitalized)

Interest on Reserve Account

Ending Balance

Balance before Release

Withdrawal from Ins & Tax Reserve

Insurance & Tax Escrow (Funding Not Req.)
Interest on Reserve Account

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release

Balance before Release

Other Use (Expense / Capitalized)
Balance before Release

Interest on Reserve Account
Withdrawal from Replacement Reserve

Release of  Reserve to cash flow

Capitalized Rev Deficit Reserve

Project Year

Contributions to Operating Reserve
Interest on Reserve Account

Initial Operating Reserve
Reserve Balances

Ending Balance

Contributions to Other Reserve

Other Use (Expense / Capitalized)
Balance before Release
Release of Operating Reserve to cash flow



  NEF Cash Flow 

2017

5 10% 0%

5 10% 90%

20 50%

15 50%

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033

0 0 0 0 0 0 20,425 18,751 17,213 15,802 14,506 13,316 12,224 11,222 10,302 9,457 8,682 7,813
0 0 0 0 0 0 38,713 42,438 46,065 49,607 53,079 56,492 59,858 63,188 66,492 69,780 73,061 65,755
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0

0 0 0 0 0 0 59,138 61,189 63,278 65,409 67,585 69,808 72,083 74,410 76,794 79,237 275,783 73,568
0 0 0 0 0 0 24,297 22,994 21,820 20,762 19,814 18,966 18,210 17,541 16,951 16,435 210,029 14,389
0 0 0 0 0 0 34,842 38,194 41,458 44,647 47,771 50,843 53,872 56,869 59,843 62,802 65,755 59,179
0 0 0 0 0 0 34,842 73,036 114,494 159,141 206,912 257,754 311,627 368,496 428,339 491,141 556,896 616,075

27.5 0 0 0 0 0 0 1,267 2,656 4,163 5,787 7,524 9,373 11,332 13,400 15,576 17,860 20,251 0
0 0 0 0 0 0 33,575 69,113 106,408 145,268 185,514 226,984 269,525 312,994 357,261 402,204 447,708 506,887

0 0 0 0 0 0 25,564 25,650 25,983 26,549 27,338 28,338 29,542 30,941 32,527 34,295 230,279 14,389

Year Placed in Service

Total Uses of Reserves
Total Currently Expensed

Use of Reserves Analysis

Used in yrs multiple of

Total Currently Capitalized
Cumulative Capitalized

Revenue Deficit Reserve

Insurance & Tax Escrow Reserve

Use of Operating Reserve

Operating Reserve

Replacement Reserve Used in yrs multiple of

Used in yrs multiple of

Used in yrs multiple of

Use of Replacement Reserve

Remaining Capitalized Reserve Basis
Depreciation Taken

Use of Revenue Deficit Reserve
Use of Insurance & Tax Escrow Reserve

Total Deduction for Use of Reserves

% of use capitalized

% of use capitalized

% of balance used

% of balance used

% of balance used

% of balance used

% of use capitalized

% of use capitalized



NEF

Total Acquisition

100% 130% 30%

36,643,035 0 0 36,643,035 0 0 0

100.00%

0 0 0

0 0 0

    Subtotal 36,643,035 0 0 36,643,035 0 0 0

Less: 0 0 0 0

0 0 0 0 0 0

0 0 0

36,643,035 0 0 36,643,035 0 0 0

Adjustment

100% 100.00%

47,635,946 0 0 47,635,946 0 0 0

100.00% 100.00% 100.00% 0% 0.00% 30.00%

47,635,946 0 0 47,635,946

0 0

3.22% 7.52% 7.52%

Calculated 3,582,223 0 0 3,582,223 0 0 0

2,561,000 0 0 2,561,000

2,561,000 0 0 2,561,000 0 0 0

25,610,000 0 0 0

No. of Units Fraction Total Sq Ft Fraction
187 100.00% 208,350 100.00%

0 0.00% 0 0.00% N/A
1 Add'l Const Period Bond Proceeds

36,643,035
188 100.00% 208,350 100.00% N/A

100.00%

N/A0.00%

Annual LIHTC Amount

Total Credits

Used in Forecast (lessor)

Bond Analysis 50% Test (If Applicable)
50% Test

Total Tax Exempt Bond Proceeds

TOTAL

Applicable fraction (the lesser of units or sq ft)

100.00%

Total Project Basis
Bond Proceeds/Aggregate Basis

N/A130.00% N/A

Manager Unit

Low Income Apts
Market Rate Apts

Actual Allocation

Rate

Qualified Basis

Qualified Basis per Application

Tax Exempt Bonds

"Hard-to-Develop Area" or Qualified 
Census Tract

Applicable Fraction

Federal and Other Grants Off Basis

Other

Eligible Basis

Percentage of Historic Related Costs

Adjusted Eligible Basis

Tax Credits

Eligible Basis

Percentage of Cost with 130% Basis Boost

Res Portion of Historic Rehab Credit 

Construction

Federal LIHTC
Historic 
Rehab 
Credit

State Historic 
Rehab Credit

Solar Credits

Res Portion of Solar Credits
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 NEF

Street Address

City

State FL

Zip Code

County

Census Tract #

Type

Current Date

1    # of Residential Buildings 1 Jul-15
187

35%

2.00%

N 2.00%

9% 2.00%

N 7.00%

7.00%

7.00%  
130% 2.00%

N 7.00%

2.00%

Building Type 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

Y 2.00% 3.00%

Y 2.00% 3.00%

2.00% 3.00%

2.00% 3.00%

90.00%

30

99.99%

Sale Proceeds Share - LP Portion

Timing Assumptions

10.00%

Sale Proceeds Share - GP Portion

Deferred Developer Fee Interest Rate

2.74%

99.99%

N

Lower-Tier LP Profit/Loss & Credits Share

Co-General Partner Tax Exempt (Y/N) N

Projected First Credit Year

12/31/32

N

Partnership Information

General Partner Tax Exempt (Y/N)

Applicable Fed. Rate (AFR)

Residential Vacancy Rate - LIHTC

130% Boost (enter %, 101% - 130%)

Lower-Tier LP Cash Flow Distribution Percentage

Effective Tax Rate

4% or 9% credit deal? 

                                                 -Subsidized

QCT

Use Building by Building Depreciation Schedule (Y/N)

Rehab with Tenants in place?

Annual Residential Rent Increase - Mkt

                                          -Subsidized

Length of LURA

Total Number of Residential Units

Project Assumptions

Deal Source

Sponsor #1 - Tax Status

Sponsor #2

Sponsor #2 - Tax Status

Project Description

Placed in Service

33142

Is Developer Cash Basis? (Y/N)

0.01%

1/1/16

Construction Start

Lower-Tier GP Profit/Loss & Credit Share

Urban

Shelf

Sponsor #1 Miami Redevelopment Partners, LLC

Miami-Dade

Miami 2016

Sale of Project

7/7/15

$300

Annual Funding of Other Reserves

7,500

6/1/17

Project Name

Limited Partnership Name

Spreadsheet Purpose (Project Status)

Location

NEF Admission to Partnership

NEF Initial Funding

Liberty Rising Phase 5

Liberty Rising Phase I, LLC

4751 NW 24th Court

1/1/16

1/1/16

12/1/16

Permanent Loan Closing

Target Reserve 
Amount

Multifamily Annual Expense Increase

Reserves and Fees
Accrue 

Fee/Funding 
(Y/N)

Estimated Reserve 
Amount per Unit

State Tax Rate (CA only)

Construction Type

Target Population

                                           -Mkt

Growth 
Rate

Other Income Growth Rate

Interest 
Earnings 

Rate

New

Escalators

Alternate escalation table being usedSMT #

Tax exempt bond deal? (Y/N)

Family

Is 3rd party buying state credits ? Commercial Vacancy Rate

Annual Residential Rent Increase - LIHTC

For Profit

Date Deal Secured

Annual Funding of Ins & Tax Escrow

Annual Funding of Rev Deficit Reserve

Annual Funding of Operating Reserve

Annual Funding of Replacement Reserve

Y/N $ Amt or % of EGI

18,700Annual NEFAsset Management Fee

Annual Partnership Mgmt Fee to GP

Management Incentive Fee 

56,100

NEF

QCT  / DDA (Indicate Which)

# Total Buildings

Annual Commercial Rent Increase
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 NEF Project Assumptions

3.22% Date

7.52% Date

N Date

2015

Total Annual Tax Credit Allocation Unallocated

Total Annual Rehab Credit Allocated

Total Annual Acq Credit Allocated Is 168 election required

Bond Issuer

Tax Credit Allocated Credit Enhancement Type

Enhancement Provided by

Tax Credit Allocated Bond Purchaser:

Date of Bond Issuance

NEF Regional Team:

VP Originations

VP Supportive Housing

Originations Manager

Originations Analyst

VP Project Management

Project Manager

Constructions Risk Manager

VP Asset Management

Asset manager

Vending

Peredevelopment loan

Annual Tax Credit frm Tax Credit Res

7/1/15

Tax Exempt Bond Financing

Eligible for Solar Credits? (Y/N)

Eligible for Cal State Tax Credit? (Y/N)

14,400

14,400

Annual Tax Credit - 2nd year allocation

Total LIHTC Basis+Land+Commercial

Credit Rate Locked-In? (Y/N)

$2,561,000

Tax Credit Information Other Annual Income

Sandra Seals

Laundry

State Historic Credit Percentage

Other Income

N

N

Year of allocation

($1,025,474)

Elected set-aside

$0

$2,561,000

Due Date of 10% Carryover

Eligible for Acquisition Credit? (Y/N)

Construction / Rehab Credit Rate

Acquisition Credit Rate

7/1/15

36,686,523

TOTAL

Are These Draw Down Bonds

$2,561,000

Eligible for State Historic Tax Credit? (Y/N) N

N

Number of Years

State LIHTC Credit - Number of Years

Eligible for Historic Rehab Credit? (Y/N)

10% Carryover Test Required (Y/N)

N

N

N

Project Characteristics Choose all that apply

Eligible for State LIHTC Credit? (Y/N)

Tony Lyons



1 1.0 6 50% 66 40 2.00% 650 3,900 635 8% 62.5% #DIV/0!

1 1.0 17 50% 66.00 932 932 15 5 2.00% 650 11,050 635 -57% -57% 106.7% 107% #DIV/0!

2 2.0 55 50% 84.00 40 2.00% 1,100 60,500 762 21% 53.7% #DIV/0!

2 2.0 34 50% 84.00 1,194 1,194 15 5 2.00% 1,100 37,400 762 -68% -68% 113.8% 114% #DIV/0!

3 2.0 27 50% 105.00 40 2.00% 1,250 33,750 880 29% 48.1% #DIV/0!

3 2.0 17 50% 105.00 1,648 1,648 15 5 2.00% 1,250 21,250 880 -99% -99% 135.1% 135% #DIV/0!

4 2.0 21 50% 137.00 40 2.00% 1,350 28,350 982 33% 45.3% #DIV/0!

5 2.0 9 50% 137.00 40 2.00% 1,350 12,150 1,083 87% 8.6% #DIV/0!

2 2.0 1 50% 2.00% 1,100 1,100 46.2% #DIV/0!

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

ª 2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

2.00%

187 40 5

0 100.00%

187 90.15%

1 http://www.huduser.org/portal/datasets/mtsp.html Market Commercial Subsidized 0

0 0 186

0 0 84,456 0

Date AMI checked 0 0 1,013,472

Rent floor election year 0 0 208,350

Rent Income Rent Income Rent Income Rent Income Rent
1 0.70 592 28,434 711 0 0 0 0 0 0

1.5 0.75 635 30,465 762 0 0 0 0 0 0

2 0.80 677 32,496 812 0 0 0 0 0 0

3 0.90 762 36,558 914 0 0 0 0 0 0

4 1.00 846 40,620 1,016 0 0 0 0 0 0

4.5 1.04 880 42,245 1,056 0 0 0 0 0 0

5 1.08 914 43,870 1,097 0 0 0 0 0 0

6 1.16 982 47,119 1,178 0 0 0 0 0 0

7 1.24 1,049 50,369 1,259 0 0 0 0 0 0

7.5 1.28 1,083 51,994 1,300 0 0 0 0 0 0

8 1.32 1,117 53,618 1,340 0 0 0 0 0 0

0

0

0

0

0

S8 Pymt 
Standard

Gas & Electric

Trash and Water

Family Size
Rent

25,388

141,546

0

Stressed 
Term (yrs)

43,328

44,682

5

0

0

0

0

0

0

0

0

0

0

41,974

39,266

27,080

36,558

33,850

2

3

4

0

0

0

0

30,465

35,204

Sq Ft / 
Unit

Monthly 
Comm 
Income

Total 
Monthly 
Income

Total Sq Ft
Max LIHTC 

Rent @ 
target AMI

After Contract 
Rent % Below 

LIHTC Max 

3,114

% of AMI of 
After Contract 

Rents

% of  Rent 
Below Avg 

Market Rent

Rent As 
Max % of 
Income

Stressed 
Income 

Escalator

% of  Rent 
Below 

LIHTC Max 

Unit Mix & Rents 

Median 
Income 

Targeted
Description of Units

NEF

Developer 
Rent

Market 
Units Rent

Tenant 
Pd Utility

During 
Contract

Average 
Market 
Rent

# Bath 
rooms

# 
Bdrms

# 
Units

Description

LIHTC Subsidized 519 519

NEF LIHTC 
Rent

49,200

2006 55,900

Source

Owner 
Paid

2011 51,900 -0.57%

2009 3.25%

2007

50,800

45,200

2008

2010 52,200 2.76%

8.85%

2016

1.35%

-6.84%

1

Utilities

PHCD

Income
0

0

00 23,695

Tenant 
Paid

Term 
(yrs)

HUD FMR

187

1,698,552

After 
Contract

Subsidy Type

Section 9

Monthly Rent

LIHTC

Percent Residential

BE Occupancy

HUD Income

Commercial Units

Manager Units

208,350Miami Dade County

AMI Analysis

Residential Units

AMI source

Location

% Change

Total Units

Total RentableSq Ftg

685,080

57,090

Median Income / 
Family of 4

As Of (Date)

49,900

3/6/15

HUD

7/6/15 Annual Rent

Is Commercial Space a Master Lease (Y/N)

Day Care Bldg

Total Units

Garages

-19.14%

Date

Type of Lease NN or NNN)0

Source

TOTAL

1

Total Commercial Sq Ft

Max LIHTC Income and Rents
50% 60%Adj 

Factor
# BDRMS

Income

Commercial Rent per Sq Ft

Is Commercial Space Eligible for Historic Credits

PHCD

0

LIHTC Subsidized 519 519 Section 9 28,545

LIHTC Subsidized ection 8 - PHA Project Based Vouch 15,844

LIHTC Subsidized 519 519 Section 9 14,013

LIHTC Subsidized ection 8 - PHA Project Based Vouch 40,596

LIHTC Subsidized 519 519 Section 9 10,899

LIHTC Subsidized ection 8 - PHA Project Based Vouch 28,016

Manager 519 519 519

LIHTC Subsidized Section 9 0

-1.22%

3.10%

0.00%

4 person very low income

2012 52,600

2013 49,000

2014 48,400

2015 49,900

-0.94%

huduser.org

33,850



NEF

1.13

16.57% 6,930,000 37,059 6.25% 6/1/17 7/1/17 35 35 N N N Private Lender

0.00% 0

0.00% 0

0.00% 0

0.00% 0

6,930,000 37,059

5.41% 2,263,365 12,104 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

2.62% 1,097,345 5,868 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

3.50% 1,462,127 7,819 2.37% 1/1/16 2/1/16 35 35 N N County Loan Sources

4.54% 1,900,000 10,160 2.37% 1/1/16 2/1/16 35 35 N N Other

0.00% 0

0.00% 0

0.00% 0

0.00% 0

6,722,837 35,951

0.00%

0.00%

0

0.00% 0

0.00% 0 0% No of Yrs 2

0.00%

0.00%

0.00%

0.00%

0.00%

0.00% 0 0

67.35% 28,168,183 DDF paid on RA page

28,168,183

100.00% 41,821,020

6.25% 6/1/17 6/1/17

Comments

Comments

First Mortgage

Amortizing

Amort YrsDebt / Unit

Fed Grant ? (Y/N)

% of 
funding

Financing 

Source Conversion Requirements
Is lender 
related to 
investor

Sponsor/R
elated 
Party 

Term Yrs

Total Sources

Subtotal Grants

Other Sources

State Tax Equity Provider

Subtotal Contingent Loans

Amortizing

Amortizing

Recourse 
Y/N)

1st Pay 
Date

Amortizing

Perm Loan 
Closing Date

Interest 
Rate

Payment Type

Amortizing

PrincipalRequired Loans

Other Public and Private Funds

PHCD CFFP

Developer Fee via Cash Flow

Principal

Source of Funds / Lender Name

Contingent Loans / Lender Name

Grants

County General Obligation Bonds

Construction Financing
Interest Rate

Year DDF Paid Off

PHCD Documentary Surtax Fund

Conversion 
Date

15,384,698

Comments

Cash Flow from Operations

GP Capital

Bond 
Financing 

(Y/N)

Subtotal Other Sources

NEF Equity

Construction Lender

Percentage of cash flow from operations to fund deal

First Mortgage

Maturity Date



NEF
Amortized Years

Uses of Funds

Land 0% 0 0 0 X 0 0 0 0 0 X 0 0

Building 0 0 0 0 X 0 0 0 0 0 0 X 0 0

Acquisition Legal Costs 0 0 0 X 0 0 0 0 0 X 0 0

Other  acquisition costs - holding costs 0 0 0 X 0 0 0 0 0 X 0 0
Other  acquisition costs 0 0 0 X 0 0 0 0 0 X 0 0

Off-Site Improvements 1,860,000 9 9,947 0 X 0 0 1,860,000 0 0 X 0 0

Site Work - Bldg Life Depr (Utility & Sewer Lines) 0 0 0 0 0 0 0 0 0 X 0 0

Site Work - Non Depr (Grading, Demolition, Land Clearing) 899,496 4 4,810 0 0 0 0 899,496 0 0 X 0 0

Site Work - 15 Year Depr (Landscaping, fine grading, sidewalks) 0 0 0 0 0 0 0 0 0 X 0 0

Basic Construction                                     Retention % 22,379,745 107 119,678 22,379,745 22,379,745 0 0 0 0 0 0 22,379,745 0

Personal Property 0 0 0 0 0 0 0 0 0 0 0

Gen. Req., Builder's OH & Profit 14.04% 3,268,101 16 17,476 3,268,101 3,268,101 0 0 0 0 0 0 3,268,101 0
Other Construction Hard Costs - Solar 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0
Other Construction Hard Costs 0 0 0 0 0 0 0 0 0 0 0 0

CONSTRUCTION CONTINGENCY 4.42% 1,256,962 6 6,722 1,256,962 1,256,962 0 0 0 0 0 0 1,256,962 0

Payment and Performance Bond 251,392 1 1,344 251,392 251,392 0 0 0 0 0 0 251,392 0

Architect/Design 670,000 3 3,583 670,000 670,000 0 0 0 0 0 0 670,000 0

Construction Management/Architect Supervision 180,000 1 963 180,000 180,000 0 0 0 0 0 0 180,000 0

Construction Permits and Fees 0 0 0 0 0 0 0 0 0 0 0 0

Lender or NEF Inspection fee 16,000 0 86 16,000 16,000 0 0 0 0 0 0 16,000 0

Engineering 360,000 2 1,925 360,000 360,000 0 0 0 0 0 0 360,000 0

Environmental Reporting and Abatement 25,000 0 134 25,000 25,000 0 0 0 0 0 0 25,000 0

Geotechnical Study/Soil Borings 70,000 0 374 70,000 70,000 0 0 0 0 0 0 70,000 0

Other Construction Soft Costs 75,000 0 401 75,000 75,000 0 0 0 0 0 0 75,000 0
Other Construction Soft Costs 0 0 0 0 0 0 0 0 0 0 0 0

Construction Loan Origination Fee 294,899 1 1,577 294,899 294,899 0 0 0 0 20 0 0 294,899 0

CONSTRUCTION LOAN INTEREST IN BASIS 505,474 396,314 2 2,119 396,314 396,314 0 0 0 0 0 0 396,314 0

CONSTRUCTION LOAN INTEREST EXPENSED 805,616 4 4,308 0 0 0 0 0 0 805,616 0 0 0

Construction Period RE Taxes 60,000 0 321 60,000 60,000 0 0 0 0 0 0 60,000 0

Construction Period Insurance 650,000 3 3,476 650,000 650,000 0 0 0 0 0 0 650,000 0

