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STRENGTH MATTERS Boot Camp on Financial Reporting for Rental 
Housing Nonprofit Enterprises

Module 4: Financial Projections, Investor Letters of Intent

Materials:
• Financial Projections for the rehab of Restoration
• Housing LP and future operating proforma’s– called a “One Stop” in 

Massachusetts.  Your state will have their own version.
• Investor’s letter of intent - Bank of America/Merrill Lynch
• Equity Proposal Comparison Chart



Rental OneStop

Development Budget, Gross Syndication Investment, Capitalized Reserves, and Debt Service Requirements

Development Budget:

Residential Commercial Total Comments

(a) (b) (c) (d)

614. Acquisition: Land $3,050,992.00 $0 $3,050,992.00 0

615. Acquisition: Building $11,849,008.00 $0 $11,849,008.00 0

616. Acquisition: Subtotal $14,900,000.00 $0 $14,900,000.00

617. Direct Construction Budget $9,732,954.00 $0 $9,732,954.00 0

618. Construction Contigency $973,295.40 $0 $973,295.40 $0

619. Percent Construction Contingency 10.00% 0.00% 10.00%

620. Subtotal: Construction $10,706,249.40 $0 $10,706,249.40

General Development Costs:

621. Architecture and Engineering $493,150.00 $0 $493,150.00 0

622. Survey and Permits $40,650.00 $0 $40,650.00 0

623. Clerk of the Works $64,000.00 $0 $64,000.00 0

624. Environmental Engineer $30,000.00 $0 $30,000.00 0

625. FF&E $75,000.00 $0 $75,000.00 0

626. Bond Premium $398,839.11 $0 $398,839.11 0

627. Legal $271,250.00 $0 $271,250.00 0

628. Title and Recording $36,000.00 $0 $36,000.00 0

629. Accounting & Cost Cert. $37,500.00 $0 $37,500.00 0

630. Marketing & Rent Up $0 $0 $0 0

631. Real Estate Taxes $0 $0 $0 0

632. Insurance $30,000.00 $0 $30,000.00 0

633. Relocation $250,000.00 $0 $250,000.00 0

634. Appraisal $16,000.00 $0 $16,000.00 0

635. Security $0 $0 $0 0

636. Construction Loan Interest $535,500.00 $0 $535,500.00 0
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Rental OneStop

Development Budget, Gross Syndication Investment, Capitalized Reserves, and Debt Service Requirements

637. Predevelopment Loan Interest & Fees $0 $0 $0 0

638. Inspecting Engineer $16,500.00 $0 $16,500.00 0

639. Fee to: 0 $250,000.00 $0 $250,000.00 0

640. Fee to: 0 $0 $0 $0 0

641. LIHTC Fees: $38,590.44 $38,590.44

642. Mortgage Insurance Premium $0 $0 0

643. Credit Enhancement Fees $0 $0 $0 0

644. Letter of Credit Fees $0 $0 $0 0

645. Other Financing Fees $0 $0 $0 0

646. Development Consultant $250,000.00 $0 $250,000.00 0

647. Other Consulting Fees:0 $0 $0 $0 0

648. Other Consulting Fees:0 $0 $0 $0 0

649. Other Consulting Fees:0 $0 $0 $0 0

650. Other Consulting Fees:0 $0 $0 $0 0

651. Other Non-Consulting Fees

0 $0 $0 $0 0

652. Other Non-Consulting Fees

0 $0 $0 $0 0

653. Other Non-Consulting Fees:

0 $0 $0 $0 0

654. Other Non-Consulting Fee:

0 $0 $0 $0 0

655. Soft Cost Contingency $259,657.80 $0 $259,657.80 0

656. Subtotal: Gen. Dev. $3,092,637.35 $0 $3,092,637.35

657. Subtotal: Acquis., Const., and Gen. 

Dev.

$28,698,886.76 $0 $28,698,886.76

658. Capitalized Reserves $1,189,577.25 $0 $1,189,577.25 0
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Rental OneStop

Development Budget, Gross Syndication Investment, Capitalized Reserves, and Debt Service Requirements

659. Developer Overhead $1,011,288.00 $0 $1,011,288.00 0

660. Developer Fee $1,011,288.00 $0 $1,011,288.00 0

661. Total Development Cost $31,911,040.00 $0 $31,911,040.00

662. TDC per Unit $393,963.46 $0 $393,963.46

663. TDC Net $30,348,962.76 $0 $30,348,962.76

664. TDC Net per Unit $374,678.55 $0 $374,678.55

665. TDC Affordable Units $0

666. TDC Net Affordable Units $0

667. TDC Market Units $0

668. TDC Net Market Units $0

669. Consultant Fee as % of TDC 0.79% 0.00% 0.79%

670. Maximum DHCD Soft-Subsidy Developer Fee and Overhead: $3,704,808.00

671. Maximum LIHTC Developer Fee and Overhead: $2,299,888.68

Click HERE if you wish to verify your calculation.

Please note that consulting fees are considered as part of your developer fee and overhead.

