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Agenda

e Who are the new players

e What are the new administration’s priorities

o How would a revised tax code affect affordable housing
e How would the markets react

o Q&A

To ask a guestion, emall AskCitiCommunityCapital@citi.com
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Election Results

Election
Results
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Election Results & Insights

Donald Trump’s surprise presidential victory, along with Republican control of the Senate and the House, will
have far-reaching impact on public policy, debt and equity markets, and affordable housing development.

Trump
306 Electoral Votes

S

Republicans won the US Senate

Republicans 51 to win majority Democrats .
51 l 48

Republicans won the US House

Republicans 218 to win majority Democrats R

239 l 194

Electoral College Vote

270 to win

Clinton
232 Electoral Votes

Margin

48% +1%

Swing States
(# of electoral votes)

Pennsylvania (20 votes) 49% 48% +1%
Ohio (18 votes) 52% 44% +8%
Michigan (16 votes) 48% 47% <+1%
Flipped _ =
State North Carolina (15 votes) 51% 47% +4%
Virginia (13 votes) 45% 50% -5%
Colorado (9 votes) 45% 47% -2%

Insights

Trump ultimately surpassed 270 electoral votes by flipping several states
that President Obama won back in 2008 and 2012, including lowa,
Florida, Ohio, Pennsylvania, Wisconsin and Michigan

Trump’s support across rural America allowed him to garner votes
necessary to defeat Hillary Clinton and her urban supporters

Clinton made significant gains in large metropolitan areas, but was
soundly defeated in smaller cities, especially in the industrial heartland

Source: AP, Bloomberg.
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Key Senate Race Results

Fla.
1.
Ind.
Mo.
Nev.
N.H.
N.C.
Ohio
Pa.
Wis.

Democratic Candidate

Rep. Patrick Murphy

Rep. Tammy Duckworth
Former Sen. Evan Bayh
Jason Kander

Catherine Cortez Masto
Gov. Maggie Hassan
Deborah Ross

Former Gov. Ted Strickland
Kate McGinty

Former Sen. Russ Feingold

Republican Candidate

Sen.
Sen.
Rep.
Sen.
Rep.
Sen.
Sen.
Sen.
Sen.
Sen.

Marco Rubio (incumbent)
Mark Kirk (incumbent)
Todd Young

Roy Blunt (incumbent)
Joe Heck

Kelly Ayotte (incumbent)
Richard Burr (incumbent)
Rob Portman (incumbent)
Pat Toomey (incumbent)
Ron Johnson (incumbent)

To ask a question, email AskCitiCommunityCapital@citi.com now
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Key Senate Race Results

Democratic Candidate Republican Candidate

HOUSING CREDIT
SUPPORTER > Rep. Todd Young

LEAD NMTC BILL /Sen. Roy Blunt (incumbent)
SPONSOR
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Key Senate Race Results

Democratic Candidate Republican Candidate

Fla. Rep. Patrick Murphy Sen. Marco Rubio (incumbent) Rubio

1. Rep. Tammy Duckworth Sen. Mark Kirk (incumbent) Duckworth
Ind. Former Sen. Evan Bayh Rep. Todd Young Young
Mo. Jason Kander Sen. Roy Blunt (incumbent) Blunt

Nev. Catherine Cortez Masto Rep. Joe Heck Masto
N.H. Gov. Maggie Hassan Sen. Kelly Ayotte (incumbent) Hassan
N.C. Deborah Ross Sen. Richard Burr (incumbent) Burr

Ohio Former Gov. Ted Strickland Sen. Rob Portman (incumbent) Portman
Pa. Kate McGinty Sen. Pat Toomey (incumbent) Toomey
Wis. Former Sen. Russ Feingold Sen. Ron Johnson (incumbent) Johnson
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What are the administration’s priorities?

