
PALM BEACH COUNTY 
Agenda Item #: C, 1) • '2,. 

BOARD OF COUNTY COMMISSIONERS 

AGENDA ITEM SUMMARY 

Meeting Date: March 11, 2025 [ ] Consent [X] Regular 
[ ] Ordinance [ ] Public Hearing 

Department: Housing and Economic Development 

I. EXECUTIVE BRIEF 

Motion and Title: Staff recommends motion to: 

A) approve Housing Initiative Program (HIP) - Workforce Housing Development award to 
Danza of Westgate, LLC in the amount of $3,147,739 for the Westgate Terrace 
Apartments Project (Project); 

B) delegate authority to the County Administrator, or designee, to execute the Loan 
Agreement, amendments thereto, and all other documents necessary for project 
implementation that do not substantially change the scope of work, terms or conditions 
of the Loan Agreement; and 

C) approve a Budget Transfer of $3,147,739 within the HIP Fund to recognize the 
allocation of HIP funds to the Project. 

Summary: On May 7, 2024, the Board of County Commissioners (BCC) awarded a HIP 
award in the amount of $3,147,739 to Danza of Westgate, LLC to construct the Project. 
The United States Department of Housing & Urban Development (HUD) establishes Fair 
Market Rates at the 40th percentile of the rents for all standard quality rental housing units 
within the geographic area (zip code) that are occupied by recent movers, with 
adjustments to exclude public housing units and substandard units. 

2025 FMRs One Bedroom Two Bedroom Three Bedroom 
Zip Code 33409 -

$1,770 $2,110 $2,760 Westc::iate Terrace 

The Project will entail construction of 46 multi-family apartment rental units within one (1) 
four (4)-story mixed-use building with apartments, a government office and a medical office 
located in Westgate/Belvedere Homes Community Redevelopment Agency, FL. The total 
project cost is $24,277,365 with 37 HIP-assisted units serving individuals and families that 
are 120% or below of the Area Median Income (AMI) with an affordability period of no less 
than 50 years. Continued on Page 3 

Background and Policy Issues: On Page 3 

Attachments: 
1. Terms and Conditions sheet 
2. Preliminary Third-Party Underwriter's Report 
3. Area Medium Income Limits/Rent Chart 
4. Bud_g_et Transfer 

Recommended By: J-cl:J-a5 
,.- - Date 

Approved By: ~k--:7'?:tz,/D' 3 ~5 -2_ ~ 
inistrator Date 



II. FISCAL IMPACT ANALYSIS 

A. Five Year Summary of Fiscal Impact: 

Fiscal Years 2025 2026 2027 

Capital Expenditures $3,147,739 

Operating Costs 

External Revenues 

Program Income 

In-Kind Match (County) 

NET FISCAL IMPACT $3,147,739 

# ADDITIONAL FTE 
-0-

POSITIONS (Cumulative) 

Is Item Included In Current Budget? Yes _.x 
Does this Item include the use of Federal funds? Yes __ 
Does this Item include the use of State funds? Yes __ 

Budget Account No.: 

2028 

' . 

No --
No_-X 
No X 

Fund 1116 Dept. 143 Unit 1702 Object 8201 Program Code/Period N/A 

B. Recommended Sources of Funds/Summary of Fiscal Impact: 

' 

2029 

Approval of this agenda item will allocate $3,147,739 in HIP funds to the Danza of 
Westgate, LLC project. 

C. Departmental Fiscal Review: 
, Division Director II 
dministrative Services, DHED 

Ill. REVIEW COMMENTS 

A. OFMB Fiscal and/or Contract Development and Control Comments: 

~1 :.l>sl;,,,.-
B ~;gq 

~ ".l·d---\. "l -s:-

/ flv· ,7tf, 1J!!P(AZ:J/;,-1&' 
I\ and Control 7 /"" 

{?~ 2d,,?-ilS 

B. Legal Sufficiency: 

C Coun 

C. Other Department Review: 

Department Director 

(THIS SUMMARY IS NOT TO BE USED AS A BASIS FOR PAYMENT) 



March 11, 2025 
HIP Award to Danza of Westgate, LLC 
Page 3 

Summary Continued from Page 1 
The remaining nine (9) units are an obligation requirement for the Workforce Housing 
Program and are not eligible for additional Palm Beach County (County) funding. The total 
Project cost is $24,277,365 ($527,768 per unit) with a County HIP investment of 
$3,147,739, for a per-unit cost of $85,074. Total County HIP investment for this Project is 
12.97%. Additional funding sources for this Project are as follows: 

Fundina Sources 
Newmark Capital/FHA $16,406,906 
Housina Initiatives oroaram $ 3,147,739 
Owner Eauitv $ 4,722,720 
Total Development Cost $24,277,365 

County HIP funding will be provided to developers in the form of a repayable loan for 
permanent financing, secured by a mortgage and a note that requires repayment of 
principal and interest. A declaration of restrictions will be recorded to ensure affordability 
for a 50 year period. The term of the loan will be equal to 40 years and have an interest 
rate of 1%. 

