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Syndicating Existing Affordable Housing
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TIP: Like Snowflakes No Two
Resyndications Look Alike

Project Attributes

Valuation

Affordability restrictions
Supportable debt

Existing debt

Local support for debt modification
Project size and/or groupings

Building condition and need for rehab
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What Does Your Project Look Like?
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High  low  tow
Low Low Low
Low Low High
Low Low High
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TRICK: Gap Funding for Resyndications
Can Come from Surprising Places

Funding Sources for Resyndications

New soft debt from public agencies

~ $.40 per credit on rehab basis

~ $.30 per credit on acquisition basis

New hard debt generated by recapitalization

“Harvesting” your portfolio for sources




Rehab Basis = $100, Acquisition Basis = $100

Rehab Credits Non-SDDA/QCT
Basis 100
SDDA/QCT Adjustment 100
Credit Rate 3.21%
Total 10 Year Credits 32.1
Equity Price/Credit $1.00

Total Equity $32.10

Gap $67.90

Acquisition Credits

Basis 100
Credit Rate 3.21%
Total Credits 32.1
Equity Price/Credit $1.00

Total Equity $32.10

Less Loan Pay Offs

Less Yield Maintenance

Surplus $32.10

TOTAL GAP $35.80




“Harvesting” Subsidy from the Portfolio
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TRAP: Tax Reform Made
Resyndications Harder — Don’t Let It!

Changes from Tax Reform

Building Depreciation = 30 years

Bonus Depreciation for site improvements & pers. property
Corporate tax rate reduced from 35% to 21%

Reduced Pricing

Capital accounts

Need for reallocations




Three Capital Account Scenarios
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What Helps Capital Accounts?

- High pricing from investors
- 9% tax credits

- 30% basis boost
- Ability to slow down losses, as necessary

What Do We Have?

- Lower pricing from investors

- 4% tax credits

- No% basis boost (on acquisition credits)
- Limited ability to slow down losses
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Conclusions

¢ Resyndication projects require a variety of
strategies

*»*Tax reform has made the work more difficult

¢ Organize your portfolio and “harvest”
stronger properties to asssist needier
properties

**Push for more resources
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