Order 102-17/18

Passage: 8-0 (Thibodeau absent) on 11/20/2017 Effective 11/30/2017
ETHAN K. STRIMLING .
BELINDA S. RAY (1) (MAYOR) CITY OF PORTLAND DAVIDJ:T_LBcF:{.El:l)\IEsRo'\ANA(’\{A/(Eg
SPENCER R. THIBODEAU (2) IN THE CITY COUNCIL PIOUS ALI (A/L)

BRIAN E. BATSON (3) NICHOLAS M. MAVODONES, JR (A/L)

JUSTIN COSTA (4)

ORDER APPROVING AND AUTHORIZING THE CITY MANAGER TO ENTER INTO
THE 58 BOYD STREET APARTMENTS CREDIT ENHANCEMENT AGREEMENT
WITH 58 BOYD STREET LP

ORDERED, that the credit enhancement agreement between the City of Portland and 58
Boyd Street LP related to the 58 Boyd Street Apartments Affordable
Housing Tax Increment Financing District is hereby approved and the City
Manager is authorized to sign the agreement in substantially the form
attached hereto and any other related documents that are necessary or
convenient to carry out the intent of said agreement.







































remains indebted to the City. The covenants of Developer set forth herein shall survive a sale,
transfer, or other disposition of the Development by Developer, a foreclosure or transfer of title
in lieu of foreclosure, or the repayment of the Loan, but shall cease to apply to the
Development in the event of involuntary noncompliance caused by substantial destruction,
seizure, requisition, or change in law or an action of a governmental agency that prevents the
City from enforcing the covenants, even though compensated by insurance, provided that the
Loan is repaid within a reasonable period of time after such involuntary loss or substantial
destruction.

3. Covenants. Developer hereby covenants and represents to the City as follows:

a. Development. The Development shall consist of the land described in Exhibit A
attached hereto, together with all improvements, which after completion of the work
will contain a total of eighty (80) units of rental housing and related amenities. The
units in the Development shall be of comparable quality and have comparable
amenities. Developer shall not make any change in the nature, size, number of location
of the units in the Development and the facilities in the units.

b. Use. The Developer shall rent or make available for rental all of the units in the
Development on a continuous and non-transient basis to members of the general public
throughout the Qualified Project Period. Developer covenants and agrees that no
change of use shall occur without the express written consent of the City.

c. Low Income Units. For a period of ninety (90) years at least forty-four (44) of the
units will be occupied by households with incomes at or below sixty percent (60%)
(collectively referred to as the “Low Income Units”). The remaining eleven (11) units
will be market rate units.

i. Income and area median income shall be as determined in accordance with
Section 42 of the Internal Revenue Code of 1986 and associated regulations and
guidance, all as may be amended from time to time, (“Section 42””) and income
limits shall be adjusted for family size.

ii. Prior to initial occupancy and at least annually, the Developer shall verify that
the income, based on the then current income, of each household occupying a
Low Income Unit in the Development does not exceed the Applicable Income
Limit (the “Determination”).

ii. A Low Income Unit occupied by a household, who at the commencement of
occupancy, met the Applicable Income Limit shall continue to be treated as
occupied by a qualified resident even though the household’s income may
exceed the Applicable Income Limit, adjusted for family size, at the time of the
most recent Determination, if after such Determination, but before the next
Determination, any unit in the Development of comparable size is occupied by
a new household whose income does not exceed the Applicable Income Limit.



iv. After initial occupancy but upon again becoming vacant, a Low Income Unit
shall be treated as occupied by a household meeting the Applicable Income
Limit until occupied (other than occupancy by another resident for a temporary
period not to exceed 31 days), at which time the character of the unit shall be
re-determined in light of the new resident’s income.

d. Rent Restrictions. For the Qualified Project Period, the Low Income Units shall be
rent-restricted. A unit is rent-restricted if the gross monthly rent does not exceed
one-twelfth (1/12"  of thirty percent (30%) of the imputed income limitation
applicable to the unit. The imputed income limitation is the Applicable Income Limit
for the unit, except the adjustment for family size shall be based, not on the actual
number of occupants, but by assuming the number of occupants as follows:

i.  For a unit without a separate bedroom, one individual.
ii. Foraunit with one or more separate bedrooms, one and one-half individuals for
each separate bedroom.

Gross monthly rent shall not include any payment under Section 8 of the United States
Housing Act of 1937 and associated regulations and guidance, all as may be amended
from time to time (“Section 8”) but shall include any utility allowance, where
applicable, taking into account such determinations under Section 8.

e. Discrimination Prohibited. Developer shall not segregate or physically isolate the
Low Income Units from each other and from other units in the Development and the
Developer shall use its best efforts to proportionately distribute the Low Income Units
among each unit size in the Development. Developer shall not refuse to rent a unit in
the Development to any applicant because the applicant holds a voucher or a certificate
of eligibility under Section 8.

4. Compliance. Developer agrees to furnish to City such information as City may require in a
form acceptable to City, including without limitation certifications and/or verifications of
occupancy and resident income, to determine Developer’s compliance with the covenants set
forth herein. Information deemed acceptable by Maine State Housing Authority shall be
acceptable to the City.

5. Income Certifications/Leases. Developer shall use residential lease forms acceptable to City
and obtain written and signed certifications of residents in a form acceptable to City to
determine the qualifications of the residents for occupancy of a Low Income Unit. Such leases
or certifications shall contain clauses wherein each resident (a) certifies as to the accuracy of
statements made relating to the resident’s income, (b) agrees that resident income and other
eligibility requirements shall be deemed substantial and material obligations of the tenancy, (c)
agrees to comply all requests for information with respect thereto from Developer or City, and
(d) agrees that failure to provide accurate information or refusal to comply with a request for
information shall be deemed a violation of a substantial obligation of the tenancy. Developer
covenants and agrees to take such action as City deems necessary to comply with the covenants
herein or to correct or cure any failure of the Developer to comply with the covenants herein,




including, without limitation, the eviction of any tenant in accordance with applicable law.
Lease forms which have been approved by Maine State Housing Authority shall be deemed
approved by City.