The funding agreements and related documents pursuant to these funds will be between 
the County and the entities identified herein or their respective successors and/or assigns. 
Staff is recommending funding approval of $3,147,739 for the Project. To facilitate project 
implementation, staff requests authorization for the County Administrator, or designee, to 
execute the loan agreements and related documents. District 7 (HJF) 

Background and Policy Issues Continued from Page 1: 
In 2021, the BCC began allocating Ad Valorem funding for the HIP to be utilized as gap 
funding for housing projects. 



• 

DEPARTMENT OF HOUSING AND 
ECONOMIC DEVELOPMENT 

COMPIIEHENSIVE LOAN TERM SHEET 

Project and Funding Program Information 

Funding program: Housing Initiatives Program (HIP) 

RFP number and name: HBLP.2024.4-Workforce Housing Multifamily Development 

Project name: Westgate Terrace 

Borrower name: Danza of Westgate, LLC 

Contracting entity: Danza of Westgate 

Project type: Mixed use Multffamily Rental Development- Workforce Housing Development 

Brief Project Description: 
This project to be located at the southwest corner of intersection of Westgate Ave and 
Seminole Blvd within the Westgate Corridor Overlay and will consist of one (1) four-story mix 
use building with a proposed 46-unit multifamily development ranging from 50% to 120 AMI. 

Loan Terms 
Loan amount:$ 3,147,739 

Rental Increases: Rent increases on individual units will be permitted only at lease renewal 

Interest rate: 1 % 

Affordability period: 50 years 

Affordability: 46 Units at or below 120% Area Median Income 

Number of total project units: 46 

Number of County-assisted units: 37 

Percentage of County-assisted units: 80.4% 

Additional information: Additional information is provided in the preliminary underwriting 
report dated January 10, 2025 includes the full capitalization of the project financing and lien 
priortty, operational proforma, and complete rental intormalion for units. 

Page 1 of4 



• 

l.oan term: 

DEPARTMENT OF HOUSING AND 
ECONOMIC DEVELOPMENT 

COMPREHENSIVE LOAN TERM SHEET 

• 40 year tenn 
• Payments deferred until primary Joan conversion 
• Payments are based on a 40-year amortization calculation 

Personal Guarantee: Completion and Operating Deficit Guarantee 

Term commencement: Upon closing of the loan concurrent with primary financing 

Property re-sale: 
lflhe project development is sold, or 50% (aggregate) or more of the ownership changes to a 
non-affiliated entity, the loan must be satisfied. 

Estimated Construction start: October 2025 

Disbursement of funds: 
Construction Draw - based on a percentage of completion 

Additional considerations: 

Construction Considerations 

Bond requirements: 
Payment and performance bond equal to 100% of the total hard construction cost of the 
project 

Relainage requirements: 10% retainage until work is 50% completed, 0% retainage 
required thereafter 

Eligible Expenses 
All development costs shall be allocated on a per-unit basis. Loan funds can only be 
allocated to those costs deemed as eligible that are directly attributable to County-assisted 
untts. In the event a cost is deemed eligible for something that is a project wide expense, the 
loan funds can only be used for the percentage of County-assisted units as defined above for 
that expense. 

Page2of4 



• 

DEPARTMENT Of HOUSING AND 
ECONOMIC DEVELOPMENT 

COMPREHENSIVE LOAN TERM SHEET 

Eligible expenses shall include, but not be limited to: 

Hard Costs: 
Onsite costs for construction, including residential construction, site work and improvements, 
approved schedule of values. 

Soft Costs; 
Permit fees, connections fees, FFE, utility relocation 

Ineligible expenses shall include: 
• Cost of relocation of displaced persons 
• Off~site improvements 
e Payment of delinquent taxes 
., Legal fees and other fees 
• Costs related to other project financing 
• Site Clearing 
• Pre-development costs 
• Stored purchased materials 

Determination of cost eligibility shall be at the County's sole absolute discretion. 

The terms outlined above shall be detailed in the loan documents consisting of a loan agreement, 
mortgage and security agreement, promissory note, and declaration of restrictions. 

Projects must be Shovel Ready by final approval by the Board of County Commissioners In 
order to be eligible for funding. 

Shovel Ready is defined as a project where the proposer has site control and the property has 
the correct and approved development requirements for the project including, zoning 
designation, platting, site plan approval for the housing units it proposes to create. 

Please attach any documentation to verify that the project is Shovel Ready. 

All terms contained herein are conlingent upon approval by the Palm Beach County Board of County 
Commissioners (BCC). The funding for this project and the tenns contained herein are anticipated to 
be presented to the BCC for final approval at the March 11 2025 agenda meeting. Project 
construction must commence within one year of BCC final approval. 

Page 3of4 



• • 

DEPARTMENT Of HOUSING AND 
ECONOMIC DEVELOPMENT 

COMPREHENSIVE LOAN TERM SHEET 

By signing below you are verifying that this project is Shovel Ready, as well as acknowledging and 
accepting of loan terms: 

□ Accept Terms D Does Not Accept Terms 

Borrower Na: 

I.A.../ I /// , 
By; Q' Le ",dJ 

&\, . Name (printed) 

• .,'I\S,c DVl,r;C. 
TiUe i 

j-~ ·hlt. LL( 

Page4of4 



s~tie 
January 29, 2025 

Mr. Jeff Bolton 
Director 

Seltzer Management Group, Inc. 
Dedicated to the Affordable Housing Industry 

Department of Housing and Economic Development 
301 N. Olive Avenue 
West Palm Beach, FL 33401 

Re: Westgate Terrace 
Preliminary Review of the Palm Beach County Transaction 

Dear Mr. Bolton: 

www.SeltzerManagement.com 
17633 Ashley Drive, Building A 
Panama City Beach, FL 32413 

Tel: (850) 233-3616 
Fax: (850) 233-1429 

Seltzer Management Group, Inc. ("SMG" or "Seltzer") has been engaged to proride an initial review of 
the Palm Beach County ("PBC") Application (the "Application") for Westgate Terrace ("Subject 
Development"). Seltzer's summary of the information available at this time is 9resented below. Please 
note the Subject Development is still in the planning stages and the informatio11 reviewed is subject to 
change. 