Please identify sources paying for commercial costs: Amount

(a) (b)

672. Source #1: 0 $0

673. Source #2: 0 $0

674. Source #3: 0 $0

675. Source #4: 0 $0

676. Source #5: 0 $0

HOME, Federal LIHTC Equity and State Bonded Fund sources cannot pay for commercial costs

Additional Detail on Development Pro-Forma:
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Rental OneStop

Development Budget, Gross Syndication Investment, Capitalized Reserves, and Debt Service Requirements

677. Gross Syndication Investment $0

Off-Budget Costs:

678. Syndication Legal $0

679. Syndication Fees $0

680. Syndication Consultants $0

681. Bridge Financing Costs $0

682. Investor Servicing (capitalized) $0

683. Other Syndication Expenses $0

684. Total Off-Budget Syndication Costs $0

685. Net Syndication Investment $0

Value above should match Federal LIHTC Equity figure on Page 1

686. Current Reserve Balance Type of Reserve(s):

Reserves (capitalized) Residential Commercial Total

(a) (b) (c)

687. Replacement Reserves $0 $0 $0

688. Initial Rent-Up Reserves $0 $0 $0

689. Operating Reserves $1,189,577.25 $0 $1,189,577.25

690. Net Worth Account $0 $0 $0

691. Other Capitalized Reserves $0 $0 $1,189,577.25 Type of Reserve(s): 0

692. Other Reserves $0 $0 $0 Type of Reserve(s): 0

693. Other Reserves $0 $0 $0 Type of Reserve(s): 0

694. Subtotal: Capitalized Reserves $1,189,577.25 $0 $1,189,577.25

(a) (b)

695. Sponsor Letter of Credit Requirements $0 By whom: 0

696. Sponsor Letter of Credit Requirements $0 By whom: 0

697. Total of Above $1,189,577.25
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Rental OneStop

Eligible Basis, Calculation of Maximum Credit

Total Residental Percentage of

Costs Not in

Depreciable Basis

Not In Basis ($) In Basis ($) Acquisition Credit 

Basis

Rehabilitation

Credit Basis

(a) (b) (c) (d) (e) (f)

1024. Acquisition: Land $3,050,992.00 100.00% $3,050,992.00 $0 $0

1025. Acquisition:Building $11,849,008.00 0% $0 $11,849,008.00 $11,650,000.00 $199,008.00

1026. Acquisition Subtotal $14,900,000.00 20.48% $3,050,992.00 $11,849,008.00 $11,650,000.00 $199,008.00

1027. Direct Construction Budget $9,732,954.00 5% $486,647.70 $9,246,306.30 $9,246,306.30

1028. Construction Contingency $973,295.40 % $0 $973,295.40 $973,295.40

1029. Subtotal: Construction $10,706,249.40 4.55% $486,647.70 $10,219,601.70 $0 $10,219,601.70

General Development Costs:

(a) (b) (c) (d) (e) (f)

1030. Architecture $493,150.00 % $0 $493,150.00 $493,150.00

1031. Survey and Permits $40,650.00 % $0 $40,650.00 $5,000.00 $35,650.00

1032. Clerk of the Works $64,000.00 % $0 $64,000.00 $64,000.00

1033. Environmental Engineer $30,000.00 % $0 $30,000.00 $30,000.00

1034. FF&E $75,000.00 100% $75,000.00 $0 $0

1035. Bond Premium $398,839.11 % $0 $398,839.11 $398,839.11

1036. Legal* $271,250.00 % $0 $271,250.00 $25,000.00 $246,250.00

1037. TItle and Recording $36,000.00 % $0 $36,000.00 $36,000.00

1038. Accounting & Cost Certification $37,500.00 % $0 $37,500.00 $5,000.00 $32,500.00

1039. Marketing and Rent Up* $0 100.00% $0 $0 $0

1040. Real Estate Taxes* $0 % $0 $0 $0

1041. Insurance $30,000.00 % $0 $30,000.00 $30,000.00

1042. Relocation $250,000.00 100% $250,000.00 $0 $0

1043. Appraisal $16,000.00 % $0 $16,000.00 $16,000.00

1044. Security $0 % $0 $0 $0
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Rental OneStop

Eligible Basis, Calculation of Maximum Credit

1045. Construction Loan* $535,500.00 25% $133,875.00 $401,625.00 $401,625.00

1046. Inspecting Engineer $16,500.00 % $0 $16,500.00 $16,500.00

1047. Fee to: * 0 $250,000.00 100% $250,000.00 $0 $0

1048. Fee to:* 0 $0 % $0 $0 $0

1050. LIHTC Fees: $38,590.44 100.00% $38,590.44 $0 $0

1051. Mortgage Insurance Premium $0 % $0 $0 $0

1052. Credit Enhancement Fees $0 % $0 $0 $0

1053. Letter of Credit Fees* $0 % $0 $0 $0

1054. On-Budget Syndication Costs* $0 % $0 $0 $0

1055. Development Consultant $250,000.00 % $0 $250,000.00 $10,000.00 $240,000.00

1056. Other Consulting Fees:* 0 $0 % $0 $0 $0

1057. Other Consulting Fees:* 0 $0 % $0 $0 $0

1058. Other Consulting Fees:* 0 $0 % $0 $0 $0

1059. Other Consulting Fees:* 0 $0 % $0 $0 $0

1060. Other non-consulting fees* 0 % $0 $0 $0

1061. Other non-consulting fees* 0 $0 % $0 $0 $0

1062. Other non-consulting fees* 0 $0 % $0 $0 $0

1063. Other non-consulting fees* 0 $0 % $0 $0 $0

1064. Soft Cost Contingency* $259,657.80 % $0 $259,657.80 $259,657.80

1065. Subtotal: Gen. Dev. $3,092,637.35 24.17% $747,465.44 $2,345,171.91 $45,000.00 $2,300,171.91

1066. Subtotal: Acquis., Const., and Gen. Dev.$28,698,886.76 14.93% $4,285,105.14 $24,413,781.61 $11,695,000.00 $12,718,781.61