Other Misc Construction Related: 0 0 0 0 0 0 0 0 0 0 0 0

Appraisal 13,000 0 70 13,000 13,000 0 0 0 0 0 0 13,000 0

Market Study 12,000 0 64 12,000 12,000 0 0 0 0 0 0 12,000 0

Survey 30,000 0 160 30,000 30,000 0 0 0 0 0 0 30,000 0

Predevelopment Loan Interest and Fees 0 0 0 0 0 0 0 0 15 0 0 0 0

Consulting Fees 0 0 0 0 0 0 0 0 15 0 0 0 0

"Project" Bridge Loan Interest in Basis 0 0 0 0 0 0 0 0 0 0 0 0

Loan Origination Fee - Permanent 0 0 0 0 0 0 0 0 35 0 0 0 0

Title & Recording 180,000 1 963 162,000 162,000 0 0 18,000 0 10 0 0 162,000 0

Legal - Syndication/Organization 0 0 0 0 0 0 0 0 15 0 0 0 0

Legal - Bond/Perm Loan 0 0 0 0 0 0 0 0 35 0 0 0 0

Legal - Construction 255,000 1 1,364 255,000 255,000 0 0 0 0 0 0 255,000 0

Due Diligence - NEF 52,000 0 278 0 0 0 0 52,000 0 0 0 0 0

Tax Credit Allocation Fee 204,880 1 1,096 0 0 0 0 0 204,880 10 0 0 0 0

Tax Credit Compliance Fees 109,505 1 586 0 0 0 0 0 109,505 10 0 0 0 0

Lease-up and Marketing Costs 143,000 1 765 0 0 0 0 0 143,000 1 0 0 0 0

Accounting/Post Const. Audit 35,000 0 187 0 0 0 0 0 0 35,000 0 0 0

Soft Cost Contingency 287,582 1 1,538 287,582 287,582 0 0 0 0 0 0 287,582 0

Other Soft Costs 21,933 0 117 21,933 21,933 0 0 0 0 2 0 0 21,933 0

Other Soft Costs 338,505 2 1,810 338,505 338,505 0 0 0 0 0 0 338,505 0
Other Soft Costs 250,000 1 1,337 250,000 250,000 0 0 0 0 0 0 250,000 0

Developer Fee - Construction 100% 5,363,090 26 28,680 5,363,090 5,363,090 0 0 0 0 0 0 5,363,090 0
Developer Fee - Acquisition 0% 0 0 0 0 0 0 0 0 0 0 0

Developer Fee - Other 0 0 0 0 0 0 0 0 0 0 0 0

Initial Operating Reserve 1.45 185,000 1 989 0 0 0 0 185,000 0 0 X 0 0

Capitalized Replacement Reserve 0 0 0 0 0 0 0 0 0 0 X 0 0

Capitalized ACC Reserve 0 0 0 0 0 0 0 0 0 X 0 0

Capitalized Rev Deficit Reserve 4 520,000 2 2,781 0 0 0 0 520,000 0 0 X 0 0

Capitalized Ins & Tax Escrow 300,000 1 1,604 0 0 0 0 300,000 0 0 X 0 0

Capitalized Lease-Up Reserve 0 0 0 0 0 0 0 0 0 X 0 0

Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0

Other Reserves 0 0 0 0 0 0 0 0 0 X 0 0
Other Reserves 0 0 0 0 0 0 0 0 X 0 0

Accrued Contingent Loan Interest 114,301 0 0 0 0 0 0 0 0 0 114,301
Total Uses 41,819,020 201 223,631 36,686,523 36,686,523 0 0 3,834,496 457,385 840,616 0 36,686,523 0

Sources/Uses Surplus (Gap) 2,000

Commercial 
Costs

Expensed
Historic 
Basis

Check

Development Costs 

Per Sq Ft Amortized Yrs Bond Basis
Depreciable 

Basis
Non-

Depreciable

Acquisition 
Eligible 
Basis

NC/Rehab 
Eligible 
Basis

CommentsTotal Per Unit



N
187 12/1/16 0

187 12/1/16 0

0 2,561,000

0 0

208,350 0

1/1/16 0

12/1/16 0

12/1/16   Absorption (avg units/month) per market study 50 0

4/1/17   Absorption (avg units/month) per model 37 Solar Credits 0

12/1/2016

11

Jan-16 0 0 0 0 0 0 0 0 0
Feb-16 0 0 0 0 0 0 0 0 0
Mar-16 0 0 0 0 0 0 0 0 0
Apr-16 0 0 0 0 0 0 0 0 0
May-16 0 0 0 0 0 0 0 0 0
Jun-16 0 0 0 0 0 0 0 0 0
Jul-16 0 0 0 0 0 0 0 0 0
Aug-16 0 0 0 0 0 0 0 0 0
Sep-16 0 0 0 0 0 0 0 0 0
Oct-16 0 0 0 0 0 0 0 0 0
Nov-16 0 0 0 0 0 0 0 0 0

1 1 Dec-16 37 37 37 0 28,006 0 0 28,006 42,227 0 42,227
TOTAL 37 37 37 0 0 28,006 0 0 28,006 42,227 0 42,227

Jan-17 37 74 37 0 56,013 0 0 56,013 506,722 0 506,722
Feb-17 37 111 37 0 84,019 0 0 84,019 464,495 0 464,495
Mar-17 37 148 37 0 112,026 0 0 112,026 422,268 0 422,268

1 Apr-17 39 187 39 0 141,546 0 0 141,546 400,584 0 400,584
May-17 187 0 141,546 0 0 141,546 0 0 0
Jun-17 187 0 141,546 0 0 141,546 0 0 0
Jul-17 187 0 141,546 0 0 141,546 0 0 0
Aug-17 187 0 141,546 0 0 141,546 0 0 0
Sep-17 187 0 141,546 0 0 141,546 0 0 0
Oct-17 187 0 141,546 0 0 141,546 0 0 0
Nov-17 187 0 141,546 0 0 141,546 0 0 0
Dec-17 187 0 141,546 0 0 141,546 0 0 0
Credits from QO Units PIS in 2016 506,722 0 506,722

TOTAL 150 187 150 0 0 1,525,972 0 0 1,525,972 2,300,791 0 2,300,791

Cumulative 
Non TC Units 

Leased

Tax Credit 
Units Leased 

(Credits)

NEF Lease-Up Schedule / Credit Delivery 

Acq Tax 
Credits

Total Tax 
Credits

Construction Period

State Historic Credits Allocated

Year
Rehab Tax 

Credits
Tax Credit 

Rental Income

100% Lease-Up/Qualified Occupancy

Total Rental 
Income

Commercial 
Income

Non Tax 
Credit Rental 

Income

Start of Leasing/Move-in Date

Tax Credit 
Units Leased 

(Income)

Cumulative 
TC Units 
Leased

Non TC Units 
Leased

Tax Credit 
Units Leased 

(Credits)
Year

Tax Credit 
Units Leased 

(Income)

Cumulative 
Tax Credit 

Units Leased

Non Tax 
Credit Units 

Leased

Start of QO Tax Credit Units PIS

Total Rental 
Income

Cumulative 
Non Tax 

Credit Units 

Commercial 
Income

Non Tax 
Credit Rental 

Income

Commercial 
Sq FT Leased

Tax Credit 
Rental Income

Commercial 
Sq Ft Leased

Rehab Tax 
Credits

Acquisition Credits Allocated/yrNumber of Residential Units First Building Placed in Service

Last Building Placed in Service

Square Footage of Building

LIHTCs Allocated @ 100%/yr

LIHTCs Allocated @ 130%/yr

Cal State Credits Allocated @ 100%

Cal State Credits Allocated @ 130%

Number of Market Units

Commercial Square Footage

Number of Tax Credit Units

Construction Contract Completion Date

Start of Construction

Completion/CofO/Placed in Service

State Credits Allocated 

Historic Credits Allocated

Acq Tax 
Credits

Total Tax 
Credits



NEF Lease-Up Schedule / Credit Delivery 

Jan-18 187 0 141,546 0 0 141,546 0 0 0
Feb-18 187 0 141,546 0 0 141,546 0 0 0
Mar-18 187 0 141,546 0 0 141,546 0 0 0
Apr-18 187 0 141,546 0 0 141,546 0 0 0
May-18 187 0 141,546 0 0 141,546 0 0 0
Jun-18 187 0 141,546 0 0 141,546 0 0 0
Jul-18 187 0 141,546 0 0 141,546 0 0 0
Aug-18 187 0 141,546 0 0 141,546 0 0 0
Sep-18 187 0 141,546 0 0 141,546 0 0 0
Oct-18 187 0 141,546 0 0 141,546 0 0 0
Nov-18 187 0 141,546 0 0 141,546 0 0 0
Dec-18 187 0 141,546 0 0 141,546 0 0 0
Credits from QO Units PIS in 2016 506,722 0 506,722
Credits from QO Units PIS in 2017 2,054,278 0 2,054,278
TOTAL 0 187 0 0 0 1,698,552 0 0 1,698,552 2,561,000 0 2,561,000

units agree units agree units agree sq ft agrees

Rehab Tax 
Credits

Tax Credit 
Units Leased 

(Credits)

Non Tax 
Credit Units 

Leased

Commercial 
Sq FT Leased

Commercial 
Income

Year
Total Rental 

Income

Cumulative 
Non Tax 

Credit Units 

Tax Credit 
Units Leased 

(Income)

Tax Credit 
Rental Income

Non Tax 
Credit Rental 

Income

Cumulative 
Tax Credit 

Units Leased

Acq Tax 
Credits

Total Tax 
Credits



NEF

25,607,439 1.100 28,168,183
0 0 "
0 0

0 0
0 0

28,168,183

0 0

3rd Party Buyer
0 0

3rd Party Buyer
28,168,183

1 1/1/16 3/31/16 6.77% 1,476,045 25.00% 1,340,773 0 2,816,818 10.00% 0 2,816,818

2 4/1/16 6/30/16 25.84% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
3 8/1/16 9/30/16 25.84% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
4 10/1/16 12/31/16 25.84% 5,633,637 0 0 5,633,637 20.00% 0 5,633,637
5 12/1/16 12/31/16 15.70% 3,423,138 41.22% 2,210,499 0 5,633,637 20.00% 0 5,633,637
6 6/1/17 6/30/17 0 33.78% 1,811,818 1,005,000 1,005,000 2,816,818 10.00% 0 2,816,818
7 0 0 0 0 0.00% 0 0
8 0 0 0 0 0.00% 0 0

9 0 0 0 0 0.00% 0 0

10 0 0 0 0 0.00% 0 0
TOTAL 100.00% 21,800,093 100.00% 5,363,090 1,005,000 1,005,000 28,168,183 100.00% 0 28,168,183

21,800,093 Equity Agrees Equity Agrees

50.00% 0

5,363,090 0

0 0.00%

5,363,090

0.00%

Equity

Federal LIHTC Credits

3rd Party 
Equity

NEF and 3rd 
Party EQUITY

Total Equity 
Percent

Payment

Solar Credits

Total Limited Partner Equity

State LIHTC Credits Purchased by a 3rd Party

Qtr Paid

Equity Installments

Development 
Costs Percent

Total Equity 
Paid

NEF 
Reserves

State Historic Credits Purchased by a 3rd Party

Date

3rd Party State Credits

NEF Closing/Construction Start

Stabilization / Conversion / Final Cost Cert / 8609
Tax Return

75% Construction Complete
100% Construction Complete/ Placed in Service/ CO

25% Construction Complete

Maximum Deferred Fee Percentage

Developer Fee

3rd Party State Credit Equity

3rd Party Equity as % of Total

From Equity

From Cash Flow

Developer Fee

Percentage of Fee Deferred

3rd Party Calculations

50% Construction Complete

Project Cost
Developer 

Fee
Total Reserves 

Payment
Developer Fee 

Percent
Project Milestone

Total 

Federal Historic Tax Credits
State LIHTC Credits Purchased by NEF
State Historic Credits Purchased by NEF

Pricing Page

Price/CreditCredits



 NEF

Units 187

General & Administrative Property Management Fee 99,631 533 3.00%
Misc. Prop. Mgmt. Fees 0 3.00%
Accounting/Auditing 0 3.00%
Legal 0 3.00%
Office Supplies & Expense 0 3.00%
Telephone Answering Service 0 3.00%
Other - LIHTC Compliance Monitoring 0 3.00%
Other - Misc. Admin. 0 3.00%

99,631 533

Payroll & Related Administrative Payroll 0 3.00%
Maintenance Payroll 0 3.00%
Repair Payroll 0 3.00%
Payroll Taxes 0 3.00%
Fringe Benefits 0 3.00%
Other 0 3.00%

0 0

Utilities Electric (Common Area) 0 3.00%
Gas/Fuel Oil/Coal (Common Area) 0 3.00%
Water & Sewer 0 3.00%
Electric (for Units) 0 3.00%
Gas/Fuel Oil/Coal (for Units) 0 3.00%
Other 0 3.00%

0 0

Maintenance & Repair Cleaning (Janitorial) 0 3.00%
Elevator Maintenance 0 3.00%
Exterminating 0 3.00%
Fire Alarm Inspection 0 3.00%
Grounds Maintenance 827,200 4,424 3.00%
Grounds Maintenance Contract 0 3.00%
Painting & Decorating/Make-ready 0 3.00%
Repairs 0 3.00%
Repairs Contract 0 3.00%
Security 0 3.00%
Supplies 0 3.00%
Trash Removal/Snow Removal 0 3.00%
Vehicle/Equipment Maintenance 0 3.00%
Other - Misc Ops and Maint Expenses 0 3.00%
Reserves 0 3.00%

827,200 4,424

Market & Leasing Advertising 0 3.00%
Credit Investigations 0 3.00%
Leasing Fees 0 3.00%
Other 0 3.00%

0 0

Taxes & Insurance Insurance - Liability 0 3.00%
Other Taxes, Licenses & Fees 0 3.00%
Real Estate Taxes 60,160 322 3.00%
Property/Liability (Hazard) 0 3.00%
Other 0 3.00%

60,160 322

Total Annual Operating Budget 986,991 Is the project providing a washer/dryer in unit(s) Y/N
Which units are provided w/washer & dryer

 Annual Operating Budget per Unit (PUPA) 5,278

99,631

Annual 
Expense

Per Unit

6.38%

Escalator Comments
calculated property 

mgmt fee
alternate property mgmt 

fee calculation

Operating Expenses 

Tenant PaidOwner Paid



0 N/A 1 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A Sale

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
1.65% 89.84% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 0.00% 0.00%

11,296 615,473 712,757 727,012 741,553 756,384 771,511 786,942 802,680 818,734 835,109 851,811 868,847 886,224 903,949 922,027 940,468 0 0 12,952,777
16,711 910,499 1,054,416 1,075,505 1,097,015 1,118,955 1,141,334 1,164,161 1,187,444 1,211,193 1,235,417 1,260,125 1,285,328 1,311,034 1,337,255 1,250,333 0 0 0 17,656,723

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 113,667 1,391,280 0 0 1,504,947
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

28,006 1,525,972 1,767,174 1,802,517 1,838,567 1,875,339 1,912,845 1,951,102 1,990,124 2,029,927 2,070,525 2,111,936 2,154,175 2,197,258 2,241,203 2,286,027 2,331,748 0 0 32,114,446

(791) (43,083) (49,893) (50,891) (51,909) (52,947) (54,006) (55,086) (56,188) (57,311) (58,458) (59,627) (60,819) (62,036) (63,276) (64,542) (65,833) 0 0 (906,694)
(1,170) (63,735) (73,809) (75,285) (76,791) (78,327) (79,893) (81,491) (83,121) (84,783) (86,479) (88,209) (89,973) (91,772) (93,608) (95,480) (97,390) 0 0 (1,341,317)

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
237 13,196 14,982 15,281 15,587 15,899 16,217 16,541 16,872 17,209 17,554 17,905 18,263 18,628 19,000 19,381 19,768 0 0 272,519
(17) (924) (1,049) (1,070) (1,091) (1,113) (1,135) (1,158) (1,181) (1,205) (1,229) (1,253) (1,278) (1,304) (1,330) (1,357) (1,384) 0 0 (19,076)

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

0

26,267 1,431,426 1,657,404 1,690,552 1,724,364 1,758,851 1,794,028 1,829,908 1,866,507 1,903,837 1,941,913 1,980,752 2,020,367 2,060,774 2,101,990 2,144,029 2,186,910 0 0 30,119,878

1,643 92,193 105,699 108,869 112,136 115,500 118,965 122,534 126,210 129,996 133,896 137,913 142,050 146,311 150,701 155,222 159,879 0 0 2,059,714
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

13,639 765,448 877,576 903,904 931,021 958,952 987,720 1,017,352 1,047,872 1,079,308 1,111,688 1,145,038 1,179,389 1,214,771 1,251,214 1,288,751 1,327,413 0 0 17,101,056
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

992 55,669 63,824 65,738 67,711 69,742 71,834 73,989 76,209 78,495 80,850 83,276 85,774 88,347 90,997 93,727 96,539 0 0 1,243,713
0

16,274 913,310 1,047,099 1,078,512 1,110,867 1,144,193 1,178,519 1,213,874 1,250,291 1,287,799 1,326,433 1,366,226 1,407,213 1,449,430 1,492,912 1,537,700 1,583,831 0 0 20,404,483

925 51,912 59,516 61,302 63,141 65,035 66,986 68,996 71,066 73,198 75,394 77,656 79,985 82,385 84,856 87,402 90,024 0 0 1,159,779

17,199 965,222 1,106,615 1,139,814 1,174,008 1,209,228 1,245,505 1,282,870 1,321,356 1,360,997 1,401,827 1,443,882 1,487,198 1,531,814 1,577,769 1,625,102 1,673,855 0 0 21,564,262

9,068 466,204 550,789 550,739 550,355 549,622 548,523 547,038 545,150 542,840 540,086 536,870 533,168 528,960 524,221 518,928 513,055 0 0 8,555,615
ECR 1.53 1.48 1.50 1.48 1.47 1.45 1.44 1.43 1.41 1.40 1.39 1.37 1.36 1.35 1.33 1.32 1.31 0.00 0.00

Req'd ECR 1.05 Cash needed for ECR 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

First Mortgage Loan
0 27,905 58,488 62,251 66,255 70,516 75,052 79,879 85,017 90,486 96,306 102,501 109,094 116,111 123,579 131,528 139,988 0 0 1,434,957
0 216,201 429,724 425,962 421,958 417,697 413,161 408,333 403,195 397,727 391,907 385,712 379,119 372,102 364,633 356,685 348,225 0 0 6,132,342
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 244,106 488,213 488,213 488,213 488,213 488,213 488,213 488,213 488,213 488,213 488,213 488,213 488,213 488,213 488,213 488,213 0 0 7,567,298

9,068 222,098 62,576 62,526 62,143 61,410 60,310 58,825 56,937 54,627 51,874 48,657 44,956 40,747 36,008 30,715 24,842 0 0 988,317
0.00 1.91 1.13 1.13 1.13 1.13 1.12 1.12 1.12 1.11 1.11 1.10 1.09 1.08 1.07 1.06 1.05 0.00 0.00

Second Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9,068 222,098 62,576 62,526 62,143 61,410 60,310 58,825 56,937 54,627 51,874 48,657 44,956 40,747 36,008 30,715 24,842 0 0 988,317
0.00 1.91 1.13 1.13 1.13 1.13 1.12 1.12 1.12 1.11 1.11 1.10 1.09 1.08 1.07 1.06 1.05 0.00 0.00

Third Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9,068 222,098 62,576 62,526 62,143 61,410 60,310 58,825 56,937 54,627 51,874 48,657 44,956 40,747 36,008 30,715 24,842 0 0 988,317
0.00 1.91 1.13 1.13 1.13 1.13 1.12 1.12 1.12 1.11 1.11 1.10 1.09 1.08 1.07 1.06 1.05 0.00 0.00

Fourth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9,068 222,098 62,576 62,526 62,143 61,410 60,310 58,825 56,937 54,627 51,874 48,657 44,956 40,747 36,008 30,715 24,842 0 0 988,317
0.00 1.91 1.13 1.13 1.13 1.13 1.12 1.12 1.12 1.11 1.11 1.10 1.09 1.08 1.07 1.06 1.05 0.00 0.00

  NEF Cash Flow 

Project Year
% of Year in Operation

TAXES & INSURANCE

Total Expenses

MARKETING & LEASING
MAINTENANCE & REPAIR

Other Income / yr @  2%  increase / yr

PAYROLL & RELATED

INCOME
Gross Rent Paid - LIHTC Units  2.00%
Gross Rent Paid - Sub Units Increase  2.00%

GENERAL & ADMINISTRATIVE

Gross Rent Paid - After Contract  2.00%

 Replacement Reserve  (Funding Req.) @$300

Principal Pmt. - 

OTHER EXPENSES

Principal Pmt. - 
Interest Pmt. - 

Total Debt Service - 

Total Expenses including Replacement Reserve

Debt coverage ratio (TIF Note only)

NET OPERATING INCOME

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

Cash-flow after debt service - 1st

Interest Pmt. - 

Debt coverage ratio after 3rd mortgage

Cash-flow after debt service - 2nd

Principal Pmt. - 

Subsidized Residential Vacancy @  7.0%
Market Residential Vacancy @  7.0%

Commercial @  2%  increase / yr
Other Income Vacancy @  7.0%

UTILITIES

Commercial Vacancy @  7.0%

EXPENSES

Total Effective Gross Income from Project

Other Income 

Cash-flow after debt service - 4th

LIHTC and Subsidized Vacancy Override

Loan Servicing and/or MIP Fees

Loan Servicing and/or MIP Fees

DEBT SERVICE (MUST-PAY))

Debt coverage ratio after 4th mortgage

Principal Pmt. - First Mortgage
Interest Pmt. - First Mortgage

Debt coverage ratio after 1st mortgage

Total Debt Service - 

Total Debt Service - First Mortgage

Interest Pmt. - 

Total Debt Service - 
Cash-flow after debt service - 3rd

LIHTC Vacancy @  7.0%

Market Rent
Gross Residential Income



  NEF Cash Flow 

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 0 0 TOTAL
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

Fifth Mortgage Loan
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9,068 222,098 62,576 62,526 62,143 61,410 60,310 58,825 56,937 54,627 51,874 48,657 44,956 40,747 36,008 30,715 24,842 0 0 988,317
0.00 1.91 1.13 1.13 1.13 1.13 1.12 1.12 1.12 1.11 1.11 1.10 1.09 1.08 1.07 1.06 1.05 0.00 0.00

Req'd DSC Cash needed for DSC 0

0
0

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

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

1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1 9,068 19,261 19,839 20,434 21,047 21,678 22,329 22,999 23,689 24,399 25,131 25,885 26,662 27,462 28,285 29,134 24,842 0 0 392,144
2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
12 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
13 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
14 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
16 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
17 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
18 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
19 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
20 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
21 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
22 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
23 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
24 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
25 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
26 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
27 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 202,837 42,738 42,092 41,096 39,731 37,981 35,827 33,249 30,227 26,742 22,772 18,294 13,285 7,723 1,581 0 0 0 596,173

0 20 4 4 4 4 4 4 3 3 3 2 2 1 1 0 0 0 0 60
0 202,816 42,733 42,088 41,091 39,727 37,977 35,823 33,245 30,224 26,740 22,770 18,292 13,284 7,722 1,581 0 0 0 596,114

.