Development Highlights: 

• The Subject Development will be providing workforce housing units. 

The PBC Bond Allocation Process guidelines, dated October 3, 2023, indicate the loan term can be 
up to 20 years with interest rates ranging from 1% - 3% (the range of int¢rest rates is subject to 
change) and a fully amortized loan for the term. I 

Projects awarded to for-profit developers providing affordable housing units will have a loan term 
up to 20 years with an interest rate of 1.0%. Loans may be fully amortizing fr may be interest only 
during the first 10 years of the loan. Loans may also have an option for a longer amortization, with 
a final balloon payment at the end of the 20-year term. I 

The minimum affordability period (i.e. the length of time the units will be defd restricted) will be no 
less than 30 years. The affordability period will commence once occupancy is documented for the 
final bond assisted unit. Should other project development funding sourceslrequire an affordability 
period longer than 30 years; the County's deed restriction for affordabilit',1

1 

will match the longest 
required period. 

Based on details provided by the PBC Board of County Commissioners Director of Contract 
Development and Quality Control, the Subject Development will be interkst only for the first 10 
years and then principal and interest ("P&I") for years 11 through 20. T1e P&I payment can be 
calculated using an amortization equal to the affordability period with a marmum of SO years. The 
interest payments accrued during construction can be deferred until the, end of the loan term, 
together with any unpaid balance. I 

The Subject Development has committed to an affordability period qf SO years under the 
Application. 

- 1-
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Mr. Jeffrey Bolton 
Westgate Terrace 
January 29, 2025 

• The primary financing for this project is intended to be provided through the Housing and Urban 
Development ("HUD") 221 (d)(4) Federal Housing Administration ("FHA") P~pgram. Terms include a 
40-year self-amortizing loan with a fixed interest rate (currently 6.55%). I 

• During the Period of Affordability, all County-Assisted Housing Units must be set aside for Eligible 
Beneficiaries that are for households among the various income tiers betw9en 60% Average Mean 
Income ("AMI") and 140% AMI. The Applicant committed to operating all urits at the Subject 
Development greater than 50% AMI and at or below 120% AMI. I 

The rent schedule below reflects the potential rental amounts shown unliler the "Net Restricted 
Rent'' column for the following AM ls: ! 

I 
o 80% AMI and 100% AMI for nine (9) Workforce Housing Program ("WHPI') units required for the 

Subject Development through the Westgate Community Redevelopme~t Agency ("WCRA") 

Note: PBC Funding cannot be used for the 9 WHP units. 

o 120% for the 37 units associated with the PBC Funding 

The rental rates the Applicant intends to operate the Subject Development! at are noted under the 
"Applicant Rents" column and all are above the 60% AMI and below the 140% AMI guidelines 
specified by the RFP Criteria. I 

Note: Rents used in the Final Credit Underwriting Report must be supported by the Market Study. 

• A required minimum debt services coverage ("DSC") on the combined seni~r debt and the HFA PBC 
loan debt will be no less than 1.10x to 1.00 with a cap of 1.50x to 1.00. The Subject Development is 
currently showing a DSC of 1.130x to 1.00 which meets the minimum DSC rI

1 

quirement. 

Background: 

The Subject Development is to be located at 2636 Westgate Avenue, West Pal Beach, FL 33409, and 
will consist of 46 units (2-bedroom and 3-bedroom units) within one 4-story +ixed-use building with 
apartments, a government office, and a medical office. All County-Assisted UnJts through this RFP will 
be in addition to the existing nine (9) WHP unit obligation required for this project through Planning & 
Zoning. Therefore, there are a total of 37 Units to be funded through this RFP. wbstgate Terrace consists 
of seven (7) separate, but contiguous lots totaling two acres. Currently, four (4) lof the seven (7) lots are 
vacant and the remaining three (3) lots have already vacated residential dy,,ellings, which will be 
demolished upon construction of the proposed Mixed-Use project. ! 

I 

The Closing is currently not scheduled, but representatives of the Applicant ~re estimating a closing 
before the third quarter of 2025. The Subject Development is targeting a Jan~ary board meeting for 
presentation of the Preliminary Review. 