1067. Capitalized Reserves $1,189,577.25 100.00% $1,189,577.25 $0 $0

1068. Developer Overhead $1,011,288.00 % $0 $1,011,288.00 $200,000.00 $811,288.00

1069. Developer Fee $1,011,288.00 % $0 $1,011,288.00 $200,000.00 $811,288.00

1070. Total Residential Development Cost $31,911,040.00 17.16% $5,474,682.39 $26,436,357.61 $12,095,000.00 $14,341,357.61

(a) (b) (c) (d) (e) (f)

1071. Residential TDC per unit $393,963.46 17.16% $67,588.67 $326,374.79 $149,320.99 $177,053.80

1072. Consultant Fee as % of TDC 0.01% 0.00% 0.00% 0.01% 0.00% 0.00%
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Rental OneStop

Eligible Basis, Calculation of Maximum Credit

1073. Residential TDC Net per unit $374,678.55 0.00% $52,902.53 $326,374.79 $149,320.99 $177,053.80

1074. TDC Net $30,348,962.76 0.00% $4,285,105.14 $26,436,357.61 $12,095,000.00 $14,341,357.61

*Some or all of these costs will typically be allocated to intangible assets or expensed.

Calculation of Maximum Tax Credit Amount

Acquisition

 Credit

Credit

 Amounts

Rehabilitation

Credit

(a) (b) (c)

1075. Total Eligible Development Costs $12,095,000.00 $14,341,357.61

1076. Less: Portions of Grant Allocated to Basis $0 $0

1077. Less: 20% Historic Rehab Credit Basis Reduction $498,041.72

1078. Less: Nonqualified source of financing $0 $1,985,261.60

1079. Subtotal: Eligible Basis $12,095,000.00 $11,858,054.29

1080. Difficult to Development Area/QCT Basis Boost 100.00 130.0000

1081. Applicable Fraction 100.00 100.00

1082. Applicable Percentage (issued monthly by IRS) 3.23% 3.23%

1083. IRS Maximum Annual LIH Tax Credit Amount $390,668.50 $497,919.70

1084. Total IRS Maximum Annual LIH Tax Credit Amount $888,588.20

1085. Amount of Annual Federal LIH Tax Credit Requested $857,565.34

1086. Maximum Annual Federal Tax Credit Per Project Limit for 9% LIHTC Projects $1,000,000.00

1087. Maximum Annual Federal Tax Credit Amount based of per LIHTC Unit limit for 9% Credit Projects $1,260,000.00

1088. Maximum Annual Federal Tax Credit Amount for this project, if requesting 9% credits $1,000,000.00

(a) (b) (c)

1089. Estimated Net Federal LIHTC Syndication Yield $1.0900 rate / $ $9,347,462.24

1090. Est. Net Federal Historic Tax Credit Syndication Yield $0.9500 rate / $ $473,139.64

1091. Total Estimated Net Federal Tax Credit Syndication Yield (based on above) $9,820,601.87

1092. Applicant's Estimate of Federal Net Tax Credit Equity $11,923,911.33
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Rental OneStop

21 - Year Operating Proforma Years (Year 1-5)

Year 1 Year 2 Year 3 Year 4 Year 5

Calendar Year: 2016 2017 2018 2019 2020

(a) (b) (c) (d) (e)

INCOME:

1622. Extremely Low-Income Rental Assisted 

(below 30%)

$235,380.00 $240,087.60 $244,889.35 $249,787.14 $254,782.88

1623. Extremely Low-Income Non-Rental 

Assisted (below 30%)

$0 $0 $0 $0 $0

1624. Very Low-Income Rental Assisted 

(below 50%)

$0 $0 $0 $0 $0

1625. Very Low-Income Non Rental Assisted 

(below 50%)

$0 $0 $0 $0 $0

1626. Low Income Rental Assisted (below 

60%)

$1,879,140.00 $1,916,722.80 $1,955,057.26 $1,994,158.40 $2,034,041.57

1627. Low Income Rental Non-Assisted 

(below 60%)