Real Estate Taxes. Developer agrees that it shall pay all real estate taxes assessed on the
Development during its ownership of the Development. Nothing contained in this section
shall be deemed a waiver or limitation on Developer's right to seek abatement of property taxes
if Developer believes the Development is over-assessed.

Records. Developer shall maintain and keep current all books, documents, plans and records
concerning the Development, including, but not limited to, books and records related to
compliance with the covenants contained in this Declaration. Such books, records, documents
and plans shall be kept for: (a) a minimum of six (6) years after the expiration of the Qualified
Project Period for those books, records, documents and plans pertaining to the rent and
occupancy requirements described in Section 3 of this Declaration and the rent roll for all units
in the Development; and (b) for a minimum of six (6) years after the end of the fiscal year or
calendar year, as applicable, for all other books, records, documents and plans pertaining to the
Development. Upon reasonable notice, City may audit and examine these books, records,
documents and plans, and may inspect the buildings, grounds, equipment offices of the
Development.

Violation. Developer shall immediately notify the City if Developer anticipates or discovers
any noncompliance with any restriction or covenant in this Declaration, including, without
limitation, noncompliance with the occupancy restrictions in Section 3 of this Declaration.
Developer agrees to take such action as the City deems necessary to prevent noncompliance or
to correct or cure any failure to comply with the covenants in this Declaration. In the event the
Developer fails to comply with the covenants set forth herein, and fails to cure such
non-compliance within any applicable cure period, the City shall be entitled to exercise any of
its rights under the documents executed in connection with the Loan, maintain an action in law
or in equity against the Developer to recover damages incurred by the City from such failure,
including, without limitation, reasonable attorneys’ fees and costs, and to require the
Developer (through injunctive relief or specific performance) to comply with the provisions
and covenants set forth herein and to immediately cure any failure to comply with the
covenants set forth herein by the Developer.

Indemnification. Developer shall indemnify and hold City and its agents harmless from and
against any and all claims, demands, liability, loss, cost or expense (including, but not limited
to attorney’s fees and other costs of litigation) which may be incurred by the City arising out of
or in any way related to the Developer’s breach of any of its obligations under this Declaration
or any action taken by the City to enforce or exercise its rights under this Declaration as a result
of such breach, except for claims arising from the gross negligence or willful acts of the City.
The obligations under this section shall survive the termination or expiration of this
Declaration as necessary to effectuate its provisions.




10.

11.

12.

13.

14.

15.

Modifications. This Declaration may be amended or modified, in whole or in part, only by
written agreement of Developer and the City clearly expressing the intent to modify this
Declaration.

Severability. The validity of any clause, part or provision of this Declaration shall not affect
the validity of the remaining portions thereof.

Successors_and Assigns. This Declaration shall be binding upon Developer’s respective
heirs, personal representatives, executors, administrators, successors and assigns and shall
inure to the benefit of and be enforceable by City, its successors, transferees and assigns.

Governing Law. This Declaration shall be construed in accordance with and governed by the
laws of the State of Maine.

Notices. Any notice or demand required or provided for in this Declaration shall be in writing
and shall be deemed to have been sufficiently given for all purposes when hand-delivered or
mailed by certified or registered United States mail, postage prepaid, or sent by overnight
United States mail or overnight commercial delivery service to the Developer or the City at
their respective addresses set forth herein, or at such other address as either of them may from
time to time hereafter designate by notice given to the other as herein provided. The City shall
endeavor to provide a copy of any notice to Developer simultaneously to the Limited Partners
at c/o Northern New England Housing Investment Fund, 75 Market Street, Suite 201, Portland,
ME 04101, or such other addresses as may from time to time hereafter be designated by notice
given to the City as herein provided.

Intercreditor. This Declaration is subject to the terms and conditions of the Intercreditor and
Subordination Agreement by and among Maine State Housing Authority, the City of Portland,

58 Boyd Street LP, and Portland Housing Development Corporation. dated , 2017
to be recorded in the Cumberland County Registry of Deeds herewith.

Signature page follows.

IN WITNESS WHEREOF, this Declaration has been duly executed by the Developer

and City as of November ___, 2017.



CITY OF PORTLAND

By:
Witness Jon P. Jennings
Its City Manager

58 BOYD STREET LP
BY: Portland Housing Development Corporation, its
General Partner

By:
Witness Mark Adelson, Its President
State of Maine
Cumberland, ss. November , 2017

Personally appeared the above named Mark Adelson, President of Portland Housing
Development Corporation, General Partner of 58 Boyd Street LP, and acknowledged the
foregoing instrument to be his free act and deed in his said capacity and the free act and deed of
said corporation and limited partnership.

Before me,

Notary Public/Attorney-at-Law

(Print or type name)

State of Maine
Cumberland, ss. November___, 2017

Personally appeared the above named Jon P. Jennings, City Manager to the City of
Portland, and acknowledged the foregoing instrument to be his free act and deed in his said
capacity and the free act and deed of said City of Portland.

Before me,

Notary Public/Attorney-at-Law

(Print or type name)