Development Name: 

Address: 2636 Westgate Avenue 

City: West Palm Beach 

Development Category: 

West~ate Terrace 

Zip Code: 33409 

New Construction 

Construction Type: Wood Frame 

Demographic Commitment: 
Primary: ~orkforce Housing 

-2-

County: Palm Beach County Size: large 
l 

DevelopmentType: l\'1idHRise (4Stories) 

for 100% .,. 
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Mr. Jeffrey Bolton 
Westgate Terrace 
January 29, 2025 

High Not PBRA ... .... LowHOME HOME Gross:HC utlllty Restricted Cont, Appllc nt Annual Rental 
Rooms Room, Unit, Square feet AMI% ..... ..... .. .. Allow . ..... Rents Re$ CURenU Income 

2 2.0 4 998 80% $1,928 $1,928 $1,927 $1,927 $92,496 
2 2.0 5 998 100% $2,410 $2,410 $2,410 $2,410 $144,600 

2 2.0 9 998 120% $2,892 $2,892 $2,892 $2,892 $312,336 
2 2.0 8 1,075 120% $2,892 $2,892 $2,992 $2,892 $277,632 

3 2.0 10 1,310 120% $3,342 $3,342 $3,342 $3,342 $401,040 
3 2.0 10 1,310 120% $3,342 $3,342 $3,342 $3,342 $401,040 

46 52,764 $1,629,144 
I 

Buildings: Residential - 1 Non-Residential - I o 
Parking: Parking Spaces - 101 Accessible Spaces - 5 

l 
Set Asides: Program %of Units #of Units %AMI Term {Years} 

Workforce 8.70% 4 80%i 50 

Workforce 10.87% 5 100~ 50 
Workforce 19.57% 9 120~ 50 

Workforce 17.39% 8 12091 50 
Workforce 21.74% 10 12o¾i 50 
workforce 21.74% 10 120~ 50 

- 3 -
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Mr. Jeffrey Bolton 
Westgate Terrace 
January 29, 2025 

Applicant/Borrower: 

Member 

Member 

Member 

Member 

Member 

Member 

Construction Completion 
Guarantor(s): 

CC Guarantor 1: 

CC Guarantor 2: 

CC Guarantor 3: 

CC Guarantor 4: 

CC Guarantor 5: 

Operating Deficit Guarantor{s): 

OD Guarantor 1: 

OD Guarantor 2: 

OD Guarantor 3: 

OD Guarantor 4: 

OD Guarantor 5: 

Developer: 

Principal 1 

Principal 2 

Principal 3 

Principal 4 

Principal 5 

Principal 6 

General Contractor 1: 

Management Company: 

Architect: 

Market Study Provider: 

Danza of Westgate, LLC 

Leonard Schwartz 

Charles Schorr Lesnick 

Philllp Schor 

Rf chard Koorls 

Syheeda N. lkram 

AJ. Danza 

Leonard Schwartz 

Charles Schorr Lesnick 

Estate of Phillip Schorr (Beth Schorr & Brian L Schorr) 

Richard Kooris 

Syheeda N. I kra m 

Leonard Schwartz 

Charles Schorr Lesnick 

Estate of Phil lip Schorr (Beth Schorr & Brian L Schorr) 

Richard Kooris 

Syheeda N. lkram 

Danza of Westgate, LLC 

Leonard Schwartz 

Charles Schorr Lesnick 

Phillip Schor 

Richard Kooris 

Syheeda N. lkram 

AJ. Danza 

Pike Construction, LLC 

Rental Management Associates, Inc. 

Zyscovich Architects, LLC 

Apprise by Walker & Dunlop 

1st Source 2ndSoun:e 3rd Source I 4thSoun:e 

lender/Granter 
Newmark/ FHA 221 

HFA PBC loan Owner Equity 
(d)l4) 

Amount $16,406,906 $3,147,739 $4,722,720 

Underwritten Interest Rate 6.55% 1.00% 0.00% 

Loan Term 40.0 40.0 0.0 

Amortization 40.0 N/A N/A 

Loan to Cost- Cumulative 67.6% 80.5% 100.0% 

Debt Service Coverage 1.161 U.30 1.130 

---
Operating Deficit & Debt 

I $478,466 
Service Reserves 

# of Months covered by the I 
Reserves 

13.7 

-4-

Ownershi_e_ 

19.0000% 

19.0000% 

19.0000% 

19.0000% 

19.0000% 

5.0000% 

II 5th Source I Other 

Attachment 2 



Mr. Jeffrey Bolton 
Westgate Terrace 
January 29, 2025 

Deferred Developer Fee 

Projected Net Operating Income (NOi) ~ Year 1 

Projected Net Operating Income (NOi) ~ 15 Year 

Year 15 Pro Forma Income Escalation Rate 

Year 15 Pro Forma Expense Escalation Rate 

Source I Lender 

Regulated Mortgage Lender I Newmark/ FHA 221 {d)(4) 

other IHFAPBCloan 

Other !Owner Equity 

$0 

$1,346,066 

$1,718,790 

2.00% 

3.00% 

Construction 

$16,406,906 

$3,147,739 

$4,722,720 

Perman,ent Perm Loan/Unit 
' 

$16,406?06 $356,671.87 

$3,147,{'39 $68,429.11 

$4,722,{'20 $102,667.83 

TOTAL! $24,277,365 $24,27:1_65__ , _ $S27,768.81 

Notes to Sources 

Construction/Permanent First Mortgage 

The Applicant provided a Financing Proposal Letter of Intent ("LOI"), dated December 19, 2024, from 
Newmark's Multifamily Capital Markets Debt & Structured Finance GroJp ("Newmark") for a 
construction / permanent loan estimated in the amount of $16,400,000 (curr~ntly $16,406,906). The 
LOI stated the loan will carry a fixed interest rate based on the FHA interJst rate determined by 

I 
Newmark's traders after conferring with various clients (investors), currently estimated at 6.55%. During 
the construction phase of the loan, anticipated to be a term of 24-months, int~rest will accrue and will 
be added to principal at Closing. At conversion to permanent, the loan will be fully amortized over the 
40-year term. The loan will have an Origination Fee for both the construction land permanent loan of 
1.50% of the loan amount, an Inspection Fee of SO basis points ("bps") of 1he loan amount and a 
placement fee of75 bps of the loan amount for lender's legal fees and HUD Ginlnie Mae fees. 