» Repeal or replace Affordable Care Act

e Renegotiate Trade Agreements

o (Generate job growth

e Revise the tax code

e Create and implement an infrastructure plan

e Immigration reform

To ask a question, email AskCitiCommunityCapital@citi.com now :’ NOVOGRADAC & COMPANY u./® BOStOﬂ Caplh':ll Itl :




House GOP Tax Reform Tax Force

e Calls for top 20% corporate tax rate

— No deduction for net interest expense,
but immediate depreciation of new
investments (excluding land)

e Top 33% individual tax rate, with 50%
scalar for all investment income

e Silent on LIHTC, NMTC, HTC and tax-
exempt bonds

== A BETTER WAY

OUR VISION FOR A CONFIDENT AMERICA * Document does say that tax reform as

proposed “generally will eliminate special-
interest deductions and credits in favor of
providing lower tax rates.”

. Tax e Tax Reform Task Force describes the
ne 24, 2016

better gop blueprint as “the beginning of our
conversation about how to fix our broken
tax code.”

e Legislative language by the first quarter of
2017

®,
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Market Movement Since November 4th

Treasury and Municipal Yields Continue to Rise

After rallying significantly throughout 2016 the benchmark 10-Year Treasury sold off
57 bps since November 4, while municipals finished off 68 bps to settle at 2.37%

on November 25t
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USD vs Mexican Peso

Major U.S. Equity Indices Post Gains

The Dow Jones Industrial Average (DJI) fell 800+ points in after hours trading on
the night of the presidential election, recovering those losses and finishing up 7.1%
since November 4t
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Commodities Falter

(USDMXN) Gold (XAU) & Crude Oil (WTI)
USD vs Mexican Peso fell 8.6% in reaction to Trump’s surprise presidential win After initially selling off, Oil outperformed Gold, and is now up 3.2% since Nov. 4t
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Source: Bloomberg and Thomson Reuters, data as of November 25, 2016.
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Treasury and Municipal Yield Movement in a Historical Context

10-Year MMD and 10-Year Treasury Yields

A number of macroeconomic and municipal specific events have caused significant rate movements in the municipal market since 2009, with the recent presidential election,
held on November 8t 2016, causing rate movements not experienced since the financial crisis in September/October of 2008 or the Taper Tantrum in May/June of 2013
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Tax Reform Effects on LIHTC Pricing and Yields

www.novoco.com/blog
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How Would Tax Reform Affect LIHTC Pricing and
Yields?
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Tax Reform Effects on LIHTC Pricing and Yields

AFFORDABLE HOUSING 35% Corporate Tax Rate:

$1.00 Per Tax Credit Equity Raise =
$1.35 Federal Tax Benefits

v\ GErR Tl orate Tax Rate:

er Tax Credit Equity Raise =

Novogradac = =F L . . .
* Siaci Repon f Wt ction in Nominal Return!

M i}
:’ Snﬁneg?i;cl Report
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Tax Reform Effects on LIHTC Pricing and Yields

AFFORDABLE HOUSING Bottom Line Impact
pf Equity Raised:
8% — 12% Less

Industry Wide:
$700 million
to $1 billion
In Lost Equity

Novograd
S Sraciai Repon
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Tax Reform Effects on LIHTC Pricing and Yields

New edition

soon! TORDABLE HOUSING
: AFTER TAX REFORM

Novograda
ztsﬁ"&'i:i;“i Report

WWW.Novoco.com/products
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Hypothetical LIHTC Pricing Sensitivity to Corporate Tax Rates

Unlike tax-exempt and taxable debt products, which are modestly effected by tax reform, LIHTC proceeds will
vary significantly due in particular to the after-tax value of loss benefits under different tax rate assumptions.

0%

-5%

-10%

-15%

Change in Proceeds

-20%

-25%

Tax Rate
35% 30% 25% 20% 15%

30% 25% 20% 15%
Min Decrease in Proceeds 4% -9% -13% -17%
Max Decrease in Proceeds -10% -15% -19% -24%

4% Deal 1 ===A49% Deal 2 ====49% Deal 3 ====49% Deal 4 ====90) Deal 1 ====99% Deal 2 ====99% Deal 3 9% Deal 4
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Hypothetical Proceeds Gap Due To Interest Rates and Tax Rates

While every deal is different, and there are limitless possible paths for rates as well as the tax code, these simple
examples show the significant potential impact on the financing of affordable housing developments in 2017.