$0 $0 $0 $0 $0

1628. Moderate-Income (below 80%) $0 $0 $0 $0 $0

1629. Other Income (User-defined) $0 $0 $0 $0 $0

1630. Market Rate $41,160.00 $41,983.20 $42,822.86 $43,679.32 $44,552.91

1631. Gross Potential Income $2,155,680.00 $2,198,793.60 $2,242,769.47 $2,287,624.86 $2,333,377.36

1632. Less vacancy $107,784.00 $109,939.68 $112,138.47 $114,381.24 $116,668.87

1633. Effective Gross Residential Income $2,047,896.00 $2,088,853.92 $2,130,631.00 $2,173,243.62 $2,216,708.49

1634. Commercial (includes parking) $0 $0 $0 $0 $0

1635. Less vacancy $0 $0 $0 $0 $0

1636. Net Commercial Income $0 $0 $0 $0 $0

1637. Effective Rental Income $2,047,896.00 $2,088,853.92 $2,130,631.00 $2,173,243.62 $2,216,708.49

1638. Other Income: Laundry $700.00 $700.00 $700.00 $700.00 $700.00

1639. Resident Service Income $0 $0 $0 $0 $0

1640. Contract Income from Shelter or Group 

Home

$0 $0 $0 $0 $0

1641. Other Income: $0 $0 $0 $0 $0

1642. Other Income: $0 $0 $0 $0 $0

1643. Other Income: $0 $0 $0 $0 $0

1644. Other Income: $0 $0 $0 $0 $0

1645. Total Gross Income $2,048,596.00 $2,089,553.92 $2,131,331.00 $2,173,943.62 $2,217,408.49

1646. Operating Subsidies $0 $0 $0 $0 $0

1647. Draw on Operating Reserves $0 $0 $0 $0 $0

1648. Total Effective Income $2,048,596.00 $2,089,553.92 $2,131,331.00 $2,173,943.62 $2,217,408.49

(a) (b) (c) (d) (e)

EXPENSES:

1649. Management $87,884.77 $89,641.86 $91,434.10 $93,262.18 $95,126.82

1650. Administrative $221,876.26 $230,751.32 $239,981.37 $247,180.81 $254,596.23

1651. Maintenance $207,152.00 $215,438.08 $224,055.60 $230,777.27 $237,700.59
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Rental OneStop

21 - Year Operating Proforma Years (Year 1-5)

1652. Resident Services $0 $0 $0 $0 $0

1653. Security $0 $0 $0 $0 $0

1654. Electrical $21,959.70 $22,838.09 $23,751.61 $24,464.16 $25,198.08

1655. Natural Gas $92,416.80 $96,113.47 $99,958.01 $102,956.75 $106,045.45

1656. Oil (heat) $0 $0 $0 $0 $0

1657. Water & Sewer $106,009.05 $110,249.41 $114,659.39 $118,099.17 $121,642.15

2016 2017 2018 2019 2020

1658. Replacement Reserve $162,000.00 $166,860.00 $171,865.80 $177,021.77 $182,332.43

1659. Operating Reserve $0 $0 $0 $0 $0

1660. Real Estate Taxes $186,794.68 $194,266.46 $202,037.12 $208,098.24 $214,341.18

1661. Other Taxes $0 $0 $0 $0 $0

1662. Insurance $91,931.29 $95,608.54 $99,432.88 $102,415.87 $105,488.34

1663. MIP $0 $0 $0 $0 $0

1664. Other $0 $0 $0 $0 $0

1665. Total Operating Expenses $1,178,024.55 $1,221,767.23 $1,267,175.88 $1,304,276.22 $1,342,471.28

1666. NET OPERATING INCOME $870,571.45 $867,786.69 $864,155.11 $869,667.40 $874,937.21

1667. Debt Service $697,482.14 $697,482.14 $697,482.14 $697,482.14 $697,482.14

1668. Debt Service Coverage 1.25 1.24 1.24 1.25 1.25

1669. Project Cash Flow $173,089.32 $170,304.55 $166,672.98 $172,185.26 $177,455.07

1670. Required Debt Coverage $836,978.56 $836,978.56 $836,978.56 $836,978.56 $836,978.56

1671. (Gap)/Surplus for Cov. $33,592.89 $30,808.12 $27,176.55 $32,688.83 $37,958.64
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Rental OneStop

21 - Year Operating Proforma Years (Year 6-10)

Year 6 Year 7 Year 8 Year 9 Year 10

Calendar Year:

(a) (b) (c) (d) (e)

INCOME:

1672. Extremely Low-Income Rental Assisted (below 

30%)

$259,878.54 $265,076.11 $270,377.63 $275,785.19 $281,300.89

1673. Extremely Low-Income Non-Rental Assisted 

(below 30%)

$0 $0 $0 $0 $0

1674. Very Low-Income Rental Assisted (below 50%) $0 $0 $0 $0 $0

1675. Very Low-Income Non Rental Assisted (below 

50%)