988,317

Cash Flow From Operations for Construction Costs

9,068 30,715 36,008 54,627 44,956 48,657 58,825 56,937 

Release of Operating Reserve

Total Debt Service - 

62,143 222,098 62,576 62,526 

Deferred Developer Fee - Principal

0

0

0

0

0

0

0

0
0

0
0

0

Excess Cash Allocation to Distributions

0

61,410 60,310 

RESERVE WITHDRAWALS

Debt coverage ratio after 5th mortgage

Interest Pmt. - 

Incentive Management Fee
Deferred Developer Fee - Interest

Initial Operating Reserve

Other Reserves

Cash Flow After Required Payments & 
Funding of Operating Reserve

Annual NEFAsset Management Fee

Capitalized Lease-Up Reserve
Capitalized Rev Deficit Reserve
Capitalized ACC Reserve

Project Year

PAYMENTS CONTINGENT ON AVAILABLE CASH-FLOW

Principal Pmt. - 

Remaining Cash

General Partner Share @ 0.01%
Limited Partner Share @ 99.99%

0

0

0

0

0
0
0
0

0
0

Loan Servicing and/or MIP Fees

0 0 40,747 24,842 

Cash-flow after debt service - 5th

51,874 



  NEF Cash Flow 
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034
0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321

0 185,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 3,700 3,774 3,849 3,926 4,005 3,677 3,375 3,098 2,844 2,611 2,397 2,200 2,020 1,854 1,702 0 0 45,034
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 20,425 18,751 17,213 15,802 14,506 13,316 12,224 11,222 10,302 9,457 8,682 7,813
0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321 70,321

0 185,000 188,700 192,474 196,323 200,250 183,829 168,755 154,917 142,214 130,553 119,847 110,020 100,998 92,716 85,114 78,134 70,321 70,321

2%
925 52,854 113,427 176,998 243,679 313,588 348,161 381,708 414,367 446,267 477,528 508,260 538,570 568,553 598,303 627,903 657,437 591,693

0 17 1,057 2,269 3,540 4,874 6,272 6,963 7,634 8,287 8,925 9,551 10,165 10,771 11,371 11,966 12,558 0 0 116,220

925 51,912 59,516 61,302 63,141 65,035 66,986 68,996 71,066 73,198 75,394 77,656 79,985 82,385 84,856 87,402 90,024 0 0
0 0 0 0 0 0 38,685 42,412 46,041 49,585 53,059 56,473 59,841 63,173 66,478 69,767 73,049 65,744 0

925 52,854 113,427 176,998 243,679 313,588 348,161 381,708 414,367 446,267 477,528 508,260 538,570 568,553 598,303 627,903 657,437 591,693 591,693

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

0 520,000 530,400 541,008 551,828 562,865 574,122 585,604 597,317 609,263 621,448 633,877 646,555 659,486 672,675 686,129 699,852 699,852
0 520,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 10,400 10,608 10,820 11,037 11,257 11,482 11,712 11,946 12,185 12,429 12,678 12,931 13,190 13,454 13,723 0 0 179,852
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 520,000 530,400 541,008 551,828 562,865 574,122 585,604 597,317 609,263 621,448 633,877 646,555 659,486 672,675 686,129 699,852 699,852 699,852

2%
0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720

0 0 6,000 6,120 6,242 6,367 6,495 6,624 6,757 6,892 7,030 7,171 7,314 7,460 7,609 7,762 7,917 0 0 103,761
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0 0
0 300,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0

0 300,000 306,000 312,120 318,362 324,730 331,224 337,849 344,606 351,498 358,528 365,698 373,012 380,473 388,082 395,844 209,720 209,720 209,720

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

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

2%
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

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

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2%

Ending Balance

Contributions to Other Reserve

Other Use (Expense / Capitalized)
Balance before Release
Release of Operating Reserve to cash flow

Project Year

Contributions to Operating Reserve
Interest on Reserve Account

Initial Operating Reserve
Reserve Balances

Ending Balance

Balance before Release

Withdrawal from Ins & Tax Reserve

Insurance & Tax Escrow (Funding Not Req.)
Interest on Reserve Account

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release

Balance before Release

Other Use (Expense / Capitalized)
Balance before Release

Interest on Reserve Account
Withdrawal from Replacement Reserve

Release of  Reserve to cash flow

Capitalized Rev Deficit Reserve

Contributions to Ins & Tax Reserve
Other Use (Expense / Capitalized)

Ending Balance

Withdrawal from Reserve

Contributions to Reserve

Withdrawal from Operating Reserve

Capitalized Replacement Reserve

Release of Operating Reserve to cash flow
Ending Balance

Release  to cash flow

Contributions to Replacement Reserve

Ending Balance

Other Use (Expense / Capitalized)

Other Use (Expense / Capitalized)

Interest on Reserve Account

Ending Balance

Other Use (Expense / Capitalized)
Balance before Release
Release of  Reserve 

Interest on Reserve Account
Withdrawal from Other Reserve

Capitalized Lease-Up Reserve

Release of  Reserve to cash flow

Other Reserves

Ending Balance

Interest on Reserve Account
Withdrawal from  Reserve

Contributions to Reserve

Balance before Release
Release of  Reserve to cash flow

Capitalized ACC Reserve

Other Use (Expense / Capitalized)



  NEF Cash Flow 

2017

5 10% 0%

5 10% 90%

20 50%

15 50%

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033

0 0 0 0 0 0 20,425 18,751 17,213 15,802 14,506 13,316 12,224 11,222 10,302 9,457 8,682 7,813
0 0 0 0 0 0 38,685 42,412 46,041 49,585 53,059 56,473 59,841 63,173 66,478 69,767 73,049 65,744
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 194,041 0

0 0 0 0 0 0 59,110 61,163 63,254 65,387 67,564 69,790 72,066 74,395 76,780 79,224 275,771 73,557
0 0 0 0 0 0 24,294 22,992 21,817 20,760 19,812 18,964 18,209 17,539 16,950 16,434 210,027 14,388
0 0 0 0 0 0 34,816 38,171 41,437 44,627 47,753 50,826 53,857 56,855 59,830 62,790 65,744 59,169
0 0 0 0 0 0 34,816 72,987 114,424 159,050 206,803 257,629 311,486 368,341 428,172 490,962 556,706 615,875

27.5 0 0 0 0 0 0 1,266 2,654 4,161 5,784 7,520 9,368 11,327 13,394 15,570 17,853 20,244 0
0 0 0 0 0 0 33,550 69,067 106,343 145,186 185,418 226,876 269,406 312,867 357,128 402,065 447,565 506,734

0 0 0 0 0 0 25,560 25,646 25,978 26,544 27,332 28,332 29,535 30,934 32,520 34,287 230,271 14,388

% of use capitalized

% of use capitalized

% of balance used

% of balance used

% of balance used

% of balance used

% of use capitalized

% of use capitalized

Total Deduction for Use of Reserves

Used in yrs multiple of

Total Currently Capitalized
Cumulative Capitalized

Revenue Deficit Reserve

Insurance & Tax Escrow Reserve

Use of Operating Reserve

Operating Reserve

Replacement Reserve Used in yrs multiple of

Used in yrs multiple of

Used in yrs multiple of

Use of Replacement Reserve

Remaining Capitalized Reserve Basis
Depreciation Taken

Use of Revenue Deficit Reserve
Use of Insurance & Tax Escrow Reserve

Total Uses of Reserves
Total Currently Expensed

Use of Reserves Analysis

Year Placed in Service



NEF

Total Acquisition

100% 130% 30%

36,686,523 0 0 36,686,523 0 0 0

100.00%

0 0 0

0 0 0

    Subtotal 36,686,523 0 0 36,686,523 0 0 0

Less: 0 0 0 0

0 0 0 0 0 0

0 0 0

36,686,523 0 0 36,686,523 0 0 0

Adjustment

100% 100.00%

47,692,480 0 0 47,692,480 0 0 0

100.00% 100.00% 100.00% 0% 0.00% 30.00%

47,692,480 0 0 47,692,480

0 0

3.22% 7.52% 7.52%

Calculated 3,586,474 0 0 3,586,474 0 0 0

2,561,000 0 0 2,561,000

2,561,000 0 0 2,561,000 0 0 0

25,610,000 0 0 0

No. of Units Fraction Total Sq Ft Fraction
187 100.00% 208,350 100.00%

0 0.00% 0 0.00% N/A
1 Add'l Const Period Bond Proceeds

36,686,523
188 100.00% 208,350 100.00% N/A

100.00%

Tax Credits

Eligible Basis

Percentage of Cost with 130% Basis Boost

Res Portion of Historic Rehab Credit 

Construction

Federal LIHTC
Historic 
Rehab 
Credit

State Historic 
Rehab Credit

Solar Credits

Res Portion of Solar Credits

Qualified Basis

Qualified Basis per Application

Tax Exempt Bonds

"Hard-to-Develop Area" or Qualified 
Census Tract

Applicable Fraction

Federal and Other Grants Off Basis

Other

Eligible Basis

Percentage of Historic Related Costs

Adjusted Eligible Basis

Manager Unit

Low Income Apts
Market Rate Apts

Actual Allocation

Rate

100.00%

Total Project Basis
Bond Proceeds/Aggregate Basis

N/A130.00% N/A

Applicable fraction (the lesser of units or sq ft)

N/A0.00%

Annual LIHTC Amount

Total Credits

Used in Forecast (lessor)

Bond Analysis 50% Test (If Applicable)
50% Test

Total Tax Exempt Bond Proceeds

TOTAL



 

        
via e-mail 
 
July 1, 2015 
  
Joe Chambers 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
Re:           Liberty Rising Phase 1 

Miami, FL 
185 Units 
 

Dear Mr. Chambers, 
 

 

Red Stone Tax-Exempt Funding LLC (“Red Stone”) is pleased to present Miami Redevelopment 
Partners, LLC or its affiliates (the “Sponsor”) with the following proposal to purchase up to $22,500,000 
of tax-exempt bonds, part of which shall be temporary construction bonds and part of which shall be 
permanent bonds as outlined below, issued by the Housing Finance Authority of Miami-Dade County 
(the “Issuer”) for the benefit of the above-referenced property (the “Property”).  The bond purchase shall 
hereinafter be defined as the facility (the “Facility”). 
 
This letter sets forth the basic business terms and conditions of Red Stone’s proposed financing, as well 
as summarizes key assumptions that Red Stone used in preparation of this proposal that were provided 
to us by the Sponsor or its representatives. 
 
Structure 
 

Red Stone will provide the financing Facility by purchasing up to 
$22,500,000 of fixed-rate tax-exempt bonds (the “Bonds”) directly or 
through its designee.  The Bonds shall mature 40 years after the closing 
(“the Closing”), subject to redemption prior to maturity as described below.    
 
The Facility will be composed of two series of Bonds; Series A shall be the 
permanent bonds and have a term of 40 years, subject to redemption prior 
to maturity as described below (the “Series A Bonds”) and the Series B 
shall be the construction bonds and have a term of approximately 2 years, 
subject to redemption prior to maturity as described below (the “Series B 
Bonds”), jointly referred to as the “Bonds.”  The amount of each Series 
shall be as follows: 
 
Series A Bonds: $14,030,000 
Series B Bonds: $8,470,000 
 
Red Stone will provide the financing Facility by purchasing the Series A 
Bonds at Closing, and will work with the Sponsor to facilitate the 
participation of a construction lender bank (the “Construction Bank”) that 
will acquire the Series B Bonds and credit-enhance the Series A Bonds 
during construction and lease-up with a stand-by letter of credit (the “Letter 
of Credit”), as further described herein. 
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Red Stone will purchase the Series A Bonds at issuance, the Construction 
Bank will purchase the Series B Bonds on a draw-down basis, and the 
proceeds will be lent to the Borrower pursuant to a loan agreement (the 
“Loan Agreement”) to be used to pay a portion of the costs incurred by the 
Borrower for the acquisition and construction of the Property. 
 
The documents evidencing the Facility shall contain covenants, 
representations, and warranties customarily provided in financing 
documents for bond financings of this size and nature. 
 

Letter of Credit Red Stone or the Sponsor shall arrange for the Letter of Credit to be issued 
for the benefit of the Bond Trustee for the account of the Borrower by a 
Red Stone-approved financial institution.  Obtaining a Letter of Credit shall 
be a condition precedent to Red Stone’s obligation to provide the Facility.  
The Letter of Credit shall remain outstanding for sixty (60) days following 
the expiration of the Stabilization Period, and shall at all times have a face-
amount equal to 100% of the outstanding amount of the Series A Bonds 
plus one month’s debt service.  Red Stone will be entitled to direct the Bond 
Trustee to draw on the Letter of Credit upon the Borrower’s (i) failure to 
complete construction of the Property before the end of the Construction 
Period, (ii) failure to achieve Stabilization by the end of the Development 
Period, (iii) breach of certain covenants relating to the Construction of the 
Property, or (iv) debt service payment default during the period in which 
the Letter of Credit is outstanding. 
 

Borrower 
 

[A to-be-formed limited partnership or limited liability company] (the 
“Borrower”)].  The Borrower and [its GENERAL PARTNER(S) (the 
“General Partner”)] shall each be a single-purpose, bankruptcy-remote 
entity. 
 

Guarantors / 
Key Principals 
 

ENTITIES (SPONSOR) and/or INDIVIDUALS (Sponsor affiliates to be 
approved through Red Stone underwriting) (the “Guarantors,” Guarantors 
subject to Red Stone approval) shall provide guarantees of certain specific 
obligations of the Borrower, as described herein.  Guarantors will be 
required to maintain a minimum amount of net worth and liquidity (cash 
and cash equivalents) prior to Stabilization (amount and forms to be 
reasonably determined during underwriting).  The Guarantors shall be 
jointly and severally obligated for certain non-recourse carve-outs as 
described herein. 
 

Property 
 

The Property, known as Liberty Rising Phase 1, is a multifamily apartment 
complex that will be a new construction replacement of existing public 
housing, located in the Liberty City neighborhood of Miami, Florida and 
consisting of 185 units.  The Property will consist of 22 one-bedroom units, 
87 two-bedroom units, 43 three-bedroom units, 23 four-bedroom units, and 
10 five-bedroom units, comprising approximately 209,300 net rentable 
square feet. 
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Capital Expenditures 
 

Funds necessary to construct the Property will be deposited into an escrow 
account (the “Project Fund”) to fund capital expenditures on a schedule and 
with terms approved by the Construction Bank and Red Stone prior to the 
Closing Date. 
 
The construction of the Property will be for a period no longer than 18 
months from the Closing (the “Construction Period”).  During the 
Construction Period, amounts in the Project Fund shall be disbursed to the 
Borrower from time to time, not more often than monthly, as the 
construction progresses, upon submission of a proper requisition with proof 
of completion of work and approval of such requisition by the Construction 
Bank and its consulting engineer. 
 
The Borrower will spend a minimum of approximately $22,050,000 
($119,190 per unit) in hard costs for the construction of the Property during 
the Construction Period.  Any monies remaining in the Project Fund at the 
end of the Construction Period that are not needed for capital items 
approved by the Construction Bank and Red Stone prior to the Closing Date 
shall be used to redeem Bonds.  The sources and uses are detailed on 
Exhibit A attached hereto. 
 

NOI Red Stone’s proposal is based on the pro-forma NOI of $941,168 (subject 
to Red Stone’s confirmation) as detailed on Exhibit B attached hereto.  This 
figure assumes a 7.0% vacancy rate, a 6.0% must-pay management fee, and 
$300/unit/year in replacement reserves (subject to confirmation by Red 
Stone’s underwriter and engineer). 
 

Debt Sizing Red Stone is sizing the Facility based on a minimum 1.15x Debt Service 
Coverage Ratio and a maximum 85% Loan-to-Value Ratio.  Upon 
completion of the Construction, the Loan Documents shall contain a 
stabilization requirement (“Stabilization”) as defined below. 
 

Stabilization Stabilization shall mean the point at which the ratio of net operating income 
of the Property for the prior three months, to a maximum principal and 
interest payable in any three-month period, equals or exceeds 1.15 to 1.0, 
and the average monthly occupancy in each of the three consecutive months 
equals at least 90%.  For purposes of the foregoing, net operating income 
shall be (a) the lesser of (i) actual Property income or (ii) actual Property 
income adjusted to reflect 7.0% economic vacancy, over (b) the greater of 
(i) actual Property expenses or (ii) projected expenses determined in Red 
Stone’s underwriting (except for expense line items relating to property 
taxes, insurance, and utilities, which shall in all cases be actual). 
 
Notwithstanding the above, Stabilization of the Property will occur no later 
than 30 months from the Closing Date (the “Stabilization Period”). 
 

Bond Interest / 
Ongoing Fees 

Beginning on the date of delivery of the Series A Bonds (the “Closing”), 
interest will be paid monthly at a fixed rate of 4.75% per annum on the 
Series A Bonds. 
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Beginning on the date of delivery of the Series B Bonds (the “Closing”), 
interest will be paid monthly at a floating rate of LIBOR plus 2.75% per 
annum on the Series B Bonds. 
 
In addition to the above-stated interest rate, the Borrower will pay all 
Trustee and Issuer fees associated with the transaction. 
 

Term of Bond Purchase Upon the 17-Year Anniversary of Closing, Red Stone shall have the option, 
with 6 months’ notice, to require a mandatory tender of the Series A Bonds. 
 

Termination Optional prepayment of the Facility shall be prohibited until 16 years after 
Closing Date.  Thereafter, the Facility may be prepaid at par. 
 

Interest-Only Period 24 Months 
 

Amortization After the Interest-Only Period, an amount of the Facility equal to the 
amount of the Series A Bond Amount shall be subject to mandatory 
redemption in part in monthly installments sufficient to amortize such 
Bonds fully over 40 years. 
 

Origination Fee 1.50% of the Series A Bond amount, payable to Red Stone at Closing. 
 

Construction Bank 
Fees and Costs 
 

The Borrower will be responsible for any fees and costs associated with the 
Construction Letter of Credit.  Currently, these are anticipated to be 1.00% 
of the Bonds at Closing, and 1.25% per annum of the Series A Bond 
Amount as long as the Letter of Credit is outstanding. 
 

Completion & 
Stabilization 
Guarantees 

To be negotiated between the Construction Bank and the Sponsor, subject 
to Red Stone’s approval. 
 
 

LIHTC Equity In addition to the Bonds, the acquisition and construction of the Property 
will be funded through the sale of Federal Low Income Housing Tax 
Credits (the “LIHTCs”).  The terms and pay-in commitments of the LIHTC 
proceeds are subject to the Construction Bank’s and Red Stone’s review. 
 

Other Sources The acquisition and construction of the Property shall also be funded with 
SAIL Funds, ELI Funds, County General Obligation Bonds, PHCD 
Documentary Surtax Funds, and PHCD CFFP Funds (together the “Soft 
Funds”).  Any payments due under the Soft Funds shall be subordinated to 
Red Stone’s Facility and subject to an Intercreditor Agreement acceptable 
to Red Stone and its counsel. 
 

MORTGAGE AND NOTE TERMS: 
 
Security / Collateral The Facility shall be secured at all times by the following: (a) first priority 

mortgage lien on the Property; (b) first priority assignment of leases and 
rents; (c) a collateral assignment of the management agreement and all 
project documents; (d) a general partner/managing member pledge; (e) the 
aforementioned guaranties; (f) assignment of capital contributions in 
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respect of the tax credits; (g) an environmental indemnity from the 
Borrower and the Guarantors. 
 

Non-Recourse 
 

Except as otherwise outlined in this letter, the loan and reimbursement 
documents will provide specifically that they are non-recourse to the Borrower 
and its partners, except in the event of fraud, misapplication of funds, and 
other bad acts. 
 

Other Costs The Borrower shall be responsible for all Closing costs and expenses of 
compliance with this proposal, including, but not limited to, costs of the 
Issuer, Issuer’s counsel, bond counsel, Trustee’s counsel, Red Stone’s 
counsel, and any costs of the Construction Bank and its counsel.  During the 
Construction Period, the Borrower shall be responsible for third-party 
inspection draw fees in an amount estimated not to exceed $1,500 per 
month per property.  The Borrower shall also be responsible for any title 
and transfer costs associated with the transaction.  In the event that the 
proposed transaction does not close for any reason other than the failure of 
Red Stone to comply with its obligations hereunder, the Borrower shall be 
responsible for all third-party costs and out-of-pocket costs incurred by Red 
Stone not satisfied by the Application Deposit. 
 