City of Portland - TIF Model

Boyd Street TIF Model

8/28/2017 OAV: %0 - Tax Exempt

50% Captured Value to Developer; 50% Uncaptured to City General Fund

City of Portland- TIF Projection Table/58 Boyd Street AH TIF

Captured Captured
Revenhue to | Revenue to City Non-
Increased Total Projected| Business Municipal Captured
Tax Year- | Assessed Value % of Value Captured Projected New Taxes Project Project General Fund
TiF Year April 1 Real Prop. Captured Valuation Mill Rate Captured Account Account Revenugs
1 2018 $0 50.00% $0 21.53 $0 $0 $0 $0
2 2018 $2,550,000 50.00% $1,275,000 21.96 $28,003 $28,003 $0 $28,003
3 2020 $5,100,000 50.00% $2,550,000 22.40 $57,125 $57,125 $0 57,125
4 2021 55,100,000 50.00% $2,550,000 22.85 $58,268 $58,268 $0 58,268
5 2022 65,100,000 50.00% $2,650,000 23.31 $59,433 $69,433 $0 $569,433
6 2023 $5,100,000 50.00% $2,550,000 2377 $60,622 360,622 $0 $60,622
7 2024 $5,100,000 50.00% 2,550,000 24.25 $61,834 361,834 $0 $61,834
8 2025 $5,100,000 60.00% $2,650,000 24.73 563,071 $63,071 $0 $63,071
9 2026 $5,100,000 50.00% b2,550,000 25.23 $64,332 $64,332 50 $64,332
10 2027 $5,100,000 50.00% $2,550,000 25.73 $65,619 $65,619 30 $65,619
11 2028 $5,100,000 50.00% $2,550,000 26.25 $66,931 $66,931 $0 $66,931
12 2029 $5,100,000 50.00% $2,550,000 26.77 $68,270 $68,270 50 $68,270
13 2030 $5,100,000 50.00% 32,550,000 27.31 $69,635 $69,635 30 $69,635
14 2031 $5,100,000 50.00% $2,550,000 27.85 $71,028 $71,028 $0 $71,028
15 2032 $6,100,000 50.00% $2,550,000 2841 $72,449 b72,449 $0 $72,449
16 2033 $5,100,000 50.00% $2,550,000 28.98 $73,6898 $73,868 $0 $73,698
17 2034 $5,100,000 50.00% $2,5650,000 29.56 $75,376 $75,376 $0 $75,376
18 2035 $5,100,000 50.00% $2,550,000 30.15 $76,883 $76,883 3¢ $76,883
19 2036 $5,100,000 50.00% $2,550,000 30.75 $78,421 $78,421 $0 $78,421
20 2037 55,100,000 50.00% $2,550,000 31.37 $79,989 $79,989 $0 $79,889
21 2038 $5,100,000 50.00% $2,550,000 32.00 $81,589 $81,589 $0 $81,589
22 2039 $5,100,000 50.00% 32,550,000 32.64 $83,221 $83,221 $0 $83,221
23 2040 $5,100,000 50.00% 52,550,000 33.29 $84,885 $84,885 %0 $84,885
24 2041 $5,100,000 50.00% $2,550,000 33.95 86,583 $86,583 30 $86,583
25 2042 35,100,000 50.00% $2,550,000 34.63 388,315 $88,315 $0 $88,315
26 2043 $5,100,000 50.00% $2,5650,000 35.33 b80,081 $90,081 $0 $90,081
27 2044 $5,100,000 50.00% $2,550,000 36.03 $91,883 $91,883 30 $91,883
28 2045 5,100,000 50.00% $2,550,000 38.75 $93,720 $93,720 $o $93,720
29 2046 $5,100,000 50.00% $2,550,000 37.49 $95,585 $95,585 $0 $95,595
30 2047 $5,100,000 50.00% $2,550,000 38.24 $97,506 $97,506 $0 $97.506
30 Year TIF Total]  $145,350,000 $72,675,000 $2,144,566 | $2,144,566 $0 | $2,144,566
30 Year TIF Average $71,486 $71,486 $71,486




City of Portland - TiF Mode!

Boyd Street TIF Model

8/28/2017 OAV: $0 - Tax Exempt

50% Captured Value to Developer; 50% Uncaptured to City General Fund

Tax Shifts-Avoided Formula Impacts from Sheltering of Valuation: City of Portland- TIF Model

50% Sheltered over 30 years with that 50% going to Developer Project Account; 50% to City
Generat Fund

Avoided Formula Impacts from Sheltering of Valuation

Avoided Loss of

Avolded Loss of

Tax Year-| Total Added Sheltered State Ald to for | State Municipal |Avelded Increase| Total Avolded
TiF Year April 1 Valuation Valuation Education Revenue Sharing | In County Tax Impacts
] 2018 $0 $0 30 $0 %0 $0
2 2018 52,550,000 $1,275,000 $0 §777 $694 $1.471
3 2020 $5,100,000 $2,550,000 $0 $1,553 $1,389 $2,942
4 2021 $5,100,000 $2,650,000 $7,055 b1,553 $1.389 $9,097
5 2022 $5,100,000 $2,550,000 $14,110 b1,553 $1,388 $17,052
8 2023 $5,100,000 2,650,000 $21,165 1,553 $1,389 $24,107
7 2024 $5,100,000 52,550,000 $21,165 51,5653 $1,389 324,107
8 2025 35,100,000 $2,5650,000 321,165 $1,553 §1,380 524,107
9 2026 35,100,000 $2,550,000 321,165 $1,553 $1,389 $24 107
10 2027 55,100,000 $2,560,000 $21,165 1,653 1,389 $24,107
11 2028 35,100,000 $2,560,000 $21,165 $1,553 $1,389 $24,107
12 2028 5,100,000 52,550,000 $21,165 51,553 1,389 $24,107
13 2030 $5,100,0600 52,560,000 $21,165 $1,653 $1,389 524,107
14 2031 $5,100,000 $2,550,000 $21,165 $1,563 51,389 24,107
15 2032 $5,100,000 52,650,000 521,165 $1,553 b 1,389 24,107
16 2033 $5,100,000 $2,550,000 21,165 $1.553 $1,388 524,107
17 2034 55,100,000 $2,550,000 21,165 $1,653 $1,389 $24,107
18 2035 55,100,000 2,650,000 $21,165 b1,6563 $1,389 b24,107
18 2036 $5,100,000 $2,550,000 $21,165 51,553 $1,380 $24,107
20 2037 $5,100,000 2,550,000 $21,165 51,553 $1,380 24,107
21 2038 $5,100,000 $2,550,000 21,165 $1,553 $1,389 24,107
22 2039 55,100,000 $2,560,000 521,165 $1,553 51,389 $24,107
23 2040 5,100,000 32,550,000 21,165 $1.553 1,389 524,107
24 2041 $5,100,000 52,660,000 21,165 $1,553 $1,389 p24,107
25 2042 65,100,000 $2,560,000 $21,165 $1,553 31,380 $24,107
26 2043 5,100,000 52,650,000 $21,165 $1.,553 31,389 $24,107
27 2044 b5,100,000 $2,550,000 $21,165 $1,563 $1,389 $24.107
28 2045 $5,100,000 2,550,000 $21,165 $1,563 1,389 $24,107
29 2046 35,100,000 2,550,000 $21,185 $1,553 51,389 $24,107
30 2047 $5,100,000 2,650,000 $21,165 51,553 1,389 $24,107
30 Year TIF Total $145,360,000 $72,676,000 $56550,290 $44,265 $39,584 $634,138
30 Year TIF Average $18,343 $1,475 $1,319 $21,138
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Urban Ventures