Palm Beach County Housing Initiatives Program l"HIP"l Loan I-

The Applicant received a preliminary workforce housing award of HIP fun~ing in the amount of 
$3,147,739 in the form of a repayable loan for the construction and permanentlfinancing of the Subject 
Development. The loan is secured by a mortgage/note that requires repayment pf principal and interest. 
However, the loan can be interest only for the first 10 years subject to available cash flow and will be 
subordinate to the construction and permanent first mortgage. I 

' 
The term of the loan will be equal to or greater than the term of the Federal !Housing Administration 
loan (2-year construction period and 40-year permanent period) and have an i~terest rate of 1.00%. 

I 
HIP awards are contingent upon projects meeting HIP requirements which inc!ude but are not limited 
to: site control, all other funding in place, project being 'shovel' ready 12 months after final Board of 
County Commissioners' ("BCC") approval, project sets an affordability period oflno less than SO years on 
all County-assisted units. 

Other Sources 

Additional sources of funds for this Development during construction consist I of Owner Equity in the 
form of cash contributions from six Owner entities in the amount of $4,722,720. 

- 5 -
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Mr. Jeffrey Bolton 
Westgate Terrace 
January 29, 2025 

Operating Pro forma 

OPERATING PRO FORMA 

Gross Potential Rental Income 
Other Income: 

w Miscellaneous 

~ Gross Potential Income 

Less: ~ 
Economic loss - Percentage: 0.0% 
Phv<.ical Vacancy Loss - Percentage: 4.0% 

Collection Loss - Percentage: 1.0% 
Total Effective Gross Revenue 

Fixed: 

Real Estate Taxes 

Insurance 

Other 

Variable: 

Management Fee - Percentage: 5.0% 
General and Administrative 

"' w Payroll Exnenses 
"' z Utilities w .. 
X Marketing and Advertising w 

Maintenance and Repairs 

Grounds Maintenance and Landscaping 

Resident Programs 

Contra ct Services 
Securitv 

Other-Pest Control 

Reserve for Replacements 

Total Expenses 

Net Operating Income 

Debt Service Pavments 

w First Mortgage - Newmark/ FHA 221 (d)(4) 
u Second Mortgage - HFA PBC loan > a: All Other Mortgages -w 
"' First Mortga•e Fees - Newmark/ FHA 221 (d)(4) .. .. 
w Second Mortgage Fees - HFA PBC Loan C 

All Other Mortgages Fees -
Total Debt Service Pavments 

cash Flow After Debt Service 

Debt Service Cove 

DSC - First Mortgage pl us Fees 

DSC- Second Mortgage plus Fees 
DSC-All Mortgages and Fees 

Financial Ratios 

Operating Expense Ratio 
Break-Even Ratio 

ANNUAL PER UNIT 
$1,629,144 $35,416 

$227,900 $4,954 
$1,857,044 $40,371 

$0 $0 
1$74,282 1$1,615) 
1$18,570 1$404' 

$1,764,192 $38,352 

$160,000 $3,478 
$69,000 $1,500 

$0 $0 

$88,210 $1,918 
$5,300 $115 

$32,400 $704 
$31,416 $683 

$2,300 $50 
$4,000 $87 
$2,400 $52 

$0 $0 
$0 $0 

$1,500 $33 
$3,500 $76 

$18,100 $393 
$418,126 $9,090 

$1,346,066 $29,262 

$1,159,684 $25,211 
$31,477 $684 

$0 $0 
$0 $0 
$0 $0 
$0 $0 

$1,191,162 $25,895 
$154,904 $3,367 

1.161 
1.130 
1.130 

23.7% 

86.9% 

-6-
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Mr. Jeffrey Bolton 
Westgate Terrace 
January 29, 2025 

Notes to Operating Pro Forma and Ratios: 

A rent roll for the Development is illustrated in the following table: 

Palm Beach County (West Palm Beach - Boca Raton HMFA): 

High N,t PBRA 
Bed - LowHOME HOME GrossHC Utility Restricted Contr Appll ant Annual Rental ...... Rooms Units Square Feet AMI% Rents Rents Rent Allow. Rent, Rents Re$ CU Rents Income 

2 2.0 4 998 80% $1,928 $1,928 $1,927 $1,927 $92,496 
2 2.0 5 998 100% $2,410 $2,410 $2,4~0 $2,410 $144,600 
2 2.0 9 998 120% $2,892 $2,892 $2,892 $2,892 $312,336 
2 2.0 8 1,075 120% $2,892 $2,892 $2,992 $2,892 $277,632 
3 2.0 10 1,310 120% $3,342 $3,342 $3,342 $3,342 $401,040 

3 2.0 10 1,310 120% $3,342 $3,342 $3,342 $3,342 $401,040 

46 52,764 $1,629,144 

1. Operating expense are based on the Applicant's/ Developer's estimates. 

2. The First Mortgage debt service payment and fees are based off Newmark'sl' LOI dated December 19, 
2024. 

Recommendation 

The preliminary review was conducted to assess the feasibility of the proposed evelopment, Westgate 
Terrace. After completing a preliminary analysis and evaluating the Developer'~ plan and due diligence 
documentation related to the construction and operation of the development,ISeltzer has determined 
that the transaction warrants approval to proceed to full credit underwriting with the following 
assumptions: I 

• Market Study and Appraisal will confirm projected rents are achievable and property valuations 
support purchase price ! 