Property Management The property management company and the management contract shall be 
subject to approval by Red Stone.  The property management fee shall be 
6.0% of Effective Gross Income, and any amount in excess of 6.0% shall be 
subordinate to payment of interest on the Bonds, third-party fees, and 
mandatory redemption / sinking-fund payments. 
 

Application  
& Legal Deposit 

$25,000.  To be applied to the cost of preparing the third-party appraisal, 
engineering, and environmental reports, and Red Stone’s out-of-pocket 
underwriting costs.  Any unused portion of the deposit shall be returned to 
the Borrower.  Said deposit is payable upon the execution of this financing 
proposal by Borrower.  Red Stone shall use reasonable efforts to coordinate 
one appraisal, engineering, and environmental report jointly with the 
Construction Bank and LIHTC Provider. 
 
An additional $25,000 deposit is required to commence legal 
documentation; however this deposit is not required upon execution of the 
term sheet. 
 

Reserves & Escrows Monthly payments to escrow accounts held in the partnership name by the 
Bond Trustee will be required for taxes, insurance premiums, and 
replacement reserves.  Any draws from the escrow accounts shall require 
Red Stone’s consent.  The initial replacement reserves will be set at $300 
per unit per year (subject to confirmation by Red Stone’s underwriter and 
engineer). 
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Operating Reserve Upon Stabilization, the Borrower has budgeted the funding an Operating 
Reserve of approximately $520,000.  The Borrower shall deposit this 
amount into an escrow account held by the Trustee (the “Operating 
Reserve”) to be used for debt service payments and/or operating deficits 
during the Term.  The Operating Reserve shall be held in an interest-
bearing account and the interest shall be paid to the Borrower annually.  
Upon maturity of the Facility, the Operating Reserve will be released to the 
Borrower. 
 

Exclusivity Upon execution of this financing proposal, the Sponsor agrees (i) to cease 
its efforts to obtain financing from other sources, (ii) to terminate any other 
financing proposals currently in process, and (iii) to not sell, lease, or 
transfer the Property (or any interest therein).  This exclusive arrangement 
shall terminate should Red Stone notify the Sponsor in writing that it does 
not intend to proceed with this transaction.  Breach of this exclusivity 
clause shall cause the Origination Fee, and any out-of-pocket due diligence 
costs and legal fees incurred by Red Stone, to be immediately due and 
payable to Red Stone. 
 

Due Diligence / 
Conditions to Closing 

Red Stone and its agents shall have 60 days to perform due diligence from 
the later of the date on which Red Stone receives an executed copy of (i) 
this proposal and the Application Deposit and (ii) necessary preliminary 
due diligence information as requested by Red Stone.  During the due 
diligence period, Red Stone’s due diligence shall include, but not be limited 
to, engineering and environmental investigations, bond document review, 
title and survey review, market analysis, satisfactory review of 
Borrower/Sponsor financial statements, and other investigations deemed 
appropriate by Red Stone.  At its sole discretion, Red Stone has the right, at 
any time during the due diligence period, to decline to proceed with this 
proposal, and shall not be under any obligation to the Borrower.  In the 
event that Red Stone declines to proceed with this proposal, the Application 
Deposit (less actual out-of-pocket costs incurred by Red Stone and 
authorized hereby) and the Legal Deposit (less all fees and costs actually 
incurred by Red Stone’s counsel) will be returned to the Borrower. 
 

Budgets / Reporting The Borrower shall provide Red Stone or its designee with an annual 
budget for operations and capital expenditures to be approved by Red Stone 
within 30 days of submission.  Periodic reporting requirements shall 
include delivery of operating statements, occupancy reports, rent rolls, and 
other reports reasonably requested by Red Stone. 
 
The Borrower shall provide to Red Stone an annual audit report of each 
Property’s financial statements from a firm approved by Red Stone, not 
more than 120 days after the end of each fiscal year. 
 

Other At Closing, Red Stone will purchase the Bonds directly or indirectly with a 
designee through a placement agent or underwriter at no cost to the 
Borrower.  The designee (usually a large financial institution) will abide by 
all the terms included in this term sheet.  To the extent permitted by the 
Issuer, the Bonds will be issued in book-entry-only form and purchased 
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through a DTC participant selected by Red Stone. 
 
Red Stone reserves the right to sell, assign, or participate all or part of their 
interests in the Facility in a form they find satisfactory, provided the sale 
does not adversely affect the Borrower or increase the costs, expenses, or 
obligations of the Borrower. 
 
The Borrower shall cooperate fully with Red Stone in this matter, and shall 
take all actions reasonably requested by Red Stone and the new participant, 
but will not be required to enter into any documents which are materially-
adverse to the Borrower.  The Borrower shall not incur any costs or additional 
liability from any such transfer or securitization. 
 
Except as otherwise outlined in this letter, the loan and reimbursement 
documents will provide specifically that they are non-recourse to the Borrower 
and its partners, except in the event of fraud, misapplication of funds, and 
other bad acts, as outlined above in the Non-Recourse section. 
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Offer Expiration 
 

If the terms set forth in this letter are satisfactory, please indicate your 
acceptance by executing and returning to Red Stone a copy of this letter and 
the Application Deposit before August 1, 2015.  If you have not done so by 
such date, this proposal shall expire and be of no further effect.  It is also 
understood that the economic terms outlined herein shall remain valid 
through December 31, 2015, subject to current bond market conditions. 
 

This letter is a proposal for the purchase of up to $22,500,000 of tax-exempt bonds.  This letter does not 
constitute a commitment or approval to lend or purchase in any manner.  Any commitment by Red 
Stone to lend or purchase the Bonds is contingent upon the completion and ratification by Red Stone’s 
Board of Directors of our due diligence review. 
 
Very truly yours, 
 
Red Stone Tax Exempt Funding LLC 
 
 
 
Cody Z. Langeness 
Managing Director  
 
Agreed and Accepted: 
 
Miami Redevelopment Partners, LLC 
 
 
 
By:          ____________________ 
 
Name:     ____________________ 
 
Title:       ____________________ 
 
Date:       ____________________ 
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Exhibit A: Red Stone Underwriting Sources & Uses 
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First Mortgage 14,030,000       Hard Costs:
FHFC SAIL Loan 5,000,000         Demolition & Remediation 894,660           
FHFC ELI Loan 601,780           Infrastructure 1,850,000         
County General Obligation Bonds 5,476,548         Residential Hard Construction Costs 22,048,609       
PHCD Documentary Surtax Funds 1,091,445         Community Facilities Construction Costs 1,477,246         
PHCD CFFP 1,455,261         General Conditions 1,313,526         
LIHTC Equity 19,138,125       Contractor Overhead 525,410           
RAD Subsidy During Construction 476,755           Contractor Profit 1,576,231         
Other Public and Private Funds 155,000           P&P Bond 262,705           

Contingency 1,313,526         
Total Permanent Sources 47,424,915$   Architetcural & Engineering Costs:

Architecture (Design) 700,000           
Architecture (Supervision) 190,000           
Engineering 380,000           
Soils Testing 70,000             
Survey & As-Built Survey 30,000             
Financing Costs:
Construction Loan Interest 1,068,750         
Bank Construction Orgination 340,172           
Bank LC Annual Fees 453,563           
Negative Arbitrage 506,250           
Bond Issuance Costs 821,250           
Title & Recording 290,000           
Legal Fees:
Developer Legal 200,000           
Housing Authority legal 60,000             
Syndication Costs 50,000             
Other Soft Costs:
Owner's Insurance 650,000           
Accountant and Audit 15,000             
Cost Certification 20,000             
Appraisal & Market Study 25,000             
Environmental Studies 25,000             
Green Building Certification/Inspections 75,000             
FHFC Administrative Fee 139,200           
FHFC Application Fee 3,000               
FHFC Compliance Monitoring Fee 109,218           
FHFC Commitment Fee 225,000           
FHFC Credit Underwriting Fee 11,511             
FHFC Construction Servicing Fee 7,422               
PILOT Fees/R.E. Taxes during Const. 60,000             
Utility Tap Fees 250,000           
Relocation 706,629           
Tax & Insurance Escrow 300,000           
Soft Cost Contingency/Working Capital 341,610           
Marketing & Rent-up 207,660           
Reserves:
Operating Reserve 520,000           
Lease-up Reserve 185,000           
Developer Fees:
Developer Fee and Overhead 7,126,767         

Total Permanent Uses 47,424,915$   

Permanent Sources Permanent Uses



Exhibit B: Red Stone Underwriting Net Operating Income 
 

 
 
 
 
 

Red Stone
Underwriting Per Unit

Gross Potential 2,121,068$     11,465$          

Less:
Vacancy (148,475)          7.00%
Non Revenue -                  0.00%
Bad Debt / Collection Loss -                  0.00%

Total Rent Loss (148,475)          7.00%

Plus:
Total Other Income 16,628             90                   

Effective Gross Income 1,989,221$     10,753$          

Maintenance & Operations 814,000           4,400               
Management Fee 119,353           6.00%
Real Estate Taxes 59,200             320                 
Replacement Reserves 55,500             300                 

Total Expenses 1,048,053$     5,665$            

Net Operating Income 941,168$        5,087$            
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via e-mail 
 
July 1, 2015 
  
Joe Chambers 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
Re:           Liberty Rising Phase 2 

Miami, FL 
256 Units 
 

Dear Mr. Chambers, 
 

 

Red Stone Tax-Exempt Funding LLC (“Red Stone”) is pleased to present Miami Redevelopment 
Partners, LLC or its affiliates (the “Sponsor”) with the following proposal to purchase up to $30,100,000 
of tax-exempt bonds, part of which shall be temporary construction bonds and part of which shall be 
permanent bonds as outlined below, issued by the Housing Finance Authority of Miami-Dade County 
(the “Issuer”) for the benefit of the above-referenced property (the “Property”).  The bond purchase shall 
hereinafter be defined as the facility (the “Facility”). 
 
This letter sets forth the basic business terms and conditions of Red Stone’s proposed financing, as well 
as summarizes key assumptions that Red Stone used in preparation of this proposal that were provided 
to us by the Sponsor or its representatives. 
 
Structure 
 

Red Stone will provide the financing Facility by purchasing up to 
$30,100,000 of fixed-rate tax-exempt bonds (the “Bonds”) directly or 
through its designee.  The Bonds shall mature 40 years after the closing 
(“the Closing”), subject to redemption prior to maturity as described below.    
 
The Facility will be composed of two series of Bonds; Series A shall be the 
permanent bonds and have a term of 40 years, subject to redemption prior 
to maturity as described below (the “Series A Bonds”) and the Series B 
shall be the construction bonds and have a term of approximately 2 years, 
subject to redemption prior to maturity as described below (the “Series B 
Bonds”), jointly referred to as the “Bonds.”  The amount of each Series 
shall be as follows: 
 
Series A Bonds: $18,750,000 
Series B Bonds: $11,350,000 
 
Red Stone will provide the financing Facility by purchasing the Series A 
Bonds at Closing, and will work with the Sponsor to facilitate the 
participation of a construction lender bank (the “Construction Bank”) that 
will acquire the Series B Bonds and credit-enhance the Series A Bonds 
during construction and lease-up with a stand-by letter of credit (the “Letter 
of Credit”), as further described herein. 
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Red Stone will purchase the Series A Bonds at issuance, the Construction 
Bank will purchase the Series B Bonds on a draw-down basis, and the 
proceeds will be lent to the Borrower pursuant to a loan agreement (the 
“Loan Agreement”) to be used to pay a portion of the costs incurred by the 
Borrower for the acquisition and construction of the Property. 
 
The documents evidencing the Facility shall contain covenants, 
representations, and warranties customarily provided in financing 
documents for bond financings of this size and nature. 
 

Letter of Credit Red Stone or the Sponsor shall arrange for the Letter of Credit to be issued 
for the benefit of the Bond Trustee for the account of the Borrower by a 
Red Stone-approved financial institution.  Obtaining a Letter of Credit shall 
be a condition precedent to Red Stone’s obligation to provide the Facility.  
The Letter of Credit shall remain outstanding for sixty (60) days following 
the expiration of the Stabilization Period, and shall at all times have a face-
amount equal to 100% of the outstanding amount of the Series A Bonds 
plus one month’s debt service.  Red Stone will be entitled to direct the Bond 
Trustee to draw on the Letter of Credit upon the Borrower’s (i) failure to 
complete construction of the Property before the end of the Construction 
Period, (ii) failure to achieve Stabilization by the end of the Development 
Period, (iii) breach of certain covenants relating to the Construction of the 
Property, or (iv) debt service payment default during the period in which 
the Letter of Credit is outstanding. 
 

Borrower 
 

[A to-be-formed limited partnership or limited liability company] (the 
“Borrower”)].  The Borrower and [its GENERAL PARTNER(S) (the 
“General Partner”)] shall each be a single-purpose, bankruptcy-remote 
entity. 
 

Guarantors / 
Key Principals 
 

ENTITIES (SPONSOR) and/or INDIVIDUALS (Sponsor affiliates to be 
approved through Red Stone underwriting) (the “Guarantors,” Guarantors 
subject to Red Stone approval) shall provide guarantees of certain specific 
obligations of the Borrower, as described herein.  Guarantors will be 
required to maintain a minimum amount of net worth and liquidity (cash 
and cash equivalents) prior to Stabilization (amount and forms to be 
reasonably determined during underwriting).  The Guarantors shall be 
jointly and severally obligated for certain non-recourse carve-outs as 
described herein. 
 

Property 
 

The Property, known as Liberty Rising Phase 2, is a multifamily apartment 
complex that will be a new construction replacement of existing public 
housing, located in the Liberty City neighborhood of Miami, Florida and 
consisting of 256 units.  The Property will consist of 31 one-bedroom units, 
122 two-bedroom units, 60 three-bedroom units, 30 four-bedroom units, 
and 13 five-bedroom units, comprising approximately 291,290 net rentable 
square feet. 
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Capital Expenditures 
 

Funds necessary to construct the Property will be deposited into an escrow 
account (the “Project Fund”) to fund capital expenditures on a schedule and 
with terms approved by the Construction Bank and Red Stone prior to the 
Closing Date. 
 
The construction of the Property will be for a period no longer than 18 
months from the Closing (the “Construction Period”).  During the 
Construction Period, amounts in the Project Fund shall be disbursed to the 
Borrower from time to time, not more often than monthly, as the 
construction progresses, upon submission of a proper requisition with proof 
of completion of work and approval of such requisition by the Construction 
Bank and its consulting engineer. 
 
The Borrower will spend a minimum of approximately $30,880,000 
($120,625 per unit) in hard costs for the construction of the Property during 
the Construction Period.  Any monies remaining in the Project Fund at the 
end of the Construction Period that are not needed for capital items 
approved by the Construction Bank and Red Stone prior to the Closing Date 
shall be used to redeem Bonds.  The sources and uses are detailed on 
Exhibit A attached hereto. 
 

NOI Red Stone’s proposal is based on the pro-forma NOI of $1,257,485 (subject 
to Red Stone’s confirmation) as detailed on Exhibit B attached hereto.  This 
figure assumes a 7.0% vacancy rate, a 6.0% must-pay management fee, and 
$300/unit/year in replacement reserves (subject to confirmation by Red 
Stone’s underwriter and engineer). 
 

Debt Sizing Red Stone is sizing the Facility based on a minimum 1.15x Debt Service 
Coverage Ratio and a maximum 85% Loan-to-Value Ratio.  Upon 
completion of the Construction, the Loan Documents shall contain a 
stabilization requirement (“Stabilization”) as defined below. 
 

Stabilization Stabilization shall mean the point at which the ratio of net operating income 
of the Property for the prior three months, to a maximum principal and 
interest payable in any three-month period, equals or exceeds 1.15 to 1.0, 
and the average monthly occupancy in each of the three consecutive months 
equals at least 90%.  For purposes of the foregoing, net operating income 
shall be (a) the lesser of (i) actual Property income or (ii) actual Property 
income adjusted to reflect 7.0% economic vacancy, over (b) the greater of 
(i) actual Property expenses or (ii) projected expenses determined in Red 
Stone’s underwriting (except for expense line items relating to property 
taxes, insurance, and utilities, which shall in all cases be actual). 
 
Notwithstanding the above, Stabilization of the Property will occur no later 
than 30 months from the Closing Date (the “Stabilization Period”). 
 

Bond Interest / 
Ongoing Fees 

Beginning on the date of delivery of the Series A Bonds (the “Closing”), 
interest will be paid monthly at a fixed rate of 4.75% per annum on the 
Series A Bonds. 
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Beginning on the date of delivery of the Series B Bonds (the “Closing”), 
interest will be paid monthly at a floating rate of LIBOR plus 2.75% per 
annum on the Series B Bonds. 
 
In addition to the above-stated interest rate, the Borrower will pay all 
Trustee and Issuer fees associated with the transaction. 
 

Term of Bond Purchase Upon the 17-Year Anniversary of Closing, Red Stone shall have the option, 
with 6 months’ notice, to require a mandatory tender of the Series A Bonds. 
 

Termination Optional prepayment of the Facility shall be prohibited until 16 years after 
Closing Date.  Thereafter, the Facility may be prepaid at par. 
 

Interest-Only Period 24 Months 
 

Amortization After the Interest-Only Period, an amount of the Facility equal to the 
amount of the Series A Bond Amount shall be subject to mandatory 
redemption in part in monthly installments sufficient to amortize such 
Bonds fully over 40 years. 
 

Origination Fee 1.50% of the Series A Bond amount, payable to Red Stone at Closing. 
 

Construction Bank 
Fees and Costs 
 

The Borrower will be responsible for any fees and costs associated with the 
Construction Letter of Credit.  Currently, these are anticipated to be 1.00% 
of the Bonds at Closing, and 1.25% per annum of the Series A Bond 
Amount as long as the Letter of Credit is outstanding. 
 

Completion & 
Stabilization 
Guarantees 

To be negotiated between the Construction Bank and the Sponsor, subject 
to Red Stone’s approval. 
 
 

LIHTC Equity In addition to the Bonds, the acquisition and construction of the Property 
will be funded through the sale of Federal Low Income Housing Tax 
Credits (the “LIHTCs”).  The terms and pay-in commitments of the LIHTC 
proceeds are subject to the Construction Bank’s and Red Stone’s review. 
 

Other Sources The acquisition and construction of the Property shall also be funded with 
SAIL Funds, ELI Funds, County General Obligation Bonds, PHCD 
Documentary Surtax Funds, and PHCD CFFP Funds (together the “Soft 
Funds”).  Any payments due under the Soft Funds shall be subordinated to 
Red Stone’s Facility and subject to an Intercreditor Agreement acceptable 
to Red Stone and its counsel. 
 

MORTGAGE AND NOTE TERMS: 
 
Security / Collateral The Facility shall be secured at all times by the following: (a) first priority 

mortgage lien on the Property; (b) first priority assignment of leases and 
rents; (c) a collateral assignment of the management agreement and all 
project documents; (d) a general partner/managing member pledge; (e) the 
aforementioned guaranties; (f) assignment of capital contributions in 
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respect of the tax credits; (g) an environmental indemnity from the 
Borrower and the Guarantors. 
 

Non-Recourse 
 

Except as otherwise outlined in this letter, the loan and reimbursement 
documents will provide specifically that they are non-recourse to the Borrower 
and its partners, except in the event of fraud, misapplication of funds, and 
other bad acts. 
 

Other Costs The Borrower shall be responsible for all Closing costs and expenses of 
compliance with this proposal, including, but not limited to, costs of the 
Issuer, Issuer’s counsel, bond counsel, Trustee’s counsel, Red Stone’s 
counsel, and any costs of the Construction Bank and its counsel.  During the 
Construction Period, the Borrower shall be responsible for third-party 
inspection draw fees in an amount estimated not to exceed $1,500 per 
month per property.  The Borrower shall also be responsible for any title 
and transfer costs associated with the transaction.  In the event that the 
proposed transaction does not close for any reason other than the failure of 
Red Stone to comply with its obligations hereunder, the Borrower shall be 
responsible for all third-party costs and out-of-pocket costs incurred by Red 
Stone not satisfied by the Application Deposit. 
 

Property Management The property management company and the management contract shall be 
subject to approval by Red Stone.  The property management fee shall be 
6.0% of Effective Gross Income, and any amount in excess of 6.0% shall be 
subordinate to payment of interest on the Bonds, third-party fees, and 
mandatory redemption / sinking-fund payments. 
 

Application  
& Legal Deposit 

$25,000.  To be applied to the cost of preparing the third-party appraisal, 
engineering, and environmental reports, and Red Stone’s out-of-pocket 
underwriting costs.  Any unused portion of the deposit shall be returned to 
the Borrower.  Said deposit is payable upon the execution of this financing 
proposal by Borrower.  Red Stone shall use reasonable efforts to coordinate 
one appraisal, engineering, and environmental report jointly with the 
Construction Bank and LIHTC Provider. 
 
An additional $25,000 deposit is required to commence legal 
documentation; however this deposit is not required upon execution of the 
term sheet. 
 