$0 $0 $0 $0 $0

1676. Low Income Rental Assisted (below 60%) $2,074,722.40 $2,116,216.85 $2,158,541.19 $2,201,712.01 $2,245,746.25

1677. Low Income Rental Non-Assisted (below 60%) $0 $0 $0 $0 $0

1678. Moderate-Income (below 80%) $0 $0 $0 $0 $0

1679. Other Income (User-defined) $0 $0 $0 $0 $0

1680. Market Rate $0 $46,352.85 $47,279.90 $48,225.50 $49,190.01

1681. Gross Potential Income $2,380,044.91 $2,427,645.80 $2,476,198.72 $2,525,722.69 $2,576,237.15

1682. Less vacancy $119,002.25 $121,382.29 $123,809.94 $126,286.13 $128,811.86

1683. Effective Gross Residential Income $2,261,042.66 $2,306,263.51 $2,352,388.78 $2,399,436.56 $2,447,425.29

1684. Commercial (includes parking) $0 $0 $0 $0 $0

1685. Less vacancy $0 $0 $0 $0 $0

1686. Net Commercial Income $0 $0 $0 $0 $0

1687. Effective Rental Income $2,261,042.66 $2,306,263.51 $2,352,388.78 $2,399,436.56 $2,447,425.29

1688. Other Income: Laundry $700.00 $700.00 $700.00 $700.00 $700.00

1689. Resident Service Income $0 $0 $0 $0 $0

1690. Contract Income from Shelter or Group Home $0 $0 $0 $0 $0

1691. Other Income: $0 $0 $0 $0 $0

1692. Other Income: $0 $0 $0 $0 $0

1693. Other Income: $0 $0 $0 $0 $0

1694. Other Income: $0 $0 $0 $0 $0

1695. Total Gross Income $2,261,742.66 $2,306,963.51 $2,353,088.78 $2,400,136.56 $2,448,125.29

1696. Operating Subsidies $0 $0 $0 $0 $0

1697. Draw on Operating Reserves $0 $0 $0 $0 $0

1698. Total Effective Income $2,261,742.66 $2,306,963.51 $2,353,088.78 $2,400,136.56 $2,448,125.29

(a) (b) (c) (d) (e)

EXPENSES:

1699. Management $97,028.76 $98,968.73 $100,947.51 $102,965.86 $105,024.58

1700. Administrative $262,234.12 $270,101.14 $278,204.18 $286,550.30 $295,146.81

1701. Maintenance $244,831.60 $252,176.55 $259,741.85 $267,534.10 $275,560.13

1702. Resident Services $0 $0 $0 $0 $0
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Rental OneStop

21 - Year Operating Proforma Years (Year 6-10)

1703. Security $0 $0 $0 $0 $0

1704. Electrical $25,954.03 $26,732.65 $27,534.63 $28,360.67 $29,211.49

1705. Natural Gas $109,226.82 $112,503.62 $115,878.73 $119,355.09 $122,935.75

1706. Oil (heat) $0 $0 $0 $0 $0

1707. Water & Sewer $125,291.41 $129,050.15 $132,921.66 $136,909.31 $141,016.59

1708. Replacement Reserve $187,802.40 $193,436.47 $199,239.57 $205,216.75 $211,373.26

1709. Operating Reserve $0 $0 $0 $0 $0

1710. Real Estate Taxes $220,771.42 $227,394.56 $234,216.40 $241,242.89 $248,480.18

1711. Other Taxes $0 $0 $0 $0 $0

1712. Insurance $108,653.00 $111,912.59 $115,269.96 $118,728.06 $122,289.90

1713. MIP $0 $0 $0 $0 $0

1714. Other $0 $0 $0 $0 $0

1715. Total Operating Expenses $1,381,793.55 $1,422,276.47 $1,463,954.48 $1,506,863.04 $1,551,038.67

(a) (b) (c) (d) (e)

1716. NET OPERATING INCOME $879,949.11 $884,687.04 $889,134.31 $893,273.52 $897,086.62

1717. Debt Service $697,482.14 $697,482.14 $697,482.14 $697,482.14 $697,482.14

1718. Debt Service Coverage 1.26 1.27 1.27 1.28 1.29

1719. Project Cash Flow $182,466.97 $187,204.91 $191,652.17 $195,791.39 $199,604.49

1720. Required Debt Coverage $836,978.56 $836,978.56 $836,978.56 $836,978.56 $836,978.56

1721. (Gap)/Surplus for Cov. $42,970.54 $47,708.48 $52,155.74 $56,294.96 $60,108.06
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July 22, 2015 

Riverway CDC
New Whitney Street 
Boston, MA 02115 

Re: RTH Restoration Housing LP (the "Project") 

Bank of America♦ 
Merrill Lynch 

Community Development Banking 
225 Franklin Street, 2nd Floor 

Boston, MA 02110 
MAl-225-02-02 

Dear Riverway CDC: 

This letter expresses the conditional commitment of Bank of America, N.A., and, or, its affiliates 
('Investor') in making an equity investment in a Partnership for purposes of developing and 
owning a low-income family housing project (the "Project"). This letter is intended to describe 
the terms and conditions oflnvestor's proposed equity investment. The Investor understands that 
the Project will benefit from a Project Based Vouchers Section 8 contract that will support 80 
apartment units and that HUD may perform a subsidy layering review of the financing sources 
for the Project to ensure that the funds committed to finance the Project are not more than is 
financially feasible to complete construction of the Project. For purposes of the subsidy layering 
review and notwithstanding any language contained herein to the contrary, HUD may rely on the 
terms and conditions of this letter and consider the same to be a commitment from the Investor to 
make its investment in the Project, subject to the terms and conditions enumerated herein. 

1. Project.

RTH Restoration Housing LP will be comprised of the acquisition and rehabilitation of 
17 wood-frame structures in the Mission Hill-Longwood Medical Area (LMA) 
neighborhood clustered along Fenwood Rd, Francis St and St Alban's Rd, including: 24, 
30,32, 36, 40, 44, 50, 51, 52, 53, 54, 55, 56, 57 Fenwood Rd; 24 St. Alban's Rd, and 36 
& 52 Francis St. All 81 units will be affordable for households earning 50% of Area 
Median Income ("AMI") or less and have a 15 year AHAP Section 8 contract for 80 
units. Amenities will include access to the off-site RTH Community and Fitness center. 
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5. 