To: Mary Davis, City of Portland

From: Anne Boynton, Urban Ventures, Inc.
Re: 58 Boyd Street

Date: 10/24/17

Executive Summary

58 Boyd Street is a project of the Portland Housing Development Corporation (PHDC), the development
affiliate of the Portland Housing Authority. 58 Boyd Street will construct 55 units of mixed income rental
housing as part of the East Bayside redevelopment, just across the street from its Bayside Anchor
development and service hub. Units will range in size from efficiency units (25) to three bedrooms (9).
Rents will range from market rate (11 units will be unrestricted) to no more than 50% AMI with 28 units
subsidized with Project Based Vouchers.

Sources and Uses

Permanent Sources include:

Maine Housing $550,000
AHP Loan (Bangor Savings)  $2,932,139
City of Portland HOME $200,000
Sponsor Loan $119,936
AHP Subsidy $750,000
Net LIHTCs $6,756,824
Total Sources: $11,308,899

PHDC is well positioned to secure all remaining sources needed to complete this project. In the 2017
LIHTC competition, this project missed funding by only 1 point, and has been able to adjust the project
to score higher in the 2018 QAP, taking advantage of additional points for family scale units and
planning board approvals. The Bangor Savings/AHP loan and subsidy are already committed, as is a
construction loan of $6,850,000 from Bangor Savings.

For analysis of “Uses,” see Development Budget.

Development Budget

Construction Costs:

Construction costs are being repriced right now in preparation for submission of materials to Maine
Housing for the LIHTC application. Current costs are based on a “Conceptual Estimate” by Wright-Ryan
Construction created in 2016. It reflects an inflation cost adjuster through an anticipated start of
construction in October 2017. So there will be upward pressure on these costs to factor in inflation till a
construction start date in 2018. However, the developer has identified cost savings in the design and is
working closely with the contractor on containing the total construction cost. The development team
anticipates the new construction costs, available in early November, will be very close to the existing

PROFESSIONAL FINANCIAL UNDERWRITING CONSULTING SERVICES FOR PORTLAND, ME HOUSING DEVELOPMENT PROJECTS



Urban Ventures

estimate. Costs of demolition for the existing structure are specifically excluded and will be funded
through a CDBG allocation committed in 2015, prior to PHDC taking title to the site.

Soft costs are modest at 22% of total development costs and generally in line with or slightly under
industry norms. Developer fee is a very modest 7.43% of development costs (excluding reserves and
developer fee).

Construction Contingency is too narrowly budgeted at 5% considering the very preliminary stage of
design. A 5% hard cost contingency should be sufficient once plans are finalized and the job is bid, but
given the early stage of the development and the updated construction costs, a 5% contingency is
insufficient. Soft cost contingency is also too low at less than 2% of total soft costs. However, these
concerns are mitigated by the financial strength of the developer and sponsor. PHDC has the financial
resources to address unexpected set backs and cost over runs in the development of this project.

This property is currently owned by the Portland Housing Authority, the parent company of the
developer. The existing improvements will be demolished prior to transfer of ownership of the site. No
acquisition price will be associated with the transfer.

Operating Budget & 20 Year Cashflow Projection

This project will serve a wide range of income levels, with 28 Project Based Vouchers for households
with incomes not to exceed 50% AMI, 50% AMI units without project based vouchers (8 units), 60% AMI
units (8 units), and market rate units (11 units).

The rents for the market rate units are set just under Fair Market Rents, discounted by $19-$21 per unit
per month. Given the high demand for units in Portland overall, these are not likely to pose a significant
problem to rent, even with the potential marketing disadvantage of a predominately affordable
property.

50% and 60% AMI units are set at the maximum allowable rent for LIHTC units. Units with Project Based
Vouchers will supplement the tenant’s contribution to rent up to the FMR rate. However, due to Maine
Housing’s preferences regarding how this is reflected in the pro forma, the additional income above the
allowable 50% AMI tax credit rent is reflected in the income line labeled “PBV/HAP Differential.” This
significant income line ($147,288 in year 1) will trend with Fair Market Rent.

Other income includes 1) laundry for $5,500 ($8.33/unit/month, not unreasonable given the amount of
family housing) and 2) $12,000 in rent from Cultivating Community, which will move their office space to
this location adjacent to one of their primary community gardens.

A 50% 30 year TIF is requested, and reflected in Income of $57,125 in the first full year of operations.



Urban Ventures

Operating expenses appear high at $9,085/unit in part because this includes the full property tax liability
as an expense. A property with a PILOT which provided the comparable property tax relief to the
requested TIF would show per unit operating expenses of $8,046. This is still high. Factoring out tenant
services and computer network, not expenses typically included in operating budgets, brings the per
unit operating expense per year to $7,682, still on the high side of normal. Both maintenance

(52,341 /unit) and replacement reserve ($450) are budgeted on the high end of normal, especially for
new construction. However, considering the likelihood of pretty heavy resident demands on the
property (25 of 55 units are 2 or 3 bedrooms, there will be plenty of children in the property) budgeting
high for maintenance and replacement reserves is appropriate.

Year 1 debt service coverage is 1.28, rising to 1.30 before declining to 1.26 in year 20, with industry
standard income and expense inflators (2% & 3%) and a 5% vacancy. Given the nature of the Portland
housing market, with very limited supply of affordable units relative to demand, a 5% vacancy, while
consistent with industry standards for underwriting, is conservative relative to likely operating
experience. Since these units are very likely to outperform a 5% vacancy projection, these debt service
coverage ratios are likely to be conservative. A more likely scenario reflects the affordable units
operating at 3% (or lower) vacancy. Running an average of 3% vacancy results in a dscr of 1.33 in year 1,
peaking at 1.35, and a year 20 dscr of 1.33.

