Sarah Absher

From: Sarah Absher

Sent: Thursday, May 14, 2026 1:18 PM
To: Steve Wade

Subject: Tillamook Bay Commons

Hello Steve,

Below is an outline of the information requested by the Housing Commission Finance Committee to
proceed with consideration of removing the contingency from the Tillamook Bay Commons HPSF
award. Please provide the requested information by Monday, May 25™.

Capital Stack
Update on current components of the capital stack without MIRL and the anticipated repayment

terms of each component, including the debt service ratio requirements of each;
Pro Forma

Projected operating costs as listed in cell G 50 of the Op. & Debt Serv. tab are 14% of gross rental
income, which appear to be significanily below industry standards. Is this amount actually achievable?

The total operating expenses listed in cell G 50 appear to exclude property tax, insurance and
reserve for replacement expenses. Should these amounts be added?

How is the total estimated cost of the project affected if MIRL is not a component of the funding
stack?
Project Funding from the HPSF

Please submit a report listing how last year’s $100,000 development grant has been spent;

Please submit a report listing of how the $80,000 of proposed funding from this year’'s HPSF would
be spent.

Thank You,

Sarah Absher, CBO, CFM, Director
TILLAMOQK COUNTY | Community Development
1510-B Third Street

Tillamook, OR 97141

Phone (503) 842-3408 x3412
Sarah.Absher@tillamookcounty. gov




Tillamook Bay Commons
Estimated Sources and Uses, Key Assumptions, Unit Mix

Aggregate Sources and Uses of Funds

Sources Senior Subordinate Total
Current Interest Bonds (CIB) Par $18,750,000 $3,695,000 $22,445,000
Construction Fund Earnings 278,143 57,554 335,697
CERTA Grant 1,193,119 246,881 1,440,000
CIP Grant 579,988 120,012 700,000
Tillamook Co. Grant 66,284 13,716 80,000

Total $20,867,535 $4,133,162 $25,000,697

Uses Senior Subordinate Total
Project Cost 516,903,940 53,497,778 $20,401,718
Debt Service Reserve Fund 51,125,000 - 1,125,000
Capitalized Interest 51,985,059 467,025 2,452,084
Issuance Costs 697,750 137,503 835,253
Operating Account @6-mo OpEx 155,785 30,856 186,641

Total Uses $20,867,535 $4,133,162 $25,000,697

Select Assumptions & Results Senior Subordinate

Maturity 7/15/2056 7/15/2056

Final Principal Date 7/15/2051 7/15/2052

Final Principal Years 25.0yrs 26.0yrs

Woeighted Average Life 16.9 yrs 24.5yrs

Interest Rate 6.00% 7.25%

Minimum DSCR From Available Cash 1.53x 1.23x

Minimum DSCR from NOI 1.30x 1.05x

Stabilized Value 25,364,932

Debt to Budget 92% 110%

Debt to Stabilized Value 74% 88%

UnitMix

Unit Type # of Units Sq.Ft.  Rent (2025 Rate)

1 Bed 36 600 $1,750

2 Bed 18 800 $2,150

3 Bed 18 1,000 $2,530

Total 72
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Sarah Abshei'

From: Sarah Absher

Sent: Thursday, May 28, 2026 10:01 AM

To: Sarah Absher

Subject: Re: Tillamook Bay Commoens

Attachments: Pro Forma Tillamook Bay Commons 05.22.26.pdf

On Fri, May 22, 2026 at 4:27 PM Steven Wade <steve@cwrealestatepartners.com> wrote:
Hi Sarah,

In the interest of meeting our upcoming deadlines, please find the requested information below and the
latest proforma from our underwriter attached. The proforma addresses your questions regarding the
capital stack, subordinate debt, debt service coverage ratio {DSCR), and updated operating expenses.

Regarding your question about MIRL, the exclusion of the $1.57M grant is essentially a wash for the total
project cost, as it also removes the $1.6M prevailing wage increase. The primary benefit of the MIRL
funding was the pre-development capital it provided; that funding must now be covered by a pre-
development loan from NOAH.

2025 Grant Breakdown ($100,000):

- 25%: Tax obligations.

- 40%: Legal fees for non-profit formation and compliance.

- 15%: Operational overhead, including accounting, the CBRE market study, and costs related to the
MIRL application.

- 20%: Architecture and underwriting work required for accurate project pricing and the MIRL
application.

2026 Grant Allocation ($80,000):

- 50%: New CBRE site-specific market study, pre-development loan costs, good faith deposits, and
associated legal fees.

- 50%: Ongoing architecture and civil engineering work specifically for the sewer project.

Best regards,

Steven Wade