The terms and conditions of each of the Loans and any other loan to the Partnership will 
be subject to Investor's approval. Such loans will (i) expressly permit the admission of 
Investor into the Partnership and the potential transfers of the limited partner interests by 
Investor and Special Limited Partner without consent of the maker of the loan provided 
that such transfers are permitted under the Partnership Agreement, and (ii) will provide 
Investor with notices of default and cure rights acceptable to Investor. All Permanent 
Loans will be non-recourse. The subordinate loans must be unconditionally committed at 
Construction Loan Closing with no conditions for appropriation or available funding. 

Other Parties. 

A. Developer. Riverway CDC

B. Guarantor. Riverway CDC

C. Property Manager. TBD - Affordable Property Management, Inc. The Property
Manager is not affiliated with Developer, Guarantor, General Contractor, or
General Partner.

D. General Contractor. GC Inc. The General Contractor is not affiliated with
Developer, Guarantor, Property Manager, or General Partner. The General
Contractor will provide a Stipulated Sum or Guaranteed Maximum Price Contract
with 100% Payment and Performance bonding. The qualifications and financial
condition of each of the foregoing parties must be acceptable to Investor.

6. Capital Contributions.

Investor will make a total Capital Contribution equal to $1.09 for each $1.00 of Federal 
Low Income Housing Tax Credits and $0.95 for each $1.00 of Federal Historic Tax 
Credit to which it will be entitled as a limited partner. Based on the Projected Federal 
Credits for the Partnership this would amount to a total Capital Contribution of 
$12,306,090 (the "Total Capital Contribution"). The certificated Massachusetts Historic 
Tax Credits are discussed in section 8 below. The Total Capital Contribution will be paid 
as follows: 

Milestone Conditions to be satisfied prior to % Equity $ Equity 

payment 

Initial Ca12ital (i) closing of the Partnership 11.00% $1,353,670 
Contribution (ii) closing and initial funding of all

construction financing for the Project Federal Tax Credit 
(iii) receipt of commitments for all Equity 
permanent financing on the Project with the
interest rate fixed for at least 15 years
(iv) evidence ofacquisition of the land and
buildings
(v) evidence the Partnership has 42(m)
letters from the Credit Agency and Bond
Issuer, approving 4% credits in an amount
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Investor on or before December 31, 2016 (the "Completion Date"). General 
Partner and Guarantor will guaranty payment of all development costs, including 
all costs of achieving such lien-free completion, including all soft costs and 
construction period interest. Further, under this guaranty, General Partner and 
Guarantor will guaranty payment of all operating costs through the later of the 
date (i) the Project has achieved 93% occupancy for three consecutive calendar 
months, (ii) the Project is 100% complete, (iii) all tax credit units have been 
leased to qualified tenants at least one time, and (iv) all Permanent Loans have 
closed and funded. Payments made under this guaranty up to the amount of 
$835,000 will constitute Development Loans and shall be repayable from Cash 
Flow and Sale or Refinancing Proceeds of the Partnership. Payments made under 
this guaranty in excess of $835,000 will not constitute loans to the Partnership and 
neither General Partner nor Guarantor shall have any right to receive any 
repayment on account of such payments. 

B. Operating Deficit Guaranty. General Partner and Guarantors will agree to loan to
the Partner any amounts required to fund operating deficits arising after the
expiration of the Completion and Development Deficit Guaranty (the "Operating
Deficit Guaranty") up to a maximum amount of $835,000 (the "Operating Deficit
Loan Maximum"). Any amounts so advanced will constitute interest-free loans
("Operating Loans") repayable only out of future available cash flow or out of
available proceeds of a sale or refinancing. The Operating Deficit Guaranty will
terminate upon the later of 60 months after the later of (i) the expiration of the
Completion and Development Deficit Guaranty, or (ii) the Project's achievement
of 1.15 to 1 debt service coverage on the Permanent Loans calculated over a
period of 12 consecutive months. In addition, in order for the Operating Deficit
Guaranty to terminate, the Project must average a 1.15 to 1 debt service coverage
ratio for the last 12 months of the 60 month period or any subsequent 12 month
period and the Operating Reserve must be replenished to a required balance of not
less than $822,232.

C. Repurchase. General Partner and Guarantors will be required to repurchase the
Investor's interest upon certain material events including but not limited to:
failure to achieve completion by December 31, 2016, failure to achieve
stabilization within 24 months of completion, failure to place the Project in
service prior to the date required by the Internal Revenue Code, or loss of
permanent financing commitments. The General Partner and Guarantors will
repurchase the Investor's interest in the Partnership at a price equal to the
Investor's Capital Contributions paid to date, plus the actual out of pocket costs to
the Investor (including legal, accounting, and consulting) plus 10% interest per
annum, less any net tax credits received and retained by the Investor.