Even with a 5% average vacancy, the HOME loan can be fully repaid to City of Portland from 25% of
cashflow in year 12, while the developer fee loan would be fully retired in year 7 with payment of 25%
of cashflow. A lower actual vacancy rate repays the developer fee and HOME loans slightly sooner.

Developer Financials

Portland Housing Authority has submitted audits for FY2013, 2014, 2015 and 2016. Their fiscal year
ends 6/30. Their audit as of 6/30/16 showed strong and improving financial health, with current assets
over $16 million and current liabilities of $1.5 million, resulting in a current ratio of 11. The Quick Ratio
(cash and cash equivilents divided by current liabilities) is a remarkably healthy 4.6. In 2016, they
increased their Net Position by $526,458, as growth in revenues exceeded growth in expenses. In 2016,
tenant services expense grew by 36% -- a rate of growth unlikely to be sustainable, and their operations
were helped by a drop in utility expenditures which may be dependent upon weather. However,
overall, this organization has very strong financial health. This developer has the financial capacity to
intervene in a development facing unexpected set backs and or cost over-runs to keep the development
process moving forward. Their financial strength as an organization mitigates the risk of the thin hard
and soft cost contingency.

Recommendations

| recommend a loan in the amount of no more than $200,000, 30 years, zero percent interest, with
repayment annually of 25% of cashflow, and a 50%, 30 year TIF, with the following conditions prior to
loan closing:



Urban Ventures

1. Satisfactory review of a final development budget and operating pro forma which is consistent
with the commitments of all source, including a cashflow waterfall acceptable to the City;

2. Final rent schedules to be compared to maximum allowable rents and applicable utility
allowance charts to determine final maximum rent rates, and satisfactory review of a letter of
intent from Cultivating Community (or other prospective tenant) to lease ground floor space at
price as proposed in the final operating budget;

3. All standard construction loan conditions, including satisfactory review of final contract with
GC consistent with budgeted estimates, and total contractor overhead, profit and general
conditions of not to exceed 14% of net construction costs.

PROFESSIONAL FINANCIAL UNDERWRITING CONSULTING SERVICES FOR PORTLAND, ME HOUSING DEVELOPMENT PROJECTS



Development Budget with

Permanent Sources

Date 10/20/2017

Project Name 58 Boyd Street

Project Address 58 Boyd Street

Developer/Sponsor

Portland Housind Development Corp.

Total Units 55
Total Square Feet 48,488
Total Per Unit Per Sq Ft
Sources of Funds
Permanent Financing - 1st Lien $550,000 $10,000 $11
City of Portland HOME loan $200,000 $3,636 $4
AHP Loan $2,932,139 $53,312 $60
FHLB Subsidy $750,000 $13,636 $15
LIHTC Syndication $6,756,824 $122,851 $139
Sponsor (Developer Fee) Loan $119,936 $2,181 $2
Total Sources of Funds $11,308,899 $205,616 $233
Uses of Funds
[Hard Costs
Site Improvements $748,000 $13,600 $15
Rehabilitation $0 $0
New Construction $6,817,499 $123,955 $141
Contractor's Profit, Overhead, & Gen. Requirements 9.8% $741,218 $13,477 $15
Hazardous Materials abatement (if contracted separately) $0 $0
Demolition Cost (if contracted separately) $0 $0
Bond Premium $44,963 $818 $1
Other $0 $0
Hard Cost Contingency (% of hard costs) 5.0% $417,584 $7,592 $9
Total Hard Costs $8,769,264 $159,441 $181
Soft Costs
Building Permit & Fees $175,730 $3,195 $4
Survey & Engineering $66,900 $1,216 $1
Design & Permitting (% of const exp) 6.9% $510,000 $9,273 $11
Borrower Legal (all closings, excluding syndication legal) $68,000 $1,236 $1
Title & Recording $15,000 $273 $0
Accounting $8,000 $145 $0
Construction Period Taxes $8,000 $145 $0
Construction Period Insurance $25,000 $455 $1
Other: FF&E, Security $0 $0
Other $0 $0
Total Soft Costs $876,630 $15,939 $18
Financing Costs
Construction Loan Origination Fees $7,500 $136 $0
Construction Period Interest $115,500 $2,100 $2
Lender Inspection Fees +Letter of Credit + const legal $33,200 $604 $1
Letter of Credit Fee $0 $0
Permanent Loan Fee $14,500 $264 $0




Construction Lender Legal $0 $0

Other $0 $0 $0
Total Financing Costs $170,700 $3,104 $4
[Miscellaneous

Market Survey $5,200 $95 $0

Appraisal $6,000 $109 $0

Environmental Study $13,500 $245 $0

LIHTC Fees -- prepaid monitoring $63,000 $1,145 $1

Other: Commissioning $57,080 $1,038 $1

Relocation Costs $54,000 $982 $1

Other -- FF&E $0 $0 $0
[ Soft Cost Contingency (% of soft costs excl Dev Fee) _ $34,000 $618 $1
Total Miscellaneous: $232,780 $4,232 $8
Acquisition

Acquisition: Buildings $0 $0 $0

Acquisition: Land $0 $0 $0

Acquisition: Legal $0 $0 $0

Other $0 $0 $0
Total Acquisition $0 $0 $0
Reserves and Developer Fee

Operating Deficit Escrow $305,530 $5,555 $6
Prefunded Replacement Reserve $76,037 $1,382 $2
Taxes & Insurance Escrow $77,958 $1,417 $2
Developer Overhead $420,000 $7,636 $9
Developer Profit $330,000 $6,000 $7
Rent Up Reserve & Marketing $50,000 $909 $1
Other $0 $0 $0
Total Reserves and Developer Fee $1,259,525 $22,900 $26
[Total Uses of Funds | $11,308,899 |  $205,616 | $237
Developer Fee Analysis: Total Fees: $750,000
Percent of TDC: 7.43% (excluding reserves & developer fee)
Soft Cost Analysis (TDC less acq & const): $2,539,635