I 

• Plan and Cost Analysis will confirm reports and all contracts (including coilstruction contract) are 
satisfactory I 

I 
• The Construction Contract will separate costs associated with the nine WCR.f. units, the WCRA office 

and the medical office to ensure PBC funds are allocated solely to the cost!' associated with the 37 
units funded through PBC. 

Certain aspects of the transaction may evolve during the credit underwriti g process. Seltzer will 
thoroughly review any changes and include updates in the credit underwriting r port. If any changes are 
deemed significant, Seltzer will notify Palm Beach County, and Board approval tay be required. 

Should you have any questions please feel free to contact me directly. 

SELTZER MANAGEMENT GROUP, INC. 
Prepared by: 

~y 
Frank Sforza 
Senior Credit Underwriter 

-7-
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Westgate Terrace 

15 Year Income and ExE_ense Proforma 

,.. !Miscellaneous s221,!J01li S232,4ss1 sff1;101] S241,8491 5246,686 S2S1,&20· 5256,&st S261,785~Sill,o:l17 s212,sG2l sm,sw! s2s3,36s 5289,012 S294,s1s· 

, ~ Gross Potential Income 

• 
less: 
-~ 

$1_,~~-~,-~
1 
__ .J:~!~J~~l-- $1,94?,0561 $1,980,898! $2,020,515) $2,0_~i~~~-_J~~~!144 ____ g,_!~!.':_3l $2,187,0W $2,230,Blzi $2,275,429i $2,920,937i $2,367,356i $2,414,703j .,,,..,.,,,n1 

' 
Economic loss• Percenta_!e: 

ti!tivsical Vacancy Loss• Percentage: 14.0% (S?.:~1i-2~~~~~l ($77,682) ($79,236)1 (~~~~l)i _J~~t~!'.L--~-~1086), __ _l~5,7671L-._ ($87,48~)! ($!!9,232)!7Sgf,o17TI - - JSs2,837)j {$?~~!.lL_.J~~~--($98,5~ 
jCollectionloss-Percentage: it.0% ($111,665)! ($19,040). ($19,"21), {$19,a@)l ($20,205)! ($20,609H ($21,021ff ($21,442)! {S21,.371). ($22,308), !$22,754)1 \$23,209)1 ($23,!i74)] ($Z4,147H ($24,530) 

T-•-· ~ll--L·- ., ____ n-··--··- $1773 3l2j $1,808 7781 $1844 9541 $1881 m! $1 919490! $19578801 $1 997037 $2 0359781 $2,077717i $21192W $2,151 657r $2 204890• $2 248 !188I $2,293 968! $2339 847 • • i , • • , ~...!.--!-----~---l---l-----!..-....!...._ i • , • • • i , , , -!..·-·r----.!..-J..-..f-----!-.-! __ i-_ - -----, • , , 

t I .. H. -·-·- •-nH S160,000I $164,BOOj $169,744L_, ___ $174,836 $180,081 $185,484' $191,048i $196,780j $202,6831 $208,764 $2l5,027j sm,4m $228,1211 
~1lnsurilnce $69,000 $71,070j $73,2021 $75,39Bi---. $77,660! ____ $79,990 $82,3901 SB4,861j __ $87,4071---- $9D,029j ___ $92,730l_ __ $95,51!! ___ $98,378, 

,~.,. $0j sot so, $0j SO! sot -- SOj ~ S01 SOj SOj $Dj SO! 

Management Fee• Percentage: 15.0% i $B8,6~--------$90,4391- $92,2481 $!14,0931 $95,974] $97,894i $99,8521 $101,8491 $103,8861 -$10s;964j $108,083i $110,24Sj S112,449! $114,69Sj $116,992 
General ilnd Administrative j $5,300! S5,459i $5,6231 $5,7911 $5,965! S6,144! $6,3281 $6,518! S6,7l4, $6,9151 $7,123! $7,336) $7,557] $7,783i $8,017 

~ Payroll Expenses i $32,4001 $33,3nr-··-~s73f $35,404) $36,4661 $37,5601 $3B,687i S39,848T"""""-$41,04si- $42,275! $43,543! $44,8491 $116,1951 $47,SIIDi $49,008 

~ _ Utmti~ . . 531.416; S3f~~~---_$!3,3Z91 s3~.329! ss5,359i Ss?~~~~! fo,512! ss11,5311! ssi191! $40,9911 ____ _54.}.!~---~:~!.'. $44,7921 S4s,m; S41,s20
1 ; Mc1rketmg and Advert1smg 1 $2,300i $2,369, $2,440 $2,5131 $2,5891 S2,666! $2,746! $2,829! $2,9141 $3,otiii $3,0911 $3,184! $3,2791 $3,378! $3,479 