Reserves & Escrows Monthly payments to escrow accounts held in the partnership name by the 
Bond Trustee will be required for taxes, insurance premiums, and 
replacement reserves.  Any draws from the escrow accounts shall require 
Red Stone’s consent.  The initial replacement reserves will be set at $300 
per unit per year (subject to confirmation by Red Stone’s underwriter and 
engineer). 

 2 Grand Central Tower   |   140 East 45th Street, 15th Floor   |   New York, NY 10017   |   212 297 1800 

www.redstoneco.com 

5 



Operating Reserve Upon Stabilization, the Borrower has budgeted the funding an Operating 
Reserve of approximately $720,000.  The Borrower shall deposit this 
amount into an escrow account held by the Trustee (the “Operating 
Reserve”) to be used for debt service payments and/or operating deficits 
during the Term.  The Operating Reserve shall be held in an interest-
bearing account and the interest shall be paid to the Borrower annually.  
Upon maturity of the Facility, the Operating Reserve will be released to the 
Borrower. 
 

Exclusivity Upon execution of this financing proposal, the Sponsor agrees (i) to cease 
its efforts to obtain financing from other sources, (ii) to terminate any other 
financing proposals currently in process, and (iii) to not sell, lease, or 
transfer the Property (or any interest therein).  This exclusive arrangement 
shall terminate should Red Stone notify the Sponsor in writing that it does 
not intend to proceed with this transaction.  Breach of this exclusivity 
clause shall cause the Origination Fee, and any out-of-pocket due diligence 
costs and legal fees incurred by Red Stone, to be immediately due and 
payable to Red Stone. 
 

Due Diligence / 
Conditions to Closing 

Red Stone and its agents shall have 60 days to perform due diligence from 
the later of the date on which Red Stone receives an executed copy of (i) 
this proposal and the Application Deposit and (ii) necessary preliminary 
due diligence information as requested by Red Stone.  During the due 
diligence period, Red Stone’s due diligence shall include, but not be limited 
to, engineering and environmental investigations, bond document review, 
title and survey review, market analysis, satisfactory review of 
Borrower/Sponsor financial statements, and other investigations deemed 
appropriate by Red Stone.  At its sole discretion, Red Stone has the right, at 
any time during the due diligence period, to decline to proceed with this 
proposal, and shall not be under any obligation to the Borrower.  In the 
event that Red Stone declines to proceed with this proposal, the Application 
Deposit (less actual out-of-pocket costs incurred by Red Stone and 
authorized hereby) and the Legal Deposit (less all fees and costs actually 
incurred by Red Stone’s counsel) will be returned to the Borrower. 
 

Budgets / Reporting The Borrower shall provide Red Stone or its designee with an annual 
budget for operations and capital expenditures to be approved by Red Stone 
within 30 days of submission.  Periodic reporting requirements shall 
include delivery of operating statements, occupancy reports, rent rolls, and 
other reports reasonably requested by Red Stone. 
 
The Borrower shall provide to Red Stone an annual audit report of each 
Property’s financial statements from a firm approved by Red Stone, not 
more than 120 days after the end of each fiscal year. 
 

Other At Closing, Red Stone will purchase the Bonds directly or indirectly with a 
designee through a placement agent or underwriter at no cost to the 
Borrower.  The designee (usually a large financial institution) will abide by 
all the terms included in this term sheet.  To the extent permitted by the 
Issuer, the Bonds will be issued in book-entry-only form and purchased 

 2 Grand Central Tower   |   140 East 45th Street, 15th Floor   |   New York, NY 10017   |   212 297 1800 

www.redstoneco.com 

6 



through a DTC participant selected by Red Stone. 
 
Red Stone reserves the right to sell, assign, or participate all or part of their 
interests in the Facility in a form they find satisfactory, provided the sale 
does not adversely affect the Borrower or increase the costs, expenses, or 
obligations of the Borrower. 
 
The Borrower shall cooperate fully with Red Stone in this matter, and shall 
take all actions reasonably requested by Red Stone and the new participant, 
but will not be required to enter into any documents which are materially-
adverse to the Borrower.  The Borrower shall not incur any costs or additional 
liability from any such transfer or securitization. 
 
Except as otherwise outlined in this letter, the loan and reimbursement 
documents will provide specifically that they are non-recourse to the Borrower 
and its partners, except in the event of fraud, misapplication of funds, and 
other bad acts, as outlined above in the Non-Recourse section. 
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Offer Expiration 
 

If the terms set forth in this letter are satisfactory, please indicate your 
acceptance by executing and returning to Red Stone a copy of this letter and 
the Application Deposit before August 1, 2015.  If you have not done so by 
such date, this proposal shall expire and be of no further effect.  It is also 
understood that the economic terms outlined herein shall remain valid 
through December 31, 2015, subject to current bond market conditions. 
 

This letter is a proposal for the purchase of up to $30,100,000 of tax-exempt bonds.  This letter does not 
constitute a commitment or approval to lend or purchase in any manner.  Any commitment by Red 
Stone to lend or purchase the Bonds is contingent upon the completion and ratification by Red Stone’s 
Board of Directors of our due diligence review. 
 
Very truly yours, 
 
Red Stone Tax Exempt Funding LLC 
 
 
 
Cody Z. Langeness 
Managing Director  
 
Agreed and Accepted: 
 
Miami Redevelopment Partners, LLC 
 
 
 
By:          ____________________ 
 
Name:     ____________________ 
 
Title:       ____________________ 
 
Date:       ____________________ 
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Exhibit A: Red Stone Underwriting Sources & Uses 
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First Mortgage 18,750,000       Hard Costs:
FHFC SAIL Loan 5,000,000         Demolition & Remediation 1,238,016         
FHFC ELI Loan 805,202           Infrastructure 2,560,000         
County General Obligation Bonds 8,948,163         Residential Hard Construction Costs 30,875,081       
PHCD Documentary Surtax Funds 1,510,324         Community Facilities Construction Costs 807,679           
PHCD CFFP 2,013,766         General Conditions 1,774,039         
LIHTC Equity 25,650,440       Contractor Overhead 709,616           
RAD Subsidy During Construction 654,494           Contractor Profit 2,128,847         
Other Public and Private Funds 131,271           P&P Bond 354,808           

Contingency 1,774,039         
Total Permanent Sources 63,463,659$   Architetcural & Engineering Costs:

Architecture (Design) 940,000           
Architecture (Supervision) 260,000           
Engineering 510,000           
Soils Testing 70,000             
Survey & As-Built Survey 30,000             
Financing Costs:
Construction Loan Interest 1,429,750         
Bank Construction Orgination 455,074           
Bank LC Annual Fees 606,766           
Negative Arbitrage 677,250           
Bond Issuance Costs 1,098,650         
Title & Recording 390,000           
Legal Fees:
Developer Legal 200,000           
Housing Authority legal 60,000             
Syndication Costs 50,000             
Other Soft Costs:
Owner's Insurance 650,000           
Accountant and Audit 15,000             
Cost Certification 20,000             
Appraisal & Market Study 25,000             
Environmental Studies 25,000             
Green Building Certification/Inspections 75,000             
FHFC Administrative Fee 186,567           
FHFC Application Fee 3,000               
FHFC Compliance Monitoring Fee 129,581           
FHFC Commitment Fee 301,000           
FHFC Credit Underwriting Fee 11,511             
FHFC Construction Servicing Fee 7,422               
PILOT Fees/R.E. Taxes during Const. 60,000             
Utility Tap Fees 250,000           
Relocation 1,172,073         
Tax & Insurance Escrow 300,000           
Soft Cost Contingency/Working Capital 456,247           
Marketing & Rent-up 273,712           
Reserves:
Operating Reserve 720,000           
Lease-up Reserve 250,000           
Developer Fees:
Developer Fee and Overhead 9,532,931         

Total Permanent Uses 63,463,659$   

Permanent Sources Permanent Uses



Exhibit B: Red Stone Underwriting Net Operating Income 
 

 
 
 

Red Stone
Underwriting Per Unit

Gross Potential 2,890,614$     11,291$          

Less:
Vacancy (202,343)          7.00%
Non Revenue -                  0.00%
Bad Debt / Collection Loss -                  0.00%

Total Rent Loss (202,343)          7.00%

Plus:
Total Other Income 16,628             65                   

Effective Gross Income 2,704,899$     10,566$          

Maintenance & Operations 1,126,400         4,400               
Management Fee 162,294           6.00%
Real Estate Taxes 81,920             320                 
Replacement Reserves 76,800             300                 

Total Expenses 1,447,414$     5,654$            

Net Operating Income 1,257,485$     4,912$            
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via e-mail 
 
July 1, 2015 
  
Joe Chambers 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
Re:           Liberty Rising Phase 3 

Miami, FL 
204 Units 
 

Dear Mr. Chambers, 
 

 

Red Stone Tax-Exempt Funding LLC (“Red Stone”) is pleased to present Miami Redevelopment 
Partners, LLC or its affiliates (the “Sponsor”) with the following proposal to purchase up to $23,300,000 
of tax-exempt bonds, part of which shall be temporary construction bonds and part of which shall be 
permanent bonds as outlined below, issued by the Housing Finance Authority of Miami-Dade County 
(the “Issuer”) for the benefit of the above-referenced property (the “Property”).  The bond purchase shall 
hereinafter be defined as the facility (the “Facility”). 
 
This letter sets forth the basic business terms and conditions of Red Stone’s proposed financing, as well 
as summarizes key assumptions that Red Stone used in preparation of this proposal that were provided 
to us by the Sponsor or its representatives. 
 
Structure 
 

Red Stone will provide the financing Facility by purchasing up to 
$23,300,000 of fixed-rate tax-exempt bonds (the “Bonds”) directly or 
through its designee.  The Bonds shall mature 40 years after the closing 
(“the Closing”), subject to redemption prior to maturity as described below.    
 
The Facility will be composed of two series of Bonds; Series A shall be the 
permanent bonds and have a term of 40 years, subject to redemption prior 
to maturity as described below (the “Series A Bonds”) and the Series B 
shall be the construction bonds and have a term of approximately 2 years, 
subject to redemption prior to maturity as described below (the “Series B 
Bonds”), jointly referred to as the “Bonds.”  The amount of each Series 
shall be as follows: 
 
Series A Bonds: $15,390,000 
Series B Bonds: $7,910,000 
 
Red Stone will provide the financing Facility by purchasing the Series A 
Bonds at Closing, and will work with the Sponsor to facilitate the 
participation of a construction lender bank (the “Construction Bank”) that 
will acquire the Series B Bonds and credit-enhance the Series A Bonds 
during construction and lease-up with a stand-by letter of credit (the “Letter 
of Credit”), as further described herein. 
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Red Stone will purchase the Series A Bonds at issuance, the Construction 
Bank will purchase the Series B Bonds on a draw-down basis, and the 
proceeds will be lent to the Borrower pursuant to a loan agreement (the 
“Loan Agreement”) to be used to pay a portion of the costs incurred by the 
Borrower for the acquisition and construction of the Property. 
 
The documents evidencing the Facility shall contain covenants, 
representations, and warranties customarily provided in financing 
documents for bond financings of this size and nature. 
 

Letter of Credit Red Stone or the Sponsor shall arrange for the Letter of Credit to be issued 
for the benefit of the Bond Trustee for the account of the Borrower by a 
Red Stone-approved financial institution.  Obtaining a Letter of Credit shall 
be a condition precedent to Red Stone’s obligation to provide the Facility.  
The Letter of Credit shall remain outstanding for sixty (60) days following 
the expiration of the Stabilization Period, and shall at all times have a face-
amount equal to 100% of the outstanding amount of the Series A Bonds 
plus one month’s debt service.  Red Stone will be entitled to direct the Bond 
Trustee to draw on the Letter of Credit upon the Borrower’s (i) failure to 
complete construction of the Property before the end of the Construction 
Period, (ii) failure to achieve Stabilization by the end of the Development 
Period, (iii) breach of certain covenants relating to the Construction of the 
Property, or (iv) debt service payment default during the period in which 
the Letter of Credit is outstanding. 
 

Borrower 
 

[A to-be-formed limited partnership or limited liability company] (the 
“Borrower”)].  The Borrower and [its GENERAL PARTNER(S) (the 
“General Partner”)] shall each be a single-purpose, bankruptcy-remote 
entity. 
 

Guarantors / 
Key Principals 
 

ENTITIES (SPONSOR) and/or INDIVIDUALS (Sponsor affiliates to be 
approved through Red Stone underwriting) (the “Guarantors,” Guarantors 
subject to Red Stone approval) shall provide guarantees of certain specific 
obligations of the Borrower, as described herein.  Guarantors will be 
required to maintain a minimum amount of net worth and liquidity (cash 
and cash equivalents) prior to Stabilization (amount and forms to be 
reasonably determined during underwriting).  The Guarantors shall be 
jointly and severally obligated for certain non-recourse carve-outs as 
described herein. 
 

Property 
 

The Property, known as Liberty Rising Phase 3, is a multifamily apartment 
complex that will be a new construction replacement of existing public 
housing, located in the Liberty City neighborhood of Miami, Florida and 
consisting of 204 units.  The Property will consist of 25 one-bedroom units, 
97 two-bedroom units, 48 three-bedroom units, 23 four-bedroom units, and 
11 five-bedroom units, comprising approximately 229,950 net rentable 
square feet. 
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Capital Expenditures 
 

Funds necessary to construct the Property will be deposited into an escrow 
account (the “Project Fund”) to fund capital expenditures on a schedule and 
with terms approved by the Construction Bank and Red Stone prior to the 
Closing Date. 
 
The construction of the Property will be for a period no longer than 18 
months from the Closing (the “Construction Period”).  During the 
Construction Period, amounts in the Project Fund shall be disbursed to the 
Borrower from time to time, not more often than monthly, as the 
construction progresses, upon submission of a proper requisition with proof 
of completion of work and approval of such requisition by the Construction 
Bank and its consulting engineer. 
 
The Borrower will spend a minimum of approximately $24,540,000 
($120,294 per unit) in hard costs for the construction of the Property during 
the Construction Period.  Any monies remaining in the Project Fund at the 
end of the Construction Period that are not needed for capital items 
approved by the Construction Bank and Red Stone prior to the Closing Date 
shall be used to redeem Bonds.  The sources and uses are detailed on 
Exhibit A attached hereto. 
 

NOI Red Stone’s proposal is based on the pro-forma NOI of $1,032,457 (subject 
to Red Stone’s confirmation) as detailed on Exhibit B attached hereto.  This 
figure assumes a 7.0% vacancy rate, a 6.0% must-pay management fee, and 
$300/unit/year in replacement reserves (subject to confirmation by Red 
Stone’s underwriter and engineer). 
 

Debt Sizing Red Stone is sizing the Facility based on a minimum 1.15x Debt Service 
Coverage Ratio and a maximum 85% Loan-to-Value Ratio.  Upon 
completion of the Construction, the Loan Documents shall contain a 
stabilization requirement (“Stabilization”) as defined below. 
 

Stabilization Stabilization shall mean the point at which the ratio of net operating income 
of the Property for the prior three months, to a maximum principal and 
interest payable in any three-month period, equals or exceeds 1.15 to 1.0, 
and the average monthly occupancy in each of the three consecutive months 
equals at least 90%.  For purposes of the foregoing, net operating income 
shall be (a) the lesser of (i) actual Property income or (ii) actual Property 
income adjusted to reflect 7.0% economic vacancy, over (b) the greater of 
(i) actual Property expenses or (ii) projected expenses determined in Red 
Stone’s underwriting (except for expense line items relating to property 
taxes, insurance, and utilities, which shall in all cases be actual). 
 
Notwithstanding the above, Stabilization of the Property will occur no later 
than 30 months from the Closing Date (the “Stabilization Period”). 
 

Bond Interest / 
Ongoing Fees 

Beginning on the date of delivery of the Series A Bonds (the “Closing”), 
interest will be paid monthly at a fixed rate of 4.75% per annum on the 
Series A Bonds. 
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Beginning on the date of delivery of the Series B Bonds (the “Closing”), 
interest will be paid monthly at a floating rate of LIBOR plus 2.75% per 
annum on the Series B Bonds. 
 
In addition to the above-stated interest rate, the Borrower will pay all 
Trustee and Issuer fees associated with the transaction. 
 

Term of Bond Purchase Upon the 17-Year Anniversary of Closing, Red Stone shall have the option, 
with 6 months’ notice, to require a mandatory tender of the Series A Bonds. 
 

Termination Optional prepayment of the Facility shall be prohibited until 16 years after 
Closing Date.  Thereafter, the Facility may be prepaid at par. 
 

Interest-Only Period 24 Months 
 

Amortization After the Interest-Only Period, an amount of the Facility equal to the 
amount of the Series A Bond Amount shall be subject to mandatory 
redemption in part in monthly installments sufficient to amortize such 
Bonds fully over 40 years. 
 

Origination Fee 1.50% of the Series A Bond amount, payable to Red Stone at Closing. 
 

Construction Bank 
Fees and Costs 
 

The Borrower will be responsible for any fees and costs associated with the 
Construction Letter of Credit.  Currently, these are anticipated to be 1.00% 
of the Bonds at Closing, and 1.25% per annum of the Series A Bond 
Amount as long as the Letter of Credit is outstanding. 
 

Completion & 
Stabilization 
Guarantees 

To be negotiated between the Construction Bank and the Sponsor, subject 
to Red Stone’s approval. 
 
 

LIHTC Equity In addition to the Bonds, the acquisition and construction of the Property 
will be funded through the sale of Federal Low Income Housing Tax 
Credits (the “LIHTCs”).  The terms and pay-in commitments of the LIHTC 
proceeds are subject to the Construction Bank’s and Red Stone’s review. 
 

Other Sources The acquisition and construction of the Property shall also be funded with 
SAIL Funds, ELI Funds, County General Obligation Bonds, PHCD 
Documentary Surtax Funds, and PHCD CFFP Funds (together the “Soft 
Funds”).  Any payments due under the Soft Funds shall be subordinated to 
Red Stone’s Facility and subject to an Intercreditor Agreement acceptable 
to Red Stone and its counsel. 
 

MORTGAGE AND NOTE TERMS: 
 
Security / Collateral The Facility shall be secured at all times by the following: (a) first priority 

mortgage lien on the Property; (b) first priority assignment of leases and 
rents; (c) a collateral assignment of the management agreement and all 
project documents; (d) a general partner/managing member pledge; (e) the 
aforementioned guaranties; (f) assignment of capital contributions in 
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respect of the tax credits; (g) an environmental indemnity from the 
Borrower and the Guarantors. 
 

Non-Recourse 
 

Except as otherwise outlined in this letter, the loan and reimbursement 
documents will provide specifically that they are non-recourse to the Borrower 
and its partners, except in the event of fraud, misapplication of funds, and 
other bad acts. 
 

Other Costs The Borrower shall be responsible for all Closing costs and expenses of 
compliance with this proposal, including, but not limited to, costs of the 
Issuer, Issuer’s counsel, bond counsel, Trustee’s counsel, Red Stone’s 
counsel, and any costs of the Construction Bank and its counsel.  During the 
Construction Period, the Borrower shall be responsible for third-party 
inspection draw fees in an amount estimated not to exceed $1,500 per 
month per property.  The Borrower shall also be responsible for any title 
and transfer costs associated with the transaction.  In the event that the 
proposed transaction does not close for any reason other than the failure of 
Red Stone to comply with its obligations hereunder, the Borrower shall be 
responsible for all third-party costs and out-of-pocket costs incurred by Red 
Stone not satisfied by the Application Deposit. 
 

Property Management The property management company and the management contract shall be 
subject to approval by Red Stone.  The property management fee shall be 
6.0% of Effective Gross Income, and any amount in excess of 6.0% shall be 
subordinate to payment of interest on the Bonds, third-party fees, and 
mandatory redemption / sinking-fund payments. 
 

Application  
& Legal Deposit 

$25,000.  To be applied to the cost of preparing the third-party appraisal, 
engineering, and environmental reports, and Red Stone’s out-of-pocket 
underwriting costs.  Any unused portion of the deposit shall be returned to 
the Borrower.  Said deposit is payable upon the execution of this financing 
proposal by Borrower.  Red Stone shall use reasonable efforts to coordinate 
one appraisal, engineering, and environmental report jointly with the 
Construction Bank and LIHTC Provider. 
 
An additional $25,000 deposit is required to commence legal 
documentation; however this deposit is not required upon execution of the 
term sheet. 
 

Reserves & Escrows Monthly payments to escrow accounts held in the partnership name by the 
Bond Trustee will be required for taxes, insurance premiums, and 
replacement reserves.  Any draws from the escrow accounts shall require 
Red Stone’s consent.  The initial replacement reserves will be set at $300 
per unit per year (subject to confirmation by Red Stone’s underwriter and 
engineer). 
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Operating Reserve Upon Stabilization, the Borrower has budgeted the funding an Operating 
Reserve of approximately $580,000.  The Borrower shall deposit this 
amount into an escrow account held by the Trustee (the “Operating 
Reserve”) to be used for debt service payments and/or operating deficits 
during the Term.  The Operating Reserve shall be held in an interest-
bearing account and the interest shall be paid to the Borrower annually.  
Upon maturity of the Facility, the Operating Reserve will be released to the 
Borrower. 
 