% of TDC: 22%



Phased Sources and Uses

&rrcd

Predevelopment Uses Predevelopment Sources Status Rate | Term Amount

Earnest money deposit Predevelopment loan: Applied $ -
Appraisal Grant: Applied $ =
Environmental Developer/sponsor equity Applied $ -
Building condition assessment Resident deposits $ =
Legal $ -
Architect $ =
Other professional fees $ -
Other $ =
Total: Total: $ -
Acquisition/Construction Uses Acquisition/ Construction Sources Status Rate | Term [  Amount

Predevelopment expenses included above 1st mortgage: $ -
Acquisition of real estate 2nd mortgage: $ =
Construction Contract 3rd mortgage: $ -
Construction contingency Grant: $ =
Soft costs (not included in predevelopment period) Developer/sponsor equity $ -
Soft cost contingency Resident downpayments $ =
Other: Other $ -
Total: Total: $ -

Permanent Financing Permanent Financing Status Rate | Term [ Amount
Acquisition/construction & predev expenses above 1st mortgage: $ -
Lease up reserve 2nd mortgage: $ =
Capitalized operating reserve 3rd mortgage: $ -
Capitalized replacement reserve Grant: $ =
Other Developer/sponsor equity $ -
Resident downpayments $ =

Other $ -

Total: Total: $ -

DHCD Form 202 (rev. May 2008)
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“ All sources should be listed at the cumulative value in each phase.

Phased Sources and Uses



Date

Project Name
Project Address
Developer/Sponsor

Project Operating Pro Forma

October 20, 2017

58 Boyd St

58 Boyd St

Portland Housing Development Corporation

Rental Income
. . Restriction | Per Unit . Per Unit | Per Unit Total Total
'IE;'/ ::; ';I;J anqr?:sr PZ;L'J:T“ -Srgtlilt on % Monthly Deglilcl:ltti);ns Sst?sr;gy Monthly | Net Rent |Monthly Net| Annual
Median Inc.| Gross Rent Net Rent | Per Sg Ft| Income Net Rent
0 BR 4|pbv 0 50% $718 $0 $718 $2,872| $34,464
0 BR 8 0 50% $718 $0 $718 $5,744| $68,928
0 BR 5 0 60% $862 $862 $4,310| $51,720
0 BR 8 O|market $941 $941 $7,528| $90,336
1BR 3|pbv 0 50% $770 $770 $2,310| $27,720
1BR 1 0 60% $924 $924 $924| $11,088
1BR 1 O|market $1,033 $1,033 $1,033] $12,396
2 BR 12|pbv 0 50% $923 $923 $11,076[ $132,912
2 BR 2 0 60% $1,108 $1,108 $2,216| $26,592
2BR 2 O|market $1,368 $1,368 $2,736] $32,832
3 BR 9(pbv 0 50% $1,067 $1,067 $9,603| $115,236
Other 0 60% $0 $0 $0
Total: 55 0 $50,352| $604,224




Operating Expenses

Rent Increase Rate 2.0%
Expenses Increase Rate 3.0% Note: Year 1 is the first full year of stabilized operations
Year 1  Year 1/Unit Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Income
Sch. Gross Income - Residential | $604,224 $10,986 | $616,308 | $628,635 | $641,207 | $654,031 | $667,112 | $680,454 | $694,063 | $707,945 | $722,104
Vacancy Loss | 5.0%] ($30,211) ($549)| ($30,815)| ($31,432)| ($32,060)| ($32,702) ($33,356)( ($34,023)| ($34,703)| ($35,397)| ($36,105)
Other income (laundry & comme| $17,500 $318 $17,850 | $18,207 | $18,571 | $18,943 $19,321 | $19,708 | $20,102 | $20,504 | $20,914
PBV/HAP differential $147,288 $2,678 | $150,234 [$153,238 [ $156,303 | $159,429 | $162,618 | $165,870 | $169,188 | $172,571 | $176,023
TIF $57,125 $1,039 $58,268 | $59,433 | $60,622 [ $61,834 $63,071 | $64,332 | $65,619 | $66,931 | $68,270
Effective Gross Income $795,926 $14,471 | $811,844 | $828,081 | $844,643 | $861,536 | $878,766 | $896,342 | $914,269 | $932,554 | $951,205
Administrative
Management Fee $42,833 $779 $44,118 | $45,442 | $46,805 [ $48,209 $49,655 | $51,145 [ $52,679 [ $54,260 | $55,887
Management Charges $42,833 $779 $44,118 | $45,442 | $46,805 [ $48,209 $49,655 | $51,145 [ $52,679 [ $54,260 | $55,887
Marketing Expense $500 $9 $515 $530 $546 $563 $580 $597 $615 $633 $652
Legal $2,000 $36 $2,060 $2,122 $2,185 $2,251 $2,319 $2,388 $2,460 $2,534 $2,610
Audit & Accounting $6,000 $109 $6,180 $6,365 $6,556 $6,753 $6,956 $7,164 $7,379 $7,601 $7,829
Admin Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Total Administrative $94,166 $1,712 $96,991 | $99,901 | $102,898 | $105,985 | $109,164 | $112,439 | $115,812 | $119,287 | $122,865
[Tenant Services & Computer |  $20,000 | $364 | $20,600 | $21,218 | $21,855 | $22,510 | $23,185 | $23,881 | $24,597 | $25,335 | $26,095 |
Utilities
Fuel Ol $25,000 $455 $25,750 | $26,523 | $27,318 [ $28,138 $28,982 | $29,851 [ $30,747 [ $31,669 | $32,619
Natural Gas $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Electric $39,000 $709 $40,170 | $41,375 | $42,616 | $43,895 $45,212 | $46,568 | $47,965 [ $49,404 | $50,886
Water / Sewer $33,500 $609 $34,505 | $35,540 | $36,606 [ $37,705 $38,836 | $40,001 | $41,201 [ $42,437 | $43,710
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Total Utilities $97,500 $1,773 | $100,425 [$103,438 [ $106,541 | $109,737 | $113,029 | $116,420 | $119,913 | $123,510 | $127,215