Malntenilnce i!nd Repilirs $4,0001 sci;faOr---·54)44! $4,571] $4,5021 54;537r-·--- $4,7761 ~9i9r--··-ss;o~ $5,219! $5,37~! $5,537i $5,7031 $5,~ • S6,050 

Grounds Malntenance and Landscaping $2,400·---~· S2,472 ---$2,5461---- s2,6ar-·-·- $2,701L __ $2,\82{ ·-- $2,86fil $2,95~ $3,040!--- S3,1Slj_ __ $~---$3,~------$3,422;__ ___ ss,524_~-- S3,630 

jResidentPrograms s01 s01 SOj so soi sol $0! so, so SOj ~+-------- SDI so; so: so 
lCont@ctSeivim so SOj SOi $OJ_ --~ so SO! soi $OJ _ -~- $Di $0 Soi $0] so 
Security $1,5001 $1,5451 Sl,591 $1,639; $1,688) $1,7391 $1,791· $1,845 $1,900' $1,957[ $2,016) $2,076) $2,139) $2,203) $2,269 
Other-PestControl $3,50!1! s3fi05~1 --$3,713; $3,1125; $3,939 $4,057! $4,179] $4,305; $4,434; $4,567 $4,704 $4,8451 $4,990! $5,140) $5,294 

Reserve for Replacements $18,100. $18,100 s1S:ioo $18,100! $18,100, $18,100. $18,100 $18,100 s1s,ioor---·--s1s:ioo! ____ Si8,6431 $19,202. $19,778 $20,372 $20,983 
.!~!l_~penm $418,582; $429,709! $441,l;i_3r $452,922( $46~026r-·-$477,474l $490,!~i $5-03,443. $516,9115i s53o.iiir--s545,fsili $561,073i $576,8031 $592,9BL_S609,~-~ 

:~~£.~~-~~glnoome $1,354,73DL $1,379,0691 $1,403,BOO! $1,428,930j Sl,~~~l-----~!..~D,405j $1,506,761] S1,5:13,535i $1,560,732! $1,~.J.5 .. !L2;!~~!!L. $l,~¥:!!l ___ g~3,185j S1,700,985j $1,730,222 
Debt Servi~ Payments ! ; j j i ___ L____ • • • 

111 
~Mort_~;;ge-Newmilrk/FHA22l{d)(4) $1,159,6~]-~- Si,159,684! $1,159,684· Sl,15~-~L-~159,~i ___ $1!159,!i84i $1,159,684; Sl,159,684j Sl,159,6B4j Sl,159,~ ____ £1,159,6841 $1,159~~i $1,159,684' $1,159,684' $1,159,6841 

~ I !Second Mortgage. HFA PBC loiln $31,4nl $31,4m _____ $31,477j $31,477i $31,477! $31,4771 $31,477! $31,477i $31.477l $31.4771 $31,47r $31,477t $31,4771 $31,477! $31,4771 
; : IAIIOtherMortgilges- $0! $~ soj $Di $01 SOi So! SOj Slir S~ ____ S~l._____ $0~ SO, So/ SOI 
li3 jFirstMortg~efees-Newmilrk/fHA221(d){4) $0j soi $Oj s~! sol SOi SOi ~-i so: soi SDI $0! $01 SO! SOi 
::l: I Second Mortgage Fees - HFA PBC lo;;n SOI SOi SOi S~i so $Di soi SO_i SO! $Di $0 sol SOj soi $Di 

IA.II Other Mortgages fees- $0j SOI $Di SOl $Di sm so Soi $0i sm SOi $0] SOi SOi Soi 
Total DebtSenr1&Hiiylilellts .i1;191;l62i $1;:191;l62i $1;191;l62i $1;:191_;l6~t_:._S__!;!~~~!i:.... St191;;_~~i $1;1~~1~_:=-51:::~;=!~! s~::::!:t s1::::;:~:! $1;191;162! $1;191;162) $1;191;162j $_1;191;162) _ §~;1J!;162 
cash flow AfterDebtServitf $163,568! $187,907f $212,639j $237,769L $263,302! $289,244( $315,599! S:14L,::11;1i :,:itl!t,!J!ij~---;-:iY,~i!i/~---- :i•w1,mj ~:it,1.1:i1.11 ;,q111,ut<1; ;,:i~,!l.i.'lj ;m!t,UDl 

[I l 
DebtSeivke Coverage Riltios 
:·-r· lose- First Mortgage pltlS Fees 1.168 l.189 1.211 
=~·1osc-secondMortgi1f_E:_PIUsFees 1.137 1.15B 1.179 .uw J..:u .1 . .:'1:1 u;o;, .1.,1;01 .1.:1.1" 

IIDSC-AIIMo~-~-~esilndfees ! 1.137 1.1511 l.179 ... nn ............... ~~ ,nn~ .... -

Financial Ratios 

i ' 
! ! ! ' ! 