Exclusivity Upon execution of this financing proposal, the Sponsor agrees (i) to cease 
its efforts to obtain financing from other sources, (ii) to terminate any other 
financing proposals currently in process, and (iii) to not sell, lease, or 
transfer the Property (or any interest therein).  This exclusive arrangement 
shall terminate should Red Stone notify the Sponsor in writing that it does 
not intend to proceed with this transaction.  Breach of this exclusivity 
clause shall cause the Origination Fee, and any out-of-pocket due diligence 
costs and legal fees incurred by Red Stone, to be immediately due and 
payable to Red Stone. 
 

Due Diligence / 
Conditions to Closing 

Red Stone and its agents shall have 60 days to perform due diligence from 
the later of the date on which Red Stone receives an executed copy of (i) 
this proposal and the Application Deposit and (ii) necessary preliminary 
due diligence information as requested by Red Stone.  During the due 
diligence period, Red Stone’s due diligence shall include, but not be limited 
to, engineering and environmental investigations, bond document review, 
title and survey review, market analysis, satisfactory review of 
Borrower/Sponsor financial statements, and other investigations deemed 
appropriate by Red Stone.  At its sole discretion, Red Stone has the right, at 
any time during the due diligence period, to decline to proceed with this 
proposal, and shall not be under any obligation to the Borrower.  In the 
event that Red Stone declines to proceed with this proposal, the Application 
Deposit (less actual out-of-pocket costs incurred by Red Stone and 
authorized hereby) and the Legal Deposit (less all fees and costs actually 
incurred by Red Stone’s counsel) will be returned to the Borrower. 
 

Budgets / Reporting The Borrower shall provide Red Stone or its designee with an annual 
budget for operations and capital expenditures to be approved by Red Stone 
within 30 days of submission.  Periodic reporting requirements shall 
include delivery of operating statements, occupancy reports, rent rolls, and 
other reports reasonably requested by Red Stone. 
 
The Borrower shall provide to Red Stone an annual audit report of each 
Property’s financial statements from a firm approved by Red Stone, not 
more than 120 days after the end of each fiscal year. 
 

Other At Closing, Red Stone will purchase the Bonds directly or indirectly with a 
designee through a placement agent or underwriter at no cost to the 
Borrower.  The designee (usually a large financial institution) will abide by 
all the terms included in this term sheet.  To the extent permitted by the 
Issuer, the Bonds will be issued in book-entry-only form and purchased 
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through a DTC participant selected by Red Stone. 
 
Red Stone reserves the right to sell, assign, or participate all or part of their 
interests in the Facility in a form they find satisfactory, provided the sale 
does not adversely affect the Borrower or increase the costs, expenses, or 
obligations of the Borrower. 
 
The Borrower shall cooperate fully with Red Stone in this matter, and shall 
take all actions reasonably requested by Red Stone and the new participant, 
but will not be required to enter into any documents which are materially-
adverse to the Borrower.  The Borrower shall not incur any costs or additional 
liability from any such transfer or securitization. 
 
Except as otherwise outlined in this letter, the loan and reimbursement 
documents will provide specifically that they are non-recourse to the Borrower 
and its partners, except in the event of fraud, misapplication of funds, and 
other bad acts, as outlined above in the Non-Recourse section. 
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Offer Expiration 
 

If the terms set forth in this letter are satisfactory, please indicate your 
acceptance by executing and returning to Red Stone a copy of this letter and 
the Application Deposit before August 1, 2015.  If you have not done so by 
such date, this proposal shall expire and be of no further effect.  It is also 
understood that the economic terms outlined herein shall remain valid 
through December 31, 2015, subject to current bond market conditions. 
 

This letter is a proposal for the purchase of up to $23,300,000 of tax-exempt bonds.  This letter does not 
constitute a commitment or approval to lend or purchase in any manner.  Any commitment by Red 
Stone to lend or purchase the Bonds is contingent upon the completion and ratification by Red Stone’s 
Board of Directors of our due diligence review. 
 
Very truly yours, 
 
Red Stone Tax Exempt Funding LLC 
 
 
 
Cody Z. Langeness 
Managing Director  
 
Agreed and Accepted: 
 
Miami Redevelopment Partners, LLC 
 
 
 
By:          ____________________ 
 
Name:     ____________________ 
 
Title:       ____________________ 
 
Date:       ____________________ 
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Exhibit A: Red Stone Underwriting Sources & Uses 
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First Mortgage 15,390,000       Hard Costs:
FHFC SAIL Loan 5,000,000         Demolition & Remediation 986,544           
FHFC ELI Loan 650,312           Infrastructure 2,040,000         
County General Obligation Bonds 5,017,294         Residential Hard Construction Costs 24,537,854       
PHCD Documentary Surtax Funds 1,203,540         General Conditions 1,378,220         
PHCD CFFP 1,604,720         Contractor Overhead 551,288           
LIHTC Equity 19,858,428       Contractor Profit 1,653,864         
RAD Subsidy During Construction 524,319           P&P Bond 275,644           
Other Public and Private Funds 155,000           Contingency 1,378,220         

Architetcural & Engineering Costs:
Total Permanent Sources 49,403,612$   Architecture (Design) 730,000           

Architecture (Supervision) 200,000           
Engineering 400,000           
Soils Testing 70,000             
Survey & As-Built Survey 30,000             
Financing Costs:
Construction Loan Interest 1,106,750         
Bank Construction Orgination 352,267           
Bank LC Annual Fees 469,689           
Negative Arbitrage 524,250           
Bond Issuance Costs 850,450           
Title & Recording 310,000           
Legal Fees:
Developer Legal 200,000           
Housing Authority legal 60,000             
Syndication Costs 50,000             
Other Soft Costs:
Owner's Insurance 720,000           
Accountant and Audit 15,000             
Cost Certification 20,000             
Appraisal & Market Study 25,000             
Environmental Studies 25,000             
Green Building Certification/Inspections 75,000             
FHFC Administrative Fee 144,439           
FHFC Application Fee 3,000               
FHFC Compliance Monitoring Fee 114,667           
FHFC Commitment Fee 233,000           
FHFC Credit Underwriting Fee 11,511             
FHFC Construction Servicing Fee 7,422               
PILOT Fees/R.E. Taxes during Const. 60,000             
Utility Tap Fees 250,000           
Relocation 444,288           
Tax & Insurance Escrow 330,000           
Soft Cost Contingency/Working Capital 341,619           
Marketing & Rent-up 228,075           
Reserves:
Operating Reserve 580,000           
Lease-up Reserve 204,000           
Developer Fees:
Developer Fee and Overhead 7,416,551         

Total Permanent Uses 49,403,612$   

Permanent Sources Permanent Uses



Exhibit B: Red Stone Underwriting Net Operating Income 
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Red Stone
Underwriting Per Unit

Gross Potential 2,334,599$     11,444$          

Less:
Vacancy (163,422)          7.00%
Non Revenue -                  0.00%
Bad Debt / Collection Loss -                  0.00%

Total Rent Loss (163,422)          7.00%

Plus:
Total Other Income 16,628             82                   

Effective Gross Income 2,187,806$     10,725$          

Maintenance & Operations 897,600           4,400               
Management Fee 131,268           6.00%
Real Estate Taxes 65,280             320                 
Replacement Reserves 61,200             300                 

Total Expenses 1,155,348$     5,663$            

Net Operating Income 1,032,457$     5,061$            



 

        
via e-mail 
 
July 1, 2015 
  
Joe Chambers 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
Re:           Liberty Rising Phase 4 

Miami, FL 
186 Units 
 

Dear Mr. Chambers, 
 

 

Red Stone Tax-Exempt Funding LLC (“Red Stone”) is pleased to present Miami Redevelopment 
Partners, LLC or its affiliates (the “Sponsor”) with the following proposal to purchase up to $21,300,000 
of tax-exempt bonds, part of which shall be temporary construction bonds and part of which shall be 
permanent bonds as outlined below, issued by the Housing Finance Authority of Miami-Dade County 
(the “Issuer”) for the benefit of the above-referenced property (the “Property”).  The bond purchase shall 
hereinafter be defined as the facility (the “Facility”). 
 
This letter sets forth the basic business terms and conditions of Red Stone’s proposed financing, as well 
as summarizes key assumptions that Red Stone used in preparation of this proposal that were provided 
to us by the Sponsor or its representatives. 
 
Structure 
 

Red Stone will provide the financing Facility by purchasing up to 
$21,300,000 of fixed-rate tax-exempt bonds (the “Bonds”) directly or 
through its designee.  The Bonds shall mature 40 years after the closing 
(“the Closing”), subject to redemption prior to maturity as described below.    
 
The Facility will be composed of two series of Bonds; Series A shall be the 
permanent bonds and have a term of 40 years, subject to redemption prior 
to maturity as described below (the “Series A Bonds”) and the Series B 
shall be the construction bonds and have a term of approximately 2 years, 
subject to redemption prior to maturity as described below (the “Series B 
Bonds”), jointly referred to as the “Bonds.”  The amount of each Series 
shall be as follows: 
 
Series A Bonds: $13,710,000 
Series B Bonds: $7,590,000 
 
Red Stone will provide the financing Facility by purchasing the Series A 
Bonds at Closing, and will work with the Sponsor to facilitate the 
participation of a construction lender bank (the “Construction Bank”) that 
will acquire the Series B Bonds and credit-enhance the Series A Bonds 
during construction and lease-up with a stand-by letter of credit (the “Letter 
of Credit”), as further described herein. 
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Red Stone will purchase the Series A Bonds at issuance, the Construction 
Bank will purchase the Series B Bonds on a draw-down basis, and the 
proceeds will be lent to the Borrower pursuant to a loan agreement (the 
“Loan Agreement”) to be used to pay a portion of the costs incurred by the 
Borrower for the acquisition and construction of the Property. 
 
The documents evidencing the Facility shall contain covenants, 
representations, and warranties customarily provided in financing 
documents for bond financings of this size and nature. 
 

Letter of Credit Red Stone or the Sponsor shall arrange for the Letter of Credit to be issued 
for the benefit of the Bond Trustee for the account of the Borrower by a 
Red Stone-approved financial institution.  Obtaining a Letter of Credit shall 
be a condition precedent to Red Stone’s obligation to provide the Facility.  
The Letter of Credit shall remain outstanding for sixty (60) days following 
the expiration of the Stabilization Period, and shall at all times have a face-
amount equal to 100% of the outstanding amount of the Series A Bonds 
plus one month’s debt service.  Red Stone will be entitled to direct the Bond 
Trustee to draw on the Letter of Credit upon the Borrower’s (i) failure to 
complete construction of the Property before the end of the Construction 
Period, (ii) failure to achieve Stabilization by the end of the Development 
Period, (iii) breach of certain covenants relating to the Construction of the 
Property, or (iv) debt service payment default during the period in which 
the Letter of Credit is outstanding. 
 

Borrower 
 

[A to-be-formed limited partnership or limited liability company] (the 
“Borrower”)].  The Borrower and [its GENERAL PARTNER(S) (the 
“General Partner”)] shall each be a single-purpose, bankruptcy-remote 
entity. 
 

Guarantors / 
Key Principals 
 

ENTITIES (SPONSOR) and/or INDIVIDUALS (Sponsor affiliates to be 
approved through Red Stone underwriting) (the “Guarantors,” Guarantors 
subject to Red Stone approval) shall provide guarantees of certain specific 
obligations of the Borrower, as described herein.  Guarantors will be 
required to maintain a minimum amount of net worth and liquidity (cash 
and cash equivalents) prior to Stabilization (amount and forms to be 
reasonably determined during underwriting).  The Guarantors shall be 
jointly and severally obligated for certain non-recourse carve-outs as 
described herein. 
 

Property 
 

The Property, known as Liberty Rising Phase 4, is a multifamily apartment 
complex that will be a new construction replacement of existing public 
housing, located in the Liberty City neighborhood of Miami, Florida and 
consisting of 186 units.  The Property will consist of 23 one-bedroom units, 
89 two-bedroom units, 44 three-bedroom units, 21 four-bedroom units, and 
9 five-bedroom units, comprising approximately 209,250 net rentable 
square feet. 
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Capital Expenditures 
 

Funds necessary to construct the Property will be deposited into an escrow 
account (the “Project Fund”) to fund capital expenditures on a schedule and 
with terms approved by the Construction Bank and Red Stone prior to the 
Closing Date. 
 
The construction of the Property will be for a period no longer than 18 
months from the Closing (the “Construction Period”).  During the 
Construction Period, amounts in the Project Fund shall be disbursed to the 
Borrower from time to time, not more often than monthly, as the 
construction progresses, upon submission of a proper requisition with proof 
of completion of work and approval of such requisition by the Construction 
Bank and its consulting engineer. 
 
The Borrower will spend a minimum of approximately $22,380,000 
($120,323 per unit) in hard costs for the construction of the Property during 
the Construction Period.  Any monies remaining in the Project Fund at the 
end of the Construction Period that are not needed for capital items 
approved by the Construction Bank and Red Stone prior to the Closing Date 
shall be used to redeem Bonds.  The sources and uses are detailed on 
Exhibit A attached hereto. 
 

NOI Red Stone’s proposal is based on the pro-forma NOI of $919,629 (subject 
to Red Stone’s confirmation) as detailed on Exhibit B attached hereto.  This 
figure assumes a 7.0% vacancy rate, a 6.0% must-pay management fee, and 
$300/unit/year in replacement reserves (subject to confirmation by Red 
Stone’s underwriter and engineer). 
 

Debt Sizing Red Stone is sizing the Facility based on a minimum 1.15x Debt Service 
Coverage Ratio and a maximum 85% Loan-to-Value Ratio.  Upon 
completion of the Construction, the Loan Documents shall contain a 
stabilization requirement (“Stabilization”) as defined below. 
 

Stabilization Stabilization shall mean the point at which the ratio of net operating income 
of the Property for the prior three months, to a maximum principal and 
interest payable in any three-month period, equals or exceeds 1.15 to 1.0, 
and the average monthly occupancy in each of the three consecutive months 
equals at least 90%.  For purposes of the foregoing, net operating income 
shall be (a) the lesser of (i) actual Property income or (ii) actual Property 
income adjusted to reflect 7.0% economic vacancy, over (b) the greater of 
(i) actual Property expenses or (ii) projected expenses determined in Red 
Stone’s underwriting (except for expense line items relating to property 
taxes, insurance, and utilities, which shall in all cases be actual). 
 
Notwithstanding the above, Stabilization of the Property will occur no later 
than 30 months from the Closing Date (the “Stabilization Period”). 
 

Bond Interest / 
Ongoing Fees 

Beginning on the date of delivery of the Series A Bonds (the “Closing”), 
interest will be paid monthly at a fixed rate of 4.75% per annum on the 
Series A Bonds. 
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Beginning on the date of delivery of the Series B Bonds (the “Closing”), 
interest will be paid monthly at a floating rate of LIBOR plus 2.75% per 
annum on the Series B Bonds. 
 
In addition to the above-stated interest rate, the Borrower will pay all 
Trustee and Issuer fees associated with the transaction. 
 

Term of Bond Purchase Upon the 17-Year Anniversary of Closing, Red Stone shall have the option, 
with 6 months’ notice, to require a mandatory tender of the Series A Bonds. 
 

Termination Optional prepayment of the Facility shall be prohibited until 16 years after 
Closing Date.  Thereafter, the Facility may be prepaid at par. 
 

Interest-Only Period 24 Months 
 

Amortization After the Interest-Only Period, an amount of the Facility equal to the 
amount of the Series A Bond Amount shall be subject to mandatory 
redemption in part in monthly installments sufficient to amortize such 
Bonds fully over 40 years. 
 

Origination Fee 1.50% of the Series A Bond amount, payable to Red Stone at Closing. 
 

Construction Bank 
Fees and Costs 
 

The Borrower will be responsible for any fees and costs associated with the 
Construction Letter of Credit.  Currently, these are anticipated to be 1.00% 
of the Bonds at Closing, and 1.25% per annum of the Series A Bond 
Amount as long as the Letter of Credit is outstanding. 
 

Completion & 
Stabilization 
Guarantees 

To be negotiated between the Construction Bank and the Sponsor, subject 
to Red Stone’s approval. 
 
 

LIHTC Equity In addition to the Bonds, the acquisition and construction of the Property 
will be funded through the sale of Federal Low Income Housing Tax 
Credits (the “LIHTCs”).  The terms and pay-in commitments of the LIHTC 
proceeds are subject to the Construction Bank’s and Red Stone’s review. 
 

Other Sources The acquisition and construction of the Property shall also be funded with 
SAIL Funds, ELI Funds, County General Obligation Bonds, PHCD 
Documentary Surtax Funds, and PHCD CFFP Funds (together the “Soft 
Funds”).  Any payments due under the Soft Funds shall be subordinated to 
Red Stone’s Facility and subject to an Intercreditor Agreement acceptable 
to Red Stone and its counsel. 
 

MORTGAGE AND NOTE TERMS: 
 
Security / Collateral The Facility shall be secured at all times by the following: (a) first priority 

mortgage lien on the Property; (b) first priority assignment of leases and 
rents; (c) a collateral assignment of the management agreement and all 
project documents; (d) a general partner/managing member pledge; (e) the 
aforementioned guaranties; (f) assignment of capital contributions in 
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respect of the tax credits; (g) an environmental indemnity from the 
Borrower and the Guarantors. 
 

Non-Recourse 
 

Except as otherwise outlined in this letter, the loan and reimbursement 
documents will provide specifically that they are non-recourse to the Borrower 
and its partners, except in the event of fraud, misapplication of funds, and 
other bad acts. 
 

Other Costs The Borrower shall be responsible for all Closing costs and expenses of 
compliance with this proposal, including, but not limited to, costs of the 
Issuer, Issuer’s counsel, bond counsel, Trustee’s counsel, Red Stone’s 
counsel, and any costs of the Construction Bank and its counsel.  During the 
Construction Period, the Borrower shall be responsible for third-party 
inspection draw fees in an amount estimated not to exceed $1,500 per 
month per property.  The Borrower shall also be responsible for any title 
and transfer costs associated with the transaction.  In the event that the 
proposed transaction does not close for any reason other than the failure of 
Red Stone to comply with its obligations hereunder, the Borrower shall be 
responsible for all third-party costs and out-of-pocket costs incurred by Red 
Stone not satisfied by the Application Deposit. 
 

Property Management The property management company and the management contract shall be 
subject to approval by Red Stone.  The property management fee shall be 
6.0% of Effective Gross Income, and any amount in excess of 6.0% shall be 
subordinate to payment of interest on the Bonds, third-party fees, and 
mandatory redemption / sinking-fund payments. 
 

Application  
& Legal Deposit 

$25,000.  To be applied to the cost of preparing the third-party appraisal, 
engineering, and environmental reports, and Red Stone’s out-of-pocket 
underwriting costs.  Any unused portion of the deposit shall be returned to 
the Borrower.  Said deposit is payable upon the execution of this financing 
proposal by Borrower.  Red Stone shall use reasonable efforts to coordinate 
one appraisal, engineering, and environmental report jointly with the 
Construction Bank and LIHTC Provider. 
 
An additional $25,000 deposit is required to commence legal 
documentation; however this deposit is not required upon execution of the 
term sheet. 
 

Reserves & Escrows Monthly payments to escrow accounts held in the partnership name by the 
Bond Trustee will be required for taxes, insurance premiums, and 
replacement reserves.  Any draws from the escrow accounts shall require 
Red Stone’s consent.  The initial replacement reserves will be set at $300 
per unit per year (subject to confirmation by Red Stone’s underwriter and 
engineer). 
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Operating Reserve Upon Stabilization, the Borrower has budgeted the funding an Operating 
Reserve of approximately $530,000.  The Borrower shall deposit this 
amount into an escrow account held by the Trustee (the “Operating 
Reserve”) to be used for debt service payments and/or operating deficits 
during the Term.  The Operating Reserve shall be held in an interest-
bearing account and the interest shall be paid to the Borrower annually.  
Upon maturity of the Facility, the Operating Reserve will be released to the 
Borrower. 
 

Exclusivity Upon execution of this financing proposal, the Sponsor agrees (i) to cease 
its efforts to obtain financing from other sources, (ii) to terminate any other 
financing proposals currently in process, and (iii) to not sell, lease, or 
transfer the Property (or any interest therein).  This exclusive arrangement 
shall terminate should Red Stone notify the Sponsor in writing that it does 
not intend to proceed with this transaction.  Breach of this exclusivity 
clause shall cause the Origination Fee, and any out-of-pocket due diligence 
costs and legal fees incurred by Red Stone, to be immediately due and 
payable to Red Stone. 
 

Due Diligence / 
Conditions to Closing 

Red Stone and its agents shall have 60 days to perform due diligence from 
the later of the date on which Red Stone receives an executed copy of (i) 
this proposal and the Application Deposit and (ii) necessary preliminary 
due diligence information as requested by Red Stone.  During the due 
diligence period, Red Stone’s due diligence shall include, but not be limited 
to, engineering and environmental investigations, bond document review, 
title and survey review, market analysis, satisfactory review of 
Borrower/Sponsor financial statements, and other investigations deemed 
appropriate by Red Stone.  At its sole discretion, Red Stone has the right, at 
any time during the due diligence period, to decline to proceed with this 
proposal, and shall not be under any obligation to the Borrower.  In the 
event that Red Stone declines to proceed with this proposal, the Application 
Deposit (less actual out-of-pocket costs incurred by Red Stone and 
authorized hereby) and the Legal Deposit (less all fees and costs actually 
incurred by Red Stone’s counsel) will be returned to the Borrower. 
 