Maintenance Year 1  Year 1/Unit Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9  Year 10
Grounds $8,250 $150 $8,498 | $8,752 | $9,015[ $9,285 $9,564 |  $9,851 | $10,146 [ $10,451 | $10,764
Janitor Contract $20,000 $364 | $20,600 | $21,218 | $21,855 | $22,510 [ $23,185 [ $23,881 | $24,597 | $25,335 | $26,095
Trash Removal $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Security $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Trash Removal $15,500 $282 | $15,965 | $16,444 | $16,937 | $17,445 [ $17,969 [ $18,508 | $19,063 | $19,635 | $20,224
Maintenance $37,000 $673 | $38,110 | $39,253 | $40,431 | $41,644 | $42,893 | $44,180 | $45,505 | $46,870 | $48,277
Elevator, HVAC, systems mainte| ~ $48,000 $873 | $49,440 | $50,923 | $52,451 | $54,024 | $55,645 | $57,315 | $59,034 | $60,805 | $62,629
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Maintenance $128,750 $2,341 | $132,613 [$136,591 | $140,689 | $144,909 | $149,257 | $153,734 [$158,346 [ $163,097 [ $167,990

Taxes & Insurance
Real Estate Taxes or PILOT $114,250 $2,077 | $117,678 [$121,208 [ $124,844 [ $128,589 | $132,447 [ $136,420 [$140,513 [ $144,728 [$149,070
Payroll Taxes / Fidelity Bond /

Workers Comp / Health Ins. o 0 o s o e e o 0 o
Insurance (property, liability) $20,250 $368 | $20,858 | $21,483 | $22,128 | $22,792 | $23,475| $24,180 | $24,905 [ $25,652 | $26,422
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Taxes & Insurance $134,500 $2,445 | $138,535 | $142,691 | $146,972 | $151,381 | $155,922 | $160,600 | $165,418 [ $170,381 [ $175,492

Replacement Reserves $24,750 $450 | $25,493 | $26,257 | $27,045 | $27,856 | $28,692 | $29,553 | $30,439 | $31,353 | $32,293

Operating Reserves $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

[Total Expenses $499,666 |  $9,085 | $514,656 | $530,096 | $545,999 | $562,378 | $579,250 | $596,627 | $614,526 | $632,962 [ $651,951 |

[Net Operating Income $296,260 |  $5,387 | $297,188 [$297,986 | $298,644 | $299,157 | $299,517 | $299,714 [$299,742 | $299,592 [ $299,254 |

Debt Service
Maine Housing -- First Lien $39,570 $719 | $39,570 [ $39,570 | $39,570 | $39,570 | $39,570 | $39,570 | $39,570 [ $39,570 | $39,570
AHP Loan -- Second Lien $188,884 $3,434 | $188,884 [$188,884 [ $188,884 | $188,884 | $188,884 | $188,884 | $188,884 [ $188,884 | $188,884
Sponsor Loan $3,690 $67 $3,690 [ $3,690 | $3,690 [ $3,690 $3,690 | $3,690 | $3,690 [ $3,690 [ $3,690

Total Debt Service (Must Pay) $232,144 $4,221 | $232,144 [$232,144 | $232,144 | $232,144 | $232,144 | $232,144 [ $232,144 [$232,144 | $232,144

Cash Flow (after Must Pay Debt) $64,116 $1,166 | $65,044 | $65,842 | $66,500 | $67,013 | $67,373 | $67,570 | $67,598 | $67,448 [ $67,110

Debt Service Coverage Ratio 1.28 1.28 1.28 1.29 1.29 1.29 1.29 1.29 1.29 1.29

Cash Flow Debt Payments remaining:  $103,107  $86,846 $70,386 $53,761 $37,007  $20,164  $3,271 ($13,628) ($30,490)

Sponsor Loan 25.0%| $16,029 $291 [ $16,261 | $16,460 | $16,625 [ $16,753 | $16,843 | $16,893 | $16,900 [ $16,862 [ $16,778
HOME Loan Repayment | 25.0%| $16,029 $291 | $16,261 | $16,460 | $16,625 | $16,753 | $16,843 | $16,893 | $16,900 | $16,862 | $16,778
[Cash Flow Retained by Project $32,058 $583 $32,522 | $32,921 | $33,250 | $33,507 $33,686 | $33,785 | $33,799 | $33,724 | $33,555

Retained Cash Flow % 6% remaining :  $183,971 $167,710 $151,250 $134,625 $117,871 $101,028 $84,135 $67,236 $50,374 $33,596



Operating Expenses

Rent Increase Rate 2.0%
Expenses Increase Rate 3.0%
Year 11  Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20
Income
Sch. Gross Income - Residential $736,546 | $751,277 $766,302 $781,628 $797,261 $813,206 | $829,470 $846,059 | $862,981 | $880,240
Vacancy Loss | 5.0%| ($36,827)| ($37,564) ($38,315) ($39,081) ($39,863) ($40,660)| ($41,474)| ($42,303)| ($43,149) (%$44,012)
Other income (laundry & commercial spacg $21,332 | $21,759 $22,194 $22,638 $23,091 $23,553 $24,024 $24,504 $24,994 $25,494
PBV/HAP differential $179,543 | $183,134 $186,797 $190,533 $194,343 $198,230 | $202,195 $206,239 | $210,364 | $214,571
TIF $69,635 | $71,724 $73,876 $76,092 $78,375 $80,726 $83,148 $85,642 $88,212 $90,858
Effective Gross Income $970,229 | $990,330 | $1,010,854 | $1,031,810 | $1,053,207 | $1,075,055 [($1,097,363 | $1,120,142 | $1,143,401 |$1,167,151
Administrative
Advertising $57,564 | $59,291 $61,070 $62,902 $64,789 $66,732 $68,734 $70,796 $72,920 $75,108
Office Payroll & Benefits $57,564 | $59,291 $61,070 $62,902 $64,789 $66,732 $68,734 $70,796 $72,920 $75,108
Office Supplies, Phone, Misc. $672 $692 $713 $734 $756 $779 $802 $826 $851 $877
Mngr or Super Rent Free Unit $2,688 $2,768 $2,852 $2,937 $3,025 $3,116 $3,209 $3,306 $3,405 $3,507
Audit & Accounting $8,063 $8,305 $8,555 $8,811 $9,076 $9,348 $9,628 $9,917 $10,215 $10,521
Admin Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Total Administrative $126,551 | $130,348 $134,258 $138,286 $142,435 $146,708 | $151,109 $155,642 | $160,311 | $165,121
[Supportive Services | $26,878 | $27,685| $28,515| $29,371 $30,252 |  $31,159 | $32,094 | $33,057 | $34,049 | $35,070 |
Utilities
Fuel Oil $33,598 | $34,606 $35,644 $36,713 $37,815 $38,949 $40,118 $41,321 $42,561 $43,838
Electric $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Gas $52,413 | $53,985 $55,605 $57,273 $58,991 $60,761 $62,584 $64,461 $66,395 $68,387
Water / Sewer $45,021 | $46,372 $47,763 $49,196 $50,672 $52,192 $53,758 $55,370 $57,032 $58,742
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Total Utilities $131,032 | $134,963 $139,012 $143,182 $147,477 $151,902 | $156,459 $161,153 | $165,987 | $170,967