D. Tax Credit Guaranty and Indemnification. General Partner and Guarantors will
indemnify Investor for the failure to achieve Projected Federal Credits. Should the
actual tax credits be lower than the Projected Federal Credits, Investor's capital
contributions will be adjusted downward by the amount of the difference and any
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B. Sale or Refinancing Proceeds. Distributions of proceeds from a sale or refinancing
of the Project will be distributed as follows:

(i) payment of debt service on the Permanent Loans and other operating
expenses;

(ii) to the extent reasonably determined necessary by the General Partner,
additions to a funded capital replacement reserve;

(iii) payment of the federal and state "exit" taxes incurred on any negative
capital account, if any, of the Investor;

(iv) payment of any unpaid, accrued Asset Management Fee;

(v) payment of the Deferred Developer Fee;

(vi) payment of any unpaid, accrued Partnership Management Fee;

(vii) repayment of any Operating Deficit Loans made by General Partner; and

(viii) until the expiration of the federal historic tax credit compliance period
99.99% to the Investor and 0.01 % to General Partner; thereafter 90% to
the General Partner, first as payment of an Incentive Management Fee and
then as a distribution, and 10% to the Investor.

C. Developer Fee. Developer will earn a Developer Fee, projected to be $2,025,436.
Subject to construction lender approval, up to 30% of the payable Developer Fee
may be released prior to construction completion. Further, the timing of the
payments toward the Developer Fee is subject to the terms of the Construction
Loan, which will be subject to approval by Investor. In the event that the amount
of the Final Capital Contribution is insufficient to pay the remaining balance of
the Developer Fee, such unpaid balance will be deferred as provided in the
Partnership Agreement, with interest at the Applicable Federal Rate per year, and
will be paid out of Operating Cash Flow and Net Proceeds as provided above,
provided that the amount of the unpaid balance must be paid within 13 years after
100% completion of the property.

11. Property Manager.

TBD-The Property Manager will earn a fee equal to a maximum of 4.5% of the

Project's gross collected rents. If the Property Manager is an affiliate of the General

Partner, Guarantor, or Developer, then the Property Manager may be terminated as

Property Manager in the event of the removal of General Partner.

12. Depreciation.
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For the purposes of the pricing contained in this Conditional Commitment, we have 
assumed the Partnership will depreciate its residential rental property over a 27 .5 year 
recovery period. 

13. Replacement Reserves.

14. 

$1,000 per unit annually, or greater if required by any Project lender, will be funded from
cash flow into a reserve account.

Operating Reserve.

$822,232, or greater if required by any Project lender, will be funded upon Permanent
Loan Conversion into a dual control Operating Reserve account to be used for potential
operating deficits. These funds may be used to fund operating deficits prior to any
funding of operating deficits by the General Partner and Guarantor during the five year
Operating Deficit Guaranty period identified in Section 7B above, but will be required to
be replenished in an amount not less than $822,232 prior to release of the Operating
Deficit Guaranty.

SWAP Reserve. In addition, there will be a SWAP Reserve of $350,000 as required by
any Project lender that will be funded at Closing.

15. Investor Review.

16. 

17. 

As set forth in the Partnership Agreement, Investor 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.

Reporting.

The Partnership will be required to prepare quarterly and annual reports in form and
substance satisfactory to Investor as set forth in the Partnership Agreement.

Additional Partnership Agreement Terms.

The Partnership Agreement will provide for customary covenants, rights to approve
major Partnership matters, representations and warranties, defaults, (including the right to
remove the General Partner for bankruptcy, fraud, violations of representations and
warranties and other removal rights that are typically held by Investors in low-income
housing tax credit transactions), remedies, and indemnities (including Environmental
Indemnity) to be more fully described in the Partnership Agreement. The Partnership will
carry insurance acceptable to Investor.

18. Transfer of Investor Interest

Investor will have the right to transfer its interest in the Partnership, and to have the
transferee admitted as a substitute Investor: (i) to any affiliate oflnvestor, (ii) to any other
person or entity provided that the net worth of the proposed transferee will be acceptable
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Committee Approval; provided, however that in any event, if this investment is not 
closed within (90) days from the date hereof this Conditional Commitment will expire. 

Please indicate your agreement and acceptance of the foregoing by signing the enclosed copy of 
this letter and returning it to the undersigned. We look forward to working with you on this 
transaction. 

Bank of America, N.A. 
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Equity Comparison Request for Proposal Royal Bank of Canada Enterprise BOA WellsFargo
Price

Price per Credit Dollar 0.970 0.900 0.960 0.920
Annual Tax Credit Amt: LIHTC $1,450,122 
Federal Equity Raise $14,066,183 $13,051,098 $13,921,171 $13,341,122 
Notes on pricing 1. possibility to inc price

modestly by structuring so RBC 
becomes the investor and pays 
the 1st installment on behalf of
the fund

willing to run loans at diff 
rates to inc prive, but will 
also inc neg capital acct and 
exit tax (4/14 memo)

1. inc price $0.01-0.02 if 
inc interest rate on Seller 
Note & MPDC loan (ran at 
2.33%)

Adjusters
downward timing n/a $0.55 $0.38 (previously $0.37) $0.50 
upward timing

n/a
not specified $0.38 (previously $0.37) $0.50 on best effort basis usually capped at 

$250,000.  
downward adjuster

n/a

$1.20 multipied by difference 
b/w Projected LIHTC and 
Certified LIHTC

for each dollar, capital 
constribution reduction 
$11.85

for each dollar, capital 
contribution reduced by 
$11.70

$1.16 multipied by 
difference b/w Projected 
LIHTC and Certified 
LIHTC

Depreciation from CR Projections

building depreciation 27.5 yrs 27.5 yrs 27.5 yrs 27.5 years 
40 yr (to dec neg ILP 
capital account)