Budgets / Reporting The Borrower shall provide Red Stone or its designee with an annual 
budget for operations and capital expenditures to be approved by Red Stone 
within 30 days of submission.  Periodic reporting requirements shall 
include delivery of operating statements, occupancy reports, rent rolls, and 
other reports reasonably requested by Red Stone. 
 
The Borrower shall provide to Red Stone an annual audit report of each 
Property’s financial statements from a firm approved by Red Stone, not 
more than 120 days after the end of each fiscal year. 
 

Other At Closing, Red Stone will purchase the Bonds directly or indirectly with a 
designee through a placement agent or underwriter at no cost to the 
Borrower.  The designee (usually a large financial institution) will abide by 
all the terms included in this term sheet.  To the extent permitted by the 
Issuer, the Bonds will be issued in book-entry-only form and purchased 
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through a DTC participant selected by Red Stone. 
 
Red Stone reserves the right to sell, assign, or participate all or part of their 
interests in the Facility in a form they find satisfactory, provided the sale 
does not adversely affect the Borrower or increase the costs, expenses, or 
obligations of the Borrower. 
 
The Borrower shall cooperate fully with Red Stone in this matter, and shall 
take all actions reasonably requested by Red Stone and the new participant, 
but will not be required to enter into any documents which are materially-
adverse to the Borrower.  The Borrower shall not incur any costs or additional 
liability from any such transfer or securitization. 
 
Except as otherwise outlined in this letter, the loan and reimbursement 
documents will provide specifically that they are non-recourse to the Borrower 
and its partners, except in the event of fraud, misapplication of funds, and 
other bad acts, as outlined above in the Non-Recourse section. 
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Offer Expiration 
 

If the terms set forth in this letter are satisfactory, please indicate your 
acceptance by executing and returning to Red Stone a copy of this letter and 
the Application Deposit before August 1, 2015.  If you have not done so by 
such date, this proposal shall expire and be of no further effect.  It is also 
understood that the economic terms outlined herein shall remain valid 
through December 31, 2015, subject to current bond market conditions. 
 

This letter is a proposal for the purchase of up to $21,300,000 of tax-exempt bonds.  This letter does not 
constitute a commitment or approval to lend or purchase in any manner.  Any commitment by Red 
Stone to lend or purchase the Bonds is contingent upon the completion and ratification by Red Stone’s 
Board of Directors of our due diligence review. 
 
Very truly yours, 
 
Red Stone Tax Exempt Funding LLC 
 
 
 
Cody Z. Langeness 
Managing Director  
 
Agreed and Accepted: 
 
Miami Redevelopment Partners, LLC 
 
 
 
By:          ____________________ 
 
Name:     ____________________ 
 
Title:       ____________________ 
 
Date:       ____________________ 
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Exhibit A: Red Stone Underwriting Sources & Uses 
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First Mortgage 13,710,000       Hard Costs:
FHFC SAIL Loan 5,000,000         Demolition & Remediation 899,496           
FHFC ELI Loan 585,023           Infrastructure 1,860,000         
County General Obligation Bonds 4,481,221         Residential Hard Construction Costs 22,379,743       
PHCD Documentary Surtax Funds 1,097,345         General Conditions 1,256,962         
PHCD CFFP 1,463,127         Contractor Overhead 502,785           
LIHTC Equity 18,110,776       Contractor Profit 1,508,354         
RAD Subsidy During Construction 474,884           P&P Bond 251,392           
Other Public and Private Funds 155,000           Contingency 1,256,962         

Architetcural & Engineering Costs:
Total Permanent Sources 45,077,375$   Architecture (Design) 670,000           

Architecture (Supervision) 180,000           
Engineering 360,000           
Soils Testing 70,000             
Survey & As-Built Survey 30,000             
Financing Costs:
Construction Loan Interest 1,011,750         
Bank Construction Orgination 322,029           
Bank LC Annual Fees 429,373           
Negative Arbitrage 479,250           
Bond Issuance Costs 777,450           
Title & Recording 280,000           
Legal Fees:
Developer Legal 200,000           
Housing Authority legal 60,000             
Syndication Costs 50,000             
Other Soft Costs:
Owner's Insurance 650,000           
Accountant and Audit 15,000             
Cost Certification 20,000             
Appraisal & Market Study 25,000             
Environmental Studies 25,000             
Green Building Certification/Inspections 75,000             
FHFC Administrative Fee 131,728           
FHFC Application Fee 3,000               
FHFC Compliance Monitoring Fee 109,505           
FHFC Commitment Fee 213,000           
FHFC Credit Underwriting Fee 11,511             
FHFC Construction Servicing Fee 7,422               
PILOT Fees/R.E. Taxes during Const. 60,000             
Utility Tap Fees 250,000           
Relocation 338,505           
Tax & Insurance Escrow 300,000           
Soft Cost Contingency/Working Capital 310,537           
Marketing & Rent-up 213,632           
Reserves:
Operating Reserve 530,000           
Lease-up Reserve 186,000           
Developer Fees:
Developer Fee and Overhead 6,766,989         

Total Permanent Uses 45,077,375$   

Permanent Sources Permanent Uses



Exhibit B: Red Stone Underwriting Net Operating Income 
 

 
 

Red Stone
Underwriting Per Unit

Gross Potential 2,102,171$     11,302$          

Less:
Vacancy (147,152)          7.00%
Non Revenue -                  0.00%
Bad Debt / Collection Loss -                  0.00%

Total Rent Loss (147,152)          7.00%

Plus:
Total Other Income 16,628             89                   

Effective Gross Income 1,971,648$     10,600$          

Maintenance & Operations 818,400           4,400               
Management Fee 118,299           6.00%
Real Estate Taxes 59,520             320                 
Replacement Reserves 55,800             300                 

Total Expenses 1,052,019$     5,656$            

Net Operating Income 919,629$        4,944$            
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via e-mail 
 
July 1, 2015 
  
Joe Chambers 
Miami Redevelopment Partners, LLC 
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 
Re:           Liberty Rising Phase 5 

Miami, FL 
186 Units 
 

Dear Mr. Chambers, 
 

 

Red Stone Tax-Exempt Funding LLC (“Red Stone”) is pleased to present Miami Redevelopment 
Partners, LLC or its affiliates (the “Sponsor”) with the following proposal to purchase up to $21,300,000 
of tax-exempt bonds, part of which shall be temporary construction bonds and part of which shall be 
permanent bonds as outlined below, issued by the Housing Finance Authority of Miami-Dade County 
(the “Issuer”) for the benefit of the above-referenced property (the “Property”).  The bond purchase shall 
hereinafter be defined as the facility (the “Facility”). 
 
This letter sets forth the basic business terms and conditions of Red Stone’s proposed financing, as well 
as summarizes key assumptions that Red Stone used in preparation of this proposal that were provided 
to us by the Sponsor or its representatives. 
 
Structure 
 

Red Stone will provide the financing Facility by purchasing up to 
$21,300,000 of fixed-rate tax-exempt bonds (the “Bonds”) directly or 
through its designee.  The Bonds shall mature 40 years after the closing 
(“the Closing”), subject to redemption prior to maturity as described below.    
 
The Facility will be composed of two series of Bonds; Series A shall be the 
permanent bonds and have a term of 40 years, subject to redemption prior 
to maturity as described below (the “Series A Bonds”) and the Series B 
shall be the construction bonds and have a term of approximately 2 years, 
subject to redemption prior to maturity as described below (the “Series B 
Bonds”), jointly referred to as the “Bonds.”  The amount of each Series 
shall be as follows: 
 
Series A Bonds: $13,550,000 
Series B Bonds: $7,750,000 
 
Red Stone will provide the financing Facility by purchasing the Series A 
Bonds at Closing, and will work with the Sponsor to facilitate the 
participation of a construction lender bank (the “Construction Bank”) that 
will acquire the Series B Bonds and credit-enhance the Series A Bonds 
during construction and lease-up with a stand-by letter of credit (the “Letter 
of Credit”), as further described herein. 
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Red Stone will purchase the Series A Bonds at issuance, the Construction 
Bank will purchase the Series B Bonds on a draw-down basis, and the 
proceeds will be lent to the Borrower pursuant to a loan agreement (the 
“Loan Agreement”) to be used to pay a portion of the costs incurred by the 
Borrower for the acquisition and construction of the Property. 
 
The documents evidencing the Facility shall contain covenants, 
representations, and warranties customarily provided in financing 
documents for bond financings of this size and nature. 
 

Letter of Credit Red Stone or the Sponsor shall arrange for the Letter of Credit to be issued 
for the benefit of the Bond Trustee for the account of the Borrower by a 
Red Stone-approved financial institution.  Obtaining a Letter of Credit shall 
be a condition precedent to Red Stone’s obligation to provide the Facility.  
The Letter of Credit shall remain outstanding for sixty (60) days following 
the expiration of the Stabilization Period, and shall at all times have a face-
amount equal to 100% of the outstanding amount of the Series A Bonds 
plus one month’s debt service.  Red Stone will be entitled to direct the Bond 
Trustee to draw on the Letter of Credit upon the Borrower’s (i) failure to 
complete construction of the Property before the end of the Construction 
Period, (ii) failure to achieve Stabilization by the end of the Development 
Period, (iii) breach of certain covenants relating to the Construction of the 
Property, or (iv) debt service payment default during the period in which 
the Letter of Credit is outstanding. 
 

Borrower 
 

[A to-be-formed limited partnership or limited liability company] (the 
“Borrower”)].  The Borrower and [its GENERAL PARTNER(S) (the 
“General Partner”)] shall each be a single-purpose, bankruptcy-remote 
entity. 
 

Guarantors / 
Key Principals 
 

ENTITIES (SPONSOR) and/or INDIVIDUALS (Sponsor affiliates to be 
approved through Red Stone underwriting) (the “Guarantors,” Guarantors 
subject to Red Stone approval) shall provide guarantees of certain specific 
obligations of the Borrower, as described herein.  Guarantors will be 
required to maintain a minimum amount of net worth and liquidity (cash 
and cash equivalents) prior to Stabilization (amount and forms to be 
reasonably determined during underwriting).  The Guarantors shall be 
jointly and severally obligated for certain non-recourse carve-outs as 
described herein. 
 

Property 
 

The Property, known as Liberty Rising Phase 5, is a multifamily apartment 
complex that will be a new construction replacement of existing public 
housing, located in the Liberty City neighborhood of Miami, Florida and 
consisting of 186 units.  The Property will consist of 23 one-bedroom units, 
89 two-bedroom units, 44 three-bedroom units, 21 four-bedroom units, and 
9 five-bedroom units, comprising approximately 209,250 net rentable 
square feet. 
 
 
 

 2 Grand Central Tower   |   140 East 45th Street, 15th Floor   |   New York, NY 10017   |   212 297 1800 

www.redstoneco.com 

2 



Capital Expenditures 
 

Funds necessary to construct the Property will be deposited into an escrow 
account (the “Project Fund”) to fund capital expenditures on a schedule and 
with terms approved by the Construction Bank and Red Stone prior to the 
Closing Date. 
 
The construction of the Property will be for a period no longer than 18 
months from the Closing (the “Construction Period”).  During the 
Construction Period, amounts in the Project Fund shall be disbursed to the 
Borrower from time to time, not more often than monthly, as the 
construction progresses, upon submission of a proper requisition with proof 
of completion of work and approval of such requisition by the Construction 
Bank and its consulting engineer. 
 
The Borrower will spend a minimum of approximately $22,380,000 
($120,323 per unit) in hard costs for the construction of the Property during 
the Construction Period.  Any monies remaining in the Project Fund at the 
end of the Construction Period that are not needed for capital items 
approved by the Construction Bank and Red Stone prior to the Closing Date 
shall be used to redeem Bonds.  The sources and uses are detailed on 
Exhibit A attached hereto. 
 

NOI Red Stone’s proposal is based on the pro-forma NOI of $908,834 (subject 
to Red Stone’s confirmation) as detailed on Exhibit B attached hereto.  This 
figure assumes a 7.0% vacancy rate, a 6.0% must-pay management fee, and 
$300/unit/year in replacement reserves (subject to confirmation by Red 
Stone’s underwriter and engineer). 
 

Debt Sizing Red Stone is sizing the Facility based on a minimum 1.15x Debt Service 
Coverage Ratio and a maximum 85% Loan-to-Value Ratio.  Upon 
completion of the Construction, the Loan Documents shall contain a 
stabilization requirement (“Stabilization”) as defined below. 
 

Stabilization Stabilization shall mean the point at which the ratio of net operating income 
of the Property for the prior three months, to a maximum principal and 
interest payable in any three-month period, equals or exceeds 1.15 to 1.0, 
and the average monthly occupancy in each of the three consecutive months 
equals at least 90%.  For purposes of the foregoing, net operating income 
shall be (a) the lesser of (i) actual Property income or (ii) actual Property 
income adjusted to reflect 7.0% economic vacancy, over (b) the greater of 
(i) actual Property expenses or (ii) projected expenses determined in Red 
Stone’s underwriting (except for expense line items relating to property 
taxes, insurance, and utilities, which shall in all cases be actual). 
 
Notwithstanding the above, Stabilization of the Property will occur no later 
than 30 months from the Closing Date (the “Stabilization Period”). 
 

Bond Interest / 
Ongoing Fees 

Beginning on the date of delivery of the Series A Bonds (the “Closing”), 
interest will be paid monthly at a fixed rate of 4.75% per annum on the 
Series A Bonds. 
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Beginning on the date of delivery of the Series B Bonds (the “Closing”), 
interest will be paid monthly at a floating rate of LIBOR plus 2.75% per 
annum on the Series B Bonds. 
 
In addition to the above-stated interest rate, the Borrower will pay all 
Trustee and Issuer fees associated with the transaction. 
 

Term of Bond Purchase Upon the 17-Year Anniversary of Closing, Red Stone shall have the option, 
with 6 months’ notice, to require a mandatory tender of the Series A Bonds. 
 

Termination Optional prepayment of the Facility shall be prohibited until 16 years after 
Closing Date.  Thereafter, the Facility may be prepaid at par. 
 

Interest-Only Period 24 Months 
 

Amortization After the Interest-Only Period, an amount of the Facility equal to the 
amount of the Series A Bond Amount shall be subject to mandatory 
redemption in part in monthly installments sufficient to amortize such 
Bonds fully over 40 years. 
 

Origination Fee 1.50% of the Series A Bond amount, payable to Red Stone at Closing. 
 

Construction Bank 
Fees and Costs 
 

The Borrower will be responsible for any fees and costs associated with the 
Construction Letter of Credit.  Currently, these are anticipated to be 1.00% 
of the Bonds at Closing, and 1.25% per annum of the Series A Bond 
Amount as long as the Letter of Credit is outstanding. 
 

Completion & 
Stabilization 
Guarantees 

To be negotiated between the Construction Bank and the Sponsor, subject 
to Red Stone’s approval. 
 
 

LIHTC Equity In addition to the Bonds, the acquisition and construction of the Property 
will be funded through the sale of Federal Low Income Housing Tax 
Credits (the “LIHTCs”).  The terms and pay-in commitments of the LIHTC 
proceeds are subject to the Construction Bank’s and Red Stone’s review. 
 

Other Sources The acquisition and construction of the Property shall also be funded with 
SAIL Funds, ELI Funds, County General Obligation Bonds, PHCD 
Documentary Surtax Funds, and PHCD CFFP Funds (together the “Soft 
Funds”).  Any payments due under the Soft Funds shall be subordinated to 
Red Stone’s Facility and subject to an Intercreditor Agreement acceptable 
to Red Stone and its counsel. 
 

MORTGAGE AND NOTE TERMS: 
 
Security / Collateral The Facility shall be secured at all times by the following: (a) first priority 

mortgage lien on the Property; (b) first priority assignment of leases and 
rents; (c) a collateral assignment of the management agreement and all 
project documents; (d) a general partner/managing member pledge; (e) the 
aforementioned guaranties; (f) assignment of capital contributions in 
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respect of the tax credits; (g) an environmental indemnity from the 
Borrower and the Guarantors. 
 

Non-Recourse 
 

Except as otherwise outlined in this letter, the loan and reimbursement 
documents will provide specifically that they are non-recourse to the Borrower 
and its partners, except in the event of fraud, misapplication of funds, and 
other bad acts. 
 

Other Costs The Borrower shall be responsible for all Closing costs and expenses of 
compliance with this proposal, including, but not limited to, costs of the 
Issuer, Issuer’s counsel, bond counsel, Trustee’s counsel, Red Stone’s 
counsel, and any costs of the Construction Bank and its counsel.  During the 
Construction Period, the Borrower shall be responsible for third-party 
inspection draw fees in an amount estimated not to exceed $1,500 per 
month per property.  The Borrower shall also be responsible for any title 
and transfer costs associated with the transaction.  In the event that the 
proposed transaction does not close for any reason other than the failure of 
Red Stone to comply with its obligations hereunder, the Borrower shall be 
responsible for all third-party costs and out-of-pocket costs incurred by Red 
Stone not satisfied by the Application Deposit. 
 

Property Management The property management company and the management contract shall be 
subject to approval by Red Stone.  The property management fee shall be 
6.0% of Effective Gross Income, and any amount in excess of 6.0% shall be 
subordinate to payment of interest on the Bonds, third-party fees, and 
mandatory redemption / sinking-fund payments. 
 

Application  
& Legal Deposit 

$25,000.  To be applied to the cost of preparing the third-party appraisal, 
engineering, and environmental reports, and Red Stone’s out-of-pocket 
underwriting costs.  Any unused portion of the deposit shall be returned to 
the Borrower.  Said deposit is payable upon the execution of this financing 
proposal by Borrower.  Red Stone shall use reasonable efforts to coordinate 
one appraisal, engineering, and environmental report jointly with the 
Construction Bank and LIHTC Provider. 
 
An additional $25,000 deposit is required to commence legal 
documentation; however this deposit is not required upon execution of the 
term sheet. 
 

Reserves & Escrows Monthly payments to escrow accounts held in the partnership name by the 
Bond Trustee will be required for taxes, insurance premiums, and 
replacement reserves.  Any draws from the escrow accounts shall require 
Red Stone’s consent.  The initial replacement reserves will be set at $300 
per unit per year (subject to confirmation by Red Stone’s underwriter and 
engineer). 
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Operating Reserve Upon Stabilization, the Borrower has budgeted the funding an Operating 
Reserve of approximately $530,000.  The Borrower shall deposit this 
amount into an escrow account held by the Trustee (the “Operating 
Reserve”) to be used for debt service payments and/or operating deficits 
during the Term.  The Operating Reserve shall be held in an interest-
bearing account and the interest shall be paid to the Borrower annually.  
Upon maturity of the Facility, the Operating Reserve will be released to the 
Borrower. 
 

Exclusivity Upon execution of this financing proposal, the Sponsor agrees (i) to cease 
its efforts to obtain financing from other sources, (ii) to terminate any other 
financing proposals currently in process, and (iii) to not sell, lease, or 
transfer the Property (or any interest therein).  This exclusive arrangement 
shall terminate should Red Stone notify the Sponsor in writing that it does 
not intend to proceed with this transaction.  Breach of this exclusivity 
clause shall cause the Origination Fee, and any out-of-pocket due diligence 
costs and legal fees incurred by Red Stone, to be immediately due and 
payable to Red Stone. 
 

Due Diligence / 
Conditions to Closing 

Red Stone and its agents shall have 60 days to perform due diligence from 
the later of the date on which Red Stone receives an executed copy of (i) 
this proposal and the Application Deposit and (ii) necessary preliminary 
due diligence information as requested by Red Stone.  During the due 
diligence period, Red Stone’s due diligence shall include, but not be limited 
to, engineering and environmental investigations, bond document review, 
title and survey review, market analysis, satisfactory review of 
Borrower/Sponsor financial statements, and other investigations deemed 
appropriate by Red Stone.  At its sole discretion, Red Stone has the right, at 
any time during the due diligence period, to decline to proceed with this 
proposal, and shall not be under any obligation to the Borrower.  In the 
event that Red Stone declines to proceed with this proposal, the Application 
Deposit (less actual out-of-pocket costs incurred by Red Stone and 
authorized hereby) and the Legal Deposit (less all fees and costs actually 
incurred by Red Stone’s counsel) will be returned to the Borrower. 
 

Budgets / Reporting The Borrower shall provide Red Stone or its designee with an annual 
budget for operations and capital expenditures to be approved by Red Stone 
within 30 days of submission.  Periodic reporting requirements shall 
include delivery of operating statements, occupancy reports, rent rolls, and 
other reports reasonably requested by Red Stone. 
 
The Borrower shall provide to Red Stone an annual audit report of each 
Property’s financial statements from a firm approved by Red Stone, not 
more than 120 days after the end of each fiscal year. 
 

Other At Closing, Red Stone will purchase the Bonds directly or indirectly with a 
designee through a placement agent or underwriter at no cost to the 
Borrower.  The designee (usually a large financial institution) will abide by 
all the terms included in this term sheet.  To the extent permitted by the 
Issuer, the Bonds will be issued in book-entry-only form and purchased 
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through a DTC participant selected by Red Stone. 
 
Red Stone reserves the right to sell, assign, or participate all or part of their 
interests in the Facility in a form they find satisfactory, provided the sale 
does not adversely affect the Borrower or increase the costs, expenses, or 
obligations of the Borrower. 
 