Maintenance Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20
Janitorial $11,087 [ $11,420 $11,763 $12,115 $12,479 $12,853 [ $13,239 $13,636 |  $14,045 |  $14,466
Exterminating $26,878 | $27,685 $28,515 $29,371 $30,252 $31,159 |  $32,094 $33,057 |  $34,049 | $35,070
Trash Removal $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Security $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Grounds $20,831 | $21,456 $22,099 $22,762 $23,445 $24,148 | $24,873 $25,619 | $26,388 |  $27,179
Maintenance $49,725 | $51,217 $52,753 $54,336 $55,966 $57,645 |  $59,374 $61,155 |  $62,990 |  $64,880
Elevator, HVAC, pool contracts $64,508 | $66,443 $68,437 $70,490 $72,604 $74,782 |  $77,026 $79,337 |  $81,717 | $84,168
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Maintenance $173,029 [$178,220 | $183,567 | $189,074 | $194,746 | $200,588 | $206,606 | $212,804 [ $219,188 | $225,764

Taxes & Insurance
Real Estate Taxes or PILOT $153,542 [$158,149 | $162,893 [ $167,780 | $172,813 [ $177,998 | $183,338 | $188,838 | $194,503 | $200,338
Payroll Taxes / Fidelity Bond / Workers
Comp / Health Ins. $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Insurance (property, liability) $27,214 | $28,031 $28,872 $29,738 $30,630 $31,549 | $32,495 $33,470 [ $34,474 | $35,508
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Taxes & Insurance $180,757 | $186,179 | $191,765 [ $197,518 [ $203,443 [ $209,547 | $215,833 | $222,308 [ $228,977 | $235,847

Replacement Reserves $33,262 | $34,260 $35,288 $36,346 $37,437 $38,560 |  $39,716 $40,908 [ $42,135 ]  $43,399

Operating Reserves $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

[Total Expenses [$671,509 [$691,655 | $712,404 | $733,776 | $755,790 | $778,463 | $801,817 | $825,872 | $850,648 | $876,167 |

[Net Operating Income [$298,720 [$298,675 | $298,450 | $298,033 | $297,417 | $296,591 | $295,546 | $294,270 | $292,753 [ $290,984 |

Debt Service
First Lien $39,570 [ $39,570 $39,570 $39,570 $39,570 $39,570 [ $39,570 $39,570 |  $39,570 [ $39,570
Second Lien $188,884 | $188,884 | $188,884 | $188,884 | $188,884 | $188,884 | $188,884 | $188,884 | $188,884 | $188,884
Other $3,690 [  $3,690 $3,690 $3,690 $3,690 $3,690 $3,690 $3,690 $3,690 $3,690

Total Debt Service (Must Pay) $232,144 [$232,144 | $232,144 | $232,144 | $232,144 | $232,144 | $232,144 | $232,144 | $232,144 | $232,144

Cash Flow (after Must Pay Debt) $66,576 | $66,531 $66,306 $65,889 $65,273 $64,447 | $63,402 $62,126 | $60,609 [  $58,840

Debt Service Coverage Ratio 1.29 1.29 1.29 1.28 1.28 1.28 1.27 1.27 1.26 1.25

Cash Flow Debt Payments
Sponsor Loan 25.0%| $16,644 [ $16,633 $16,576 $16,472 $16,318 $16,112 [ $15,850 $15,532 | $15,152 [ $14,710

25.0%| $16,644 | $16,633 $16,576 $16,472 $16,318 $16,112 |  $15,850 $15,532 | $15,152 | $14,710

Cash Flow Retained by Project $33,288 | $33,266 $33,153 $32,945 $32,637 $32,224 | $31,701 $31,063 [ $30,305 | $29,420

Retained Cash Flow % 6% $16,952 $320



58 Boyd Street Apartment Sources and Uses

58 Boyd Street Apartments - Sources and Uses

| Sources |

evelopment Fee Loan 0
MH Amortizing Loan 550,000
City FedHOME 200,000
AHP Loan 2,932,139
FHLB Subsidy 750,000

Net Syndication 6,756,824 795,000 Credit Allocation
Sponsor Loan 119,936
Total 11,308,899
Construction 8,769,264 $172.24 /sf Construction

Soft Costs 910,630
Finance Costs 170,700
Miscellaneous 198,780

Acquisition 0
Reserves 509,524
Developer Fee 750,000

Total 11,308,899 205,616  Gross TDC / Uni
199,461  Adj. TDC / unit
PROJECT FINANCING
Source Amount Rate Term Lien Annual D/S
Yr.1-5 Yr. 6-15 Yr. 16-30
Source 1: MH Subsidy 0 0.00% 30 First 0 0 0
Source 2: MH Amortizing Loan 550,000 6.00% 30 First 38,570 39,570 38,570
Source 3 AHP Loan 2,932,139 5.00% 30 First 188,884 188,884 188,884
Source 4: Sponsor Loan 119,936 0.00% 30 3,690 3,690 3,690
Source 7 City FedHOME 200,000 0.00% 30 Third 0 0
Source 8 AHP Subsidy 750,000 Third Grant
Source 9 Development Fee Loan 0 Unsecured Cash Flow
Source 10 Net Syndication 6,756,824 $0.85
Capitalization Gap -0
Total 11,308,899
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