l.23iJ 1.2541" 1.2771 l.2!191 1.3221 1.3461 1.370 1.393 1.417! l.4421 1.467! 1.492 
.... "" ....... -.-r • .._M • -~.,.1 ........ • ~.,.1 1.333 1.357 1.3801 14041 l.4281 1.453 
.1 . .i:uOI udl .1.£'131 .uoSi u111i l.~.10i 1.333 1.357 1.380! 1.4041 1.4281 1.453 

i ' 7 1 i 
l lop_:!ll_!'.iJ.!E.<Pense Riltio 23.6% 23.8% 23.9% l'l.rn J.'! • .t.111 '-'>.'Hb J.<1.0111 .:'l.r,i, ""·~;i, 

:t1areak-Even Riltlo 86.5% 85.4% 84.3% n ... =· -· -·· -· _., -- -·· -· -·· 

-· ... ..... u•~ ... --;T no~= n• no-;r 25.1% 25.2% 25.4"1 25.6%1 25.8%1 26.1% 

11~ . .i.:ril lll .• rn,1 111 . .i.1"1 1111.ll'il IY.::ll\j IIS.'ll't! 77.4%1 76.6% 75.7%1 74.9%1 74.1%1 73.4% 
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Palm Beach.County .2024 Multifamily Income Limitsand Rents 

1ncorne 2024, lncerne Llrnitby Nurnber of Persons in Household 
Category· 1 2 3 4 5 6 7 I! 9 

60% $45,000 $51,420 • $S7,840 • $64,260 $69,420 $74;580 $79,680 $84,840 $89,964 

70% $52,500 . $59;990 •• $67,480 $7·4,970 $80,990 $87,010 $92,960 $98,9SO $104,958 

80% $60,000 • $68,550 . $11;100. $85,650 $92,550 $99,400 $106,250 $113,100 . $119,952 

90% $67)500 $77,123 $86,745 $96,368 $;1.04,123 $111,840 $1:19;528 $127,245 $134,946 

100% $15;000 $85,695 $96;390 $107;085 $115,695. $124,280 $132,805 $141,390 $149,940 

110% $82,500 $94;268 $106;035 $117,803 $127,268 $136,720 $146;083 $155,535 $164,934 

120% $90,000 $102,840 $115,680 $12$,520 $138)840 $149;160 $159,360 $169,680 $179,928 

130% $97,500 $111,410 $1:1.5,320 $139,2'30 $150,410 $'161,590 . $172,640 $183,820 $194,922 

140% $105,000 $ll9,980 $134,960 $149,940 $161,980 $174,020 $185,920 $197,960 $209,916 

2024 Median Income : $104,000 
Based on Florida Housing Fin.a nee corporation Mult!{am/fy Ren ta/Programs dnd CWHIP Homeownership Program 
90%, 100%, 110%, 130% AMI rentllmits imputed by Palm Beach <:ounty baS!!d on FH.FC rent limits .. 

Income 2024 Rent Limit by Number of Bedrooms In Unit 
Category 0 1 2 3 4 5 

60% $1,125 $1;205 $1,446 .$1,671 $1,864 $2,056 

70% $1;312 $1,406 $1,687 $1;949 $2,175 $2,399 

ao% $.1,500 $1,607 $1,.928 $2,221! $2,486 $2;742 

90% $1;688 $1;808 $2,169 $2;507 $2,797 $3,085 

100% $1,875 $2,009 $2,410 $2,785 $3,108 $3,428 

110% ·s2,063 $2,209 ... $2,651 $3,064 .. $~,4:!;8 $3,770 

120% $2,250 $2,410 $2,892 $3;342 $3,729 $4,11,3 

130% $2,438 $2,,611 .$3,133 $3,621 $4)040 $4,456 

140% $2,625 $2,812 $3,374 $3;899 $4,350 $4;798 

Ref:\S:HouslngBond\inoome JJmlts & Rents 202~.xls; 

10 
$95,l.05 
$110;956 
$126,80.6 
$142;657 
$158,508 
$174,359 
$190,210 
$206,061 
$221,911 
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25- 05lt4 
BOARD OF COUNTY COMMISSIONERS 

PALM BEACH COUNTY, FLORIDA 
EXPENDITURE BUDGET TRANSFER 

FUND 1116 HOUSING INITIATIVE FUND 

ACCOUNT NUMBER 

EXPENDITURES 

143-1477-8201 
143-1702-8201 

ACCOUNT NAME 

Contributions - Non-Govts Agencies 
Contributions - Non-Govts Agencies 
Total Expenditures 

SIGNATURES ,-

lmhahng Departme.._rtt/Divisi 

n/ Budget Department Approva 

OFMB Department - Posted 

UNIT NAME 

Housing Initiative 
Danza of Westgate, LLC 

DATES 

.,;)_,/cJ-0@4}o25-
' 

ORIGINAL CURRENT 
BUDGET BUDGET 

52,119,086 42,033,876 

0 0 

BGEX 143 022025*983 

ADJUSTED 
EXPENDED/ 

REMAINING 
INCREASE DECREASE 

BUDGET 
ENCUMBERED as 

BALANCE 
of 2/20/2025 

0 3,147,739 38,886,137 2,170 38,883,967 

3,147,739 0 3,147,739 3,147,739 

3,147,739 3,147,739 

BY BOARD OF COUNTY COMMISSIONERS 

At Meeting of: 3/11/2025 I 

Deputy Clerk lo the 
Board of County Commissioners 

Updaled by OJ.MB 06/1812024 