Land Improvement costs 15 yr ($600,000) 15 yrs ($528,000) 15 yrs 15 yrs ($600,000) 15 yrs
Personal Property 5 yrs ($688,400) 5 yr ($1,058,000) 5 yrs 5 yrs ($121,800) 5 yrs

depreciation sensitivity
with 40 yr, $0.03 pricing 
reduction

Affordable Housing Renovation Resyndication Comparison Chart
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Equity Comparison Request for Proposal Royal Bank of Canada Enterprise BOA WellsFargo
Affordable Housing Renovation Resyndication Comparison Chart

Exit Tax Liability Projection

Exit Tax Liability Projection
$4,691,698 (p. 17 of projections) does not include in proposal 

(original proposal said $2.6M)
$3.7M (p. 14 of projections) ILP capital account neg 

$12,233,290
~$3.8MM (ILP capital 
account neg $11MM)

Exit Tax Strategy

RBC pay own exit taxes, but not 
including the concept of exit 
tax in the purchase option.  At 
max, MPDC share 10% of that 
excess with RBC under the 
90/10 split. (cover email)

On the buyout option, 
waive project exit taxes 
from the formula, but 
request that exit taxes in 
excess of those projected at 
closing be paid (hence, 
asking the GP to monitor 
the project so additional 
losses not unnecessarily 
incurred).  (4/15 memo) 

First Investor will waive 
the requirement to pay 
exit taxes (4/4/16 email).  
Calculated lack of 
collecting payment for 
the exit taxes from the 
Partnership into the up 
front yield.  Not currently 
contemplating an early 
exit.

Assume the ISP will 
reallocate/forgo losses in 
last 3 yrs of the 
compliance period to 
bring ILP capital account 
balance positive

 In order to reduce, 95% of 
losses generated by the Project 
may be allocated to the MM 
starting in the 1st yr after the 
credit period ends (p. 5)

In scenario where losses 
reallocated to the GP 
immediately after the last 
credit yr, sig. reduction in 
projected tax- price dec to 
$1.175 (4/15 memo)

willing to entertain other 
potential capital account 
adjusments such as loss 
splits and assumption of 
interest w/in 5 yrs of sale 
(previous cover email)

Structure
investor type (proprietary investor?)

Proprietary multi investor fund Proprietary multi investor fund
Investor 99.99% RBC, 0.001% RBC 99.00% LP, 0.01% GP 99.99% to BFLP, 0.01% to 

GP
99.99% to Wells, 0.01% 
to MM

Managing Member 55% MPDC, 45% unaffiliated 
entity

Direct Investment by 
Wells Fargo Aff Housing 
CDC

29/30



Equity Comparison Request for Proposal Royal Bank of Canada Enterprise BOA WellsFargo
Affordable Housing Renovation Resyndication Comparison Chart

ROFR/ Purchase Option

ROFR

Following compliance period, GP/MM 
ROFR to purchase property for the 
oustanding amt of debt (other than 
indebtedness incurred w/in 5 yrs of 
the sale), plus the amt of fed, state, 
and local tax liability.  Most favorable 
terms under IRS Sec 47(i)(7)

ROFR for amount sufficient to 
pay all debts and and pay tax 
liability (p. 8) 

ROFR to purchase property 
for the amount of 
outstanding debt plus the 
amt of taxes from sale (p. 6)

exact RFP language (p. 7) permit sale with terms of 
ROFR and option in 
accordance with IRS 
Section 42(i)(7).  (p. 8-9)

Purchase Option

Following compliance period, GP/MM 
Purchase Opption for FMV, or if real 
estate sale, if greater, sum of 
outstanding debt secured by the 
project.  Most favorable terms under 
IRS Sec 47(i)(7)

Starting in 12th anniversary of 
place in service date, and 
ending in 18th annivesary of 
placed in serivce date, Purchase 
Option for FMV (per customary 
sales comparisons)  or sum of 
debt/taxes (p. 8)

GP Purchase Option for 
greater of (i) appraised value  
of LP's interest assuming the 
Project remains available 
for low-income use, or (ii) 
total amount of taxes in 
excess of those projected at 
closing payable by LP as the 
result of the sale (p. 6)

The ILP & SLP will grant to 
an affiliate of the FP and 
option to purchase all of 
the interest of the ISP & 
SLP at any time following 
the close of the 
Compliance Period for a 2 
yr period.  The purchase 
price for the Interest of 
the ILP & SLP derived 
from the Appraised FMV 
(excluding exit taxes) (p. 
8)

permit sale with terms of 
ROFR and option in 
accordance with IRS 
Section 42(i)(7).  (p. 8-9)  
This Purchase Option is 
to purahce property or 
the ILP interest at the 
greater of FMV or exit tax

refinance/sale proceeds split

balance 90% GP, 10% RBC (p. 6 
complete residual split)

49% GP, 51% LP (p. 2) balance 90% GP, 10% 
BFLP (p. 8 complete 
residual split)

balance 90% MM, 10% 
Investor Member (p. 3 
complete residual split) 
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