The Borrower shall cooperate fully with Red Stone in this matter, and shall 
take all actions reasonably requested by Red Stone and the new participant, 
but will not be required to enter into any documents which are materially-
adverse to the Borrower.  The Borrower shall not incur any costs or additional 
liability from any such transfer or securitization. 
 
Except as otherwise outlined in this letter, the loan and reimbursement 
documents will provide specifically that they are non-recourse to the Borrower 
and its partners, except in the event of fraud, misapplication of funds, and 
other bad acts, as outlined above in the Non-Recourse section. 
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Offer Expiration 
 

If the terms set forth in this letter are satisfactory, please indicate your 
acceptance by executing and returning to Red Stone a copy of this letter and 
the Application Deposit before August 1, 2015.  If you have not done so by 
such date, this proposal shall expire and be of no further effect.  It is also 
understood that the economic terms outlined herein shall remain valid 
through December 31, 2015, subject to current bond market conditions. 
 

This letter is a proposal for the purchase of up to $21,300,000 of tax-exempt bonds.  This letter does not 
constitute a commitment or approval to lend or purchase in any manner.  Any commitment by Red 
Stone to lend or purchase the Bonds is contingent upon the completion and ratification by Red Stone’s 
Board of Directors of our due diligence review. 
 
Very truly yours, 
 
Red Stone Tax Exempt Funding LLC 
 
 
 
Cody Z. Langeness 
Managing Director  
 
Agreed and Accepted: 
 
Miami Redevelopment Partners, LLC 
 
 
 
By:          ____________________ 
 
Name:     ____________________ 
 
Title:       ____________________ 
 
Date:       ____________________ 
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Exhibit A: Red Stone Underwriting Sources & Uses 
 

 
 

  

First Mortgage 13,550,000       Hard Costs:
FHFC SAIL Loan 5,000,000         Demolition & Remediation 899,496           
FHFC ELI Loan 603,887           Infrastructure 1,860,000         
County General Obligation Bonds 4,592,622         Residential Hard Construction Costs 22,379,743       
PHCD Documentary Surtax Funds 1,097,345         General Conditions 1,256,962         
PHCD CFFP 1,463,127         Contractor Overhead 502,785           
LIHTC Equity 18,112,544       Contractor Profit 1,508,354         
RAD Subsidy During Construction 498,562           P&P Bond 251,392           
Other Public and Private Funds 155,000           Contingency 1,256,962         

Architetcural & Engineering Costs:
Total Permanent Sources 45,073,087$   Architecture (Design) 670,000           

Architecture (Supervision) 180,000           
Engineering 360,000           
Soils Testing 70,000             
Survey & As-Built Survey 30,000             
Financing Costs:
Construction Loan Interest 1,011,750         
Bank Construction Orgination 322,029           
Bank LC Annual Fees 429,373           
Negative Arbitrage 479,250           
Bond Issuance Costs 777,450           
Title & Recording 280,000           
Legal Fees:
Developer Legal 200,000           
Housing Authority legal 60,000             
Syndication Costs 50,000             
Other Soft Costs:
Owner's Insurance 650,000           
Accountant and Audit 15,000             
Cost Certification 20,000             
Appraisal & Market Study 25,000             
Environmental Studies 25,000             
Green Building Certification/Inspections 75,000             
FHFC Administrative Fee 131,741           
FHFC Application Fee 3,000               
FHFC Compliance Monitoring Fee 109,505           
FHFC Commitment Fee 213,000           
FHFC Credit Underwriting Fee 11,511             
FHFC Construction Servicing Fee 7,422               
PILOT Fees/R.E. Taxes during Const. 60,000             
Utility Tap Fees 250,000           
Relocation 338,505           
Tax & Insurance Escrow 300,000           
Soft Cost Contingency/Working Capital 310,364           
Marketing & Rent-up 210,158           
Reserves:
Operating Reserve 530,000           
Lease-up Reserve 186,000           
Developer Fees:
Developer Fee and Overhead 6,766,335         

Total Permanent Uses 45,073,087$   

Permanent Sources Permanent Uses
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Exhibit B: Red Stone Underwriting Net Operating Income 
 

 
 

Red Stone
Underwriting Per Unit

Gross Potential 2,089,823$     11,236$          

Less:
Vacancy (146,288)          7.00%
Non Revenue -                  0.00%
Bad Debt / Collection Loss -                  0.00%

Total Rent Loss (146,288)          7.00%

Plus:
Total Other Income 16,628             89                   

Effective Gross Income 1,960,164$     10,539$          

Maintenance & Operations 818,400           4,400               
Management Fee 117,610           6.00%
Real Estate Taxes 59,520             320                 
Replacement Reserves 55,800             300                 

Total Expenses 1,051,330$     5,652$            

Net Operating Income 908,834$        4,886$            
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July 6, 2015 
 
 
En Jung Kim 
Vice President 
Community Development Banking – NMTC Group 
Chase Commercial Banking 
270 Park Avenue, FL 45 
MC NY1-K425 
New York, NY  10017  
                                                                                  
Joe Chambers 
Miami Redevelopment Partners, LLC  
205 E. Central Blvd., Ste. 304 
Orlando, FL 32801 
 

Re:  Development of Liberty Square Rising 
 
Dear Joe: 

 
JPMorgan Chase Bank, N.A. has received a request for the New Markets Tax Credit financing for the 
retail and community facility development of the Liberty Square Rising located at 1415 NW 63rd 
Street, Miami, FL 33142, which is in a highly-distressed, NMTC-eligible census tract.   
 
Based upon current projections, the proposed sources and uses are estimated to be as follows: 

 
Sources of Funds  
Federal NMTC Equity $3,019,848 
County Funds 3,484,152 
Debt 3,175,000 
Total Sources of Funds  $9,679,000 
Uses of Funds  
Acquisition  $0  
Hard Costs (incl. Contingency)  6,767,950 
Soft Costs  1,353,590 
NMTC Transaction Fees/Expenses 677,553 
Developer Fee  879,907  
Total Uses of Funds  $9,679,000 

 
JPMorgan Chase Bank, N.A. is one of the largest and most competitive NMTC investors in the 
country.  JPMorgan Chase Bank, N.A. is pleased to provide you with this initial letter of interest and 
would like the opportunity to conduct a due diligence review and underwrite the requested NMTC 
investment.  Please be advised that the Bank’s current basic proposed rates and terms – which are 
not all inclusive - for this project are as follows:  1) NMTC credits with a preliminary pricing of $0.80; 
2) full indemnification against loss from both the CDE and QALICB; 3) an exit strategy acceptable to 
the Bank to unwind the transaction at the end of the 7-year compliance period; and 4) full compliance 
with all NMTC program requirements.  
 
Please understand that this letter is for discussion purposes only and does not represent a 
commitment by JPMorgan Chase Bank, N.A. to provide the financing.   
 
Please call me should you have questions. 
 
Very truly yours, 
 
 



 2

 
 
 
En Jung Kim 
Authorized Officer 
JPMorgan Chase Bank, N.A. 
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3.12 | RESIDENT JOB TRAINING, EMPLOYMENT, SECTION 3 AND SMALL AND M/WBE ENTERPRISES AND 
LABOR SURPLUS AREA FIRMS PLANS AND COMMITMENTS 

MRP’s development approach embraces the concept of creating opportunity within the communities we 
create by contracting with Disadvantaged, Minority, Women‐owned and Section‐3 Business Enterprises 
(D/M/WBE/Section‐3) and  local small businesses. Our activities are motivated by three core principles. 
We are  committed  to being a good neighbor by exceeding  the hiring and  training goals  set by  local 
municipalities and regulatory agencies; we are focused on opportunity by making sure that the general 
contractors we work with comply with minority and women‐owned business contracting goals; and we 
are  engaged  in  the  community  through  extensive  work  with  local  organizations,  workforce 
development offices and local government.  

D/M/WBE/Section-3 Plan Development and Implementation 

MRP  member  Pennrose  will  be  responsible  for  oversight  of  the  Team’s  utilization  of  resident 
employment, small, minority and women‐owned businesses and local firms.  Pennrose has consistently 
performed  above  targeted  levels  in  contracting  with  D/M/WBE/Section‐3  firms  and  local  small 
businesses and brings a level of experience and sophistication that is second to none when it comes to 
creating  economic  opportunity  through  strong  participation  of  D/M/WBE/Section‐3’s  and  local 
businesses. Pennrose will utilize its expertise to ensure that PHCD’s D/M/WBE/Section‐3 and local small 
business contracting goals are exceeded for the PHCD redevelopment project. 

MRP’s  D/M/WBE/Section‐3  hiring  and  contracting  plan  will  be  developed  and  implemented  under 
Pennrose’s oversight by Team member HGF, Inc., a major provider of outreach, recruitment, monitoring 
and reporting plans for developers and public agencies engaged  in projects governed by federal, state 
and/or  local  labor  compliance  guidelines  aligned with  specific MBE, WBE, DBE  and  Section 3 project 
goals.  

HGF  has  an  accomplished  track  record  working  with  major  developers  and  governmental/quasi‐
governmental agencies engaged  in construction projects governed by funding regulations and/or  labor 
standards.  The  firm  provides  support  to  these  clients  via  a process  that  results  in  customized plans, 
processes and tools.  For Liberty Rising, HGF will provide the following services: 

 Minority Participation (MBE, WBE, Section 3, LBE and DBE firms) Recruiting, Engagement, 

 Monitoring & Reporting 

 Section 3 Business Engagement, Tracking and Reporting 

 Section 3 Employment Engagement, Tracking and Reporting 

 Certified Payroll Compliance Review, Issue Resolution & Submittals 

 Construction‐Site Employee Interviews 

 Customized Federal Labor Standards and Certified Payroll Compliance Training Workshop 

HGF  has  significant  experience  working  in  Miami,  having  served  as  a  member  a  member  of  the 
development team for the Scott Carver HOPE VI Revitalization Project, Phases II and III in Miami, Florida 
between 2011 and 2013. HGF’s work included MBE, WBE and Section 3 business outreach, recruitment, 
training, monitoring  and  reporting;  certified  payroll  compliance  issues  identification  and  resolution; 
Section  3, minority  and  local  residents  outreach  and  employment  monitoring  and  reporting;  labor 
standards (Davis‐Bacon) compliance management, monitoring and reporting.  

D/M/WBE and Section 3 Outreach and Engagement 
MRP  is  committed  to meet  and  exceed  the  goals  to  be  agreed  upon  by  the  County  and MRP  for 
providing business opportunities across the full array of work categories, ranging from such categories 
as  semi‐professional  and  professional  services  to  construction  and material  supplies.  As  part  of  this 
effort, working with HGF, MRP would  implement an outreach plan that will  increase the opportunities 
for D/M/WBE and Section 3 businesses, consisting of the following activities:   
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 Hold meetings prior  to  the bidding of  the work  in order  to  supplement advertisement efforts 
and assist qualifying D/M/WBE firms in the procurement process;  

 Advertise the Pre‐Bid informational meetings and the contracting opportunities provided by the 
project  in  the  local  area  newspaper(s)  and  through  other  publications  or  organizations  that 
target the minority community;  

 Contact Associated Builders and Contractors and other trade associations to extend contracting 
opportunities to Section 3, small, minority and women‐owned businesses;  

 Develop  outreach  tools  to  inform  and  engagement MBE, WBE  and  Section  3  businesses  and 
Section 3 residents;  

 Notify certified D/M/WBE businesses that have capabilities pertinent to the work of the contract 
that their interest in the contract is being solicited.   

 Encourage  joint  venture  relationships  between  D/M/WBE  firms  that  can  complement  one 
another's services.   

 Contract  with  area  MBE,  WBE  and  Section  3  certifying  organizations  to  inform  certified 
businesses and resident of opportunities; 

 Contact  area  organizations  to  provide  information  to  Section  3  eligible  residents,  such  as 
Homeless Trust, Miami Supportive Housing, Camillus House, and Liberty City Trust;   

 Work with  the PHCD Section 3 Coordinator Development Division  for  referrals  from Section 8 
public housing and other low‐income residents;   

 Work with selected contractors to facilitate training for and ensure correct completion of Davis‐
Bacon Wage reporting regulations and other complicated reporting requirements;  

 Work with  Employ Miami  to  provide  employment  opportunities  on  Liberty Rising  for Miami‐
Dade residents that have received Employ Miami’s Construction Certification Training;  

 Provide  Liberty  Square  residents  with  the  opportunity  for  employment  and  training  on  the 
Liberty Rising redevelopment. 

Section‐3 Plan 
Creating  economic  opportunity  for  public  housing  residents  is  a  crucial  part  of  comprehensive 
neighborhood revitalization. MRP is committed to providing employment and contracting opportunities 
to qualified, Section‐3 eligible businesses and  individuals from PHCD communities and the surrounding 
neighborhoods.  Pennrose will  direct MRP’s  development  and  implementation  of  a  strategy  fostering 
employment,  training  and  contracting  opportunities  throughout  the  redevelopment  process  that  are 
consistent with the requirements of Section‐3 of the Housing and Urban Development Act of 1968, as 
amended (12 U.S.C. 1701u).  

 In order  to alert Section‐3 eligible persons  to  the employment and  training opportunities, 
the MRP Team, led by HGF, will engage in a comprehensive advertising campaign in the local 
area, working with resident organizations, community‐based organizations that serve those 
who reside in government‐assisted housing, and local employment agencies.  The Team will 
hold  sessions  to  discuss  training  and  employment  opportunities  available  and  provide 
assistance completing job applications and other requirements.  

 MRP will require the selected general contractor to submit a Section‐3 plan, as part of their 
bid documents, enumerating specific hiring goals consistent with HUD regulations and PHCD 
policies.  In  addition,  MRP  will  require  the  contractor  and  its  subcontractors  to  utilize 
appropriate  apprenticeship  programs  to  meet  Section‐3  employment  goals.  Under 
Pennrose’s  leadership, MRP will  ensure  that  all  contractors  and  subcontractors  that  are 
awarded a  contract  in excess of $100,000 will  take all necessary and  reasonable  steps  to 
provide meaningful,  full‐time,  permanent  employment  and  training  to  Section‐3  eligible 
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hires,  allowing  such  hires  to  develop marketable  skills  and,  where  possible,  permanent 
positions with the contracting firm.   
 

 In addition to offering employment opportunities, MRP and the selected general contractor 
will  also  promote  and  training  to  enhance  the  opportunities  available  to  the  former 
residents of the redevelopment sites as well as the surrounding community.  Such programs 
will include job readiness, job and business development programs, on‐the‐job training and 
apprenticeship programs, including such approved programs as the Associated Builders and 
Contractors (ABC) and mentoring.   
 

 To increase participation by Section‐3 eligible businesses, the Team will divide construction 
trade contracts  into as many  sub‐components as possible. This  strategy  levels  the playing 
field for capable  local businesses that do not have the capacity to take on  large contracts.  
Also,  the MRP  Team  will  explore  the  possibility  of  offering  joint  venture‐type  business 
arrangements for Section‐3 eligible businesses and/or financial support of a limited number 
of businesses. 

Although  the  implementation of  these  and other  Section‐3  initiatives will have  a neighborhood‐wide 
reach, MRP  is  committed  to  providing  first  priority  of  employment  and  services  to  the  current  and 
former residents of Lincoln Gardens and Liberty Square.   

In addition, emphasis will be placed on employing those in Liberty City who have been disadvantaged in 
their  efforts  to  participate  in  the  general  economy,  whether  by  a  reason  of  inadequate 
preparation/qualifications  or  discrimination.    Among  the  disadvantaged,  outreach  will  be  made  to 
minority  groups  to  maximize  involvement  in  employment  opportunities  at  the  Liberty  Rising 
redevelopment  for  low‐ and very  low‐income persons, particularly persons who are recipients of HUD 
assistance  for  housing.    The  aim  of  the  support  programs  is  to  overcome  impediments  to  prior 
participation, including lack of adequate education/training. 

As  the  developments  nears  completion, MRP  will  recruit  Section‐3  eligible  persons  for  positions  in 
operations including administrative or maintenance support positions.  These career‐track positions will 
offer opportunity for promotion to other positions within site operations.  

HGF will monitor  compliance with hiring goals  for MRP, and our Team will  seek  to  train and employ 
Section‐3‐eligible persons  to monitor,  inspect, and  report upon  contractors and  their  sub‐contractors 
performance achieving Section‐3 goals.   

Examples  of marketing materials  used  by  HGF  for  outreach  to  Section  3  and  D/M/WBE  firms  and 
employees. 

Job Training Disadvantaged, Minority, Women-owned Business Enterprise Commitments 

The MRP Team commits to work aggressively to achieve the following minimum levels of participation in 
the development and, of course, will pursue every available opportunity to contract with Disadvantaged, 
Minority and Women‐Owned Business Enterprises and local small businesses. 

 Resident Job Training – Through partnerships with organizations such as Associated Builders 
and Contractors, Employ Miami and  local organizations, as well as  in partnership with our 
to‐be‐selected general contractor, MRP commits to linking Liberty Square residents to trade‐
related  (such as basic carpentry,  lead  removal, and painting)  job  training and, as  feasible, 
apprenticeship,  programs.    In  addition,  MRP  commits  to  working  with  community  and 
supportive service providers to hold a minimum of  four basic workforce development and 
life skills classes per year (20 classes during the redevelopment period).   
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 Section 3 Employment – MRP commits to 200 new Section 3 hires during the Liberty Rising 
Redevelopment. 
 

 Minority Subcontractor Utilization ‐ Contractors will be required to set‐aside a minimum of 
35% of the total construction work Minority Businesses.  
 

 Minority/Female  Trades Worker  Participation  –  A minimum  of  35%  of  the  total  project 
work hours, by trade, shall be worked by minority and female trades‐workers. 
 

 Miami Resident Participation – A minimum of 35% of the total project work hours shall be 
worked by Miami Residents. 

Comparable Section 3 and D/M/WBE Contracting Results 
As previously discussed, Pennrose will be the MRP member in charge of overseeing the implementation 
of  our  Section  3  and  D/M/WBE  contracting  and  employment  program.    Pennrose  has  consistently 
demonstrated  its  commitment  by  providing  employment  and  contracting  opportunities  to  qualified 
D/M/WBE’s  firms  through  dozens  of  projects,  and  is  committed  to  doing  so  for  Liberty  Rising.    To 
illustrate  our  Team’s  commitment  to  D/M/WBE  participation,  provided  below  are  examples  of  how 
Pennrose,  serving  as  lead  developer,  achieved  significant  levels  of  D/M/WBE  involvement  on  its 
development efforts. 

Development  % D/M/WBE Utilization 
McNally Homes HOPE VI‐ Demo/IF  94.1% 
Reservoir Hill  52.4% 

Chapel Green  51.2% 

Orchard Ridge Homeownership I  50.1% 

Orchard Ridge Rental I  50.9% 

Orchard Ridge Rental II  62.2% 

Orchard Ridge Rental III  46.8% 

Uplands Rental Phase I  60.0% 

Community and Supportive Service Partners 

MRP  team  member  Housing  Opportunities  Unlimited  (HOU),  which  has  20  years  of  experience 
developing community and supportive service plans and coordinating on‐site resident services for public 
housing  redevelopments  nationwide,  will  help  design  a  community  and  supportive  services  (CSS) 
program to contribute the health and well‐being of current and former residents of Lincoln Gardens and 
Liberty Square in concert with residents, community organizations and PHCD.   

In addition, as discussed in Section 3.10 and documented in the attached commitment letters, MRP has 
identified  several  partners  to  help  design  and  implement  the  CSS  program:  Team member  Catalyst 
Miami,  in  addition  to  providing  community  planning  and  outreach  services,  is  a  direct  service 
coordinator and provider, and will provide or connect current and former Lincoln Gardens and Liberty 
Square  residents  to  health  care  and    child  care  services,  and  a  range  of  financial  capacity  building 
services at the Liberty and Lincoln sites.   

And Florida International University’s Herbert Wertheim College of Medicine, through  its Green Family 
Foundation NeighborhoodHELP  (Health Education Learning Program), will provide  regular home visits, 
comprehensive health, and the development of a care plan to improve the health and quality of life of 
Liberty Square and Lincoln Gardens residents. To overcome access barriers and connect people to the 
health system, health care services will be provided through NeighborhoodHELP mobile medical units at 
the two sites, and, as needed, make referrals to other community providers. 
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jOB  
OppOrtunity 

fair
Arlington grove Project

Get information on the Arlington Grove Project 

Meet with Arlington Grove Project Team members

Employment Interest Forms  
will be available for potential Arlington Grove Project jobs

Robert Fulton Development, Inc. Alderman Jeffery Boyd – Ward 22 

Tuesday, July 13, 2010 | 10:00 a.m. – 3:00 P.m.
Friendly TeMPle 
missionary Baptist Church 
5515 martin luther King, Jr. drive

Enter from Belt Street side

The Memphis HOPE  
Section 3 Construction 
Training and Employment 
Program is a customized 
course designed to offer 
Memphis HOPE clients a 
unique opportunity for on-
the-job training and entry 
level course work in the 
field of construction.

North Sarah Project - Phase 1

Federal Labor Standards and

Certified Payroll Reporting Requirements

Subcontractor Training Workshop

March 2, 2011

Developed and Facilitated by:

1

Customized Federal Labor Standards and Compliance Projects
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