Original Equity @ 25%
$34.8mm 9% Project Underwriting Debt +50bp
LIHTC Net PPC $1.07 $0.96
Equity Contribution $16.05 $14.48
Reduction in Equity Proceeds -$1.58
Perm Loan Rate 5.02% 5.52%

Perm Loan Amount $16.20 $15.30
Reduction in Loan Proceeds -$0.90
Total Change in Proceeds -$2.48
Cash Developer Fee $2.09 -$0.39
Deferred Developer Fee $1.77 $4.25
Total Developer Fee $3.86 $3.86

“ NOVOGRADAC & COMPANY ../® BOStOIl Capilal I’t\l®
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Hypothetical Proceeds Gap Due To Interest Rates and Tax Rates

While every deal is different, and there are limitless possible paths for rates as well as the tax code, these simple
examples show the significant potential impact on the financing of affordable housing developments in 2017.

Original Equity @ 25%

$25.6mm 4% Project Underwriting Debt +50bp
LIHTC Net PPC $1.15 $1.03
Equity Contribution $8.35 $7.51
Reduction in Equity Proceeds -$0.84
Perm Loan Rate 4.67% 5.17%
Perm Loan Amount $13.50 $12.70
Reduction in Loan Proceeds -$0.80
Total Change in Proceeds -$1.64
Cash Developer Fee $0.55 -$1.09
Deferred Developer Fee $2.72 $4.36
Total Developer Fee $3.27 $3.27

“ NOVOGRADAC & COMPANY ../® BOStOIl Capilal I’t\l®
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Thank You

Thank you for your participation

e To ask a question
— email AskCitiCommunityCapital@citi.com

— Follow instructions from the Operator - Press *1 for the operator to open your line. This will enter you
into the queue to ask a question

e The recording will available within the next 24 hours at
http://www.citibank.com/icg/sa/citicommunitycapital/resource center.isp

e Resources
— Novogradac — www.novogradac.com
— Citi Community Capital — www.citicommunitycapital.com

e Follow Michael and David on Twitter
— @novogradac
— @dsgasson

To ask a question, email AskCitiCommunityCapital@citi.com now :’ NOVOGRADAC & COMPANY u./® BOStOIl Capilal Itl :
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IRS Circular 230 Disclosure: Citigroup Inc. and its affiliates do not provide tax or legal advice. Any discussion of tax matters in these materials (i) is not intended or written to be used, and cannot be used or
relied upon, by you for the purpose of avoiding any tax penalties and (ii) may have been written in connection with the "promotion or marketing" of any transaction contemplated hereby ("Transaction").
Accordingly, you should seek advice based on your particular circumstances from an independent tax advisor.

In any instance where distribution of this communication is subject to the rules of the US Commodity Futures Trading Commission ("CFTC"), this communication constitutes an invitation to consider entering
into a derivatives transaction under U.S. CFTC Regulations 88 1.71 and 23.605, where applicable, but is not a binding offer to buy/sell any financial instrument.

Any terms set forth herein are intended for discussion purposes only and are subject to the final terms as set forth in separate definitive written agreements. This presentation is not a commitment to lend, syndicate a
financing, underwrite or purchase securities, or commit capital nor does it obligate us to enter into such a commitment, nor are we acting as a fiduciary to you. By accepting this presentation, subject to applicable law or
regulation, you agree to keep confidential the information contained herein and the existence of and proposed terms for any Transaction.

Prior to entering into any Transaction, you should determine, without reliance upon us or our affiliates, the economic risks and merits (and independently determine that you are able to assume these risks) as well as the legal,
tax and accounting characterizations and consequences of any such Transaction. In this regard, by accepting this presentation, you acknowledge that (a) we are not in the business of providing (and you are not relying on us
for) legal, tax or accounting advice, (b) there may be legal, tax or accounting risks associated with any Transaction, (c) you should receive (and rely on) separate and qualified legal, tax and accounting advice and (d) you
should apprise senior management in your organization as to such legal, tax and accounting advice (and any risks associated with any Transaction) and our disclaimer as to these matters. By acceptance of these materials,
you and we hereby agree that from the commencement of discussions with respect to any Transaction, and notwithstanding any other provision in this presentation, we hereby confirm that no participant in any Transaction
shall be limited from disclosing the U.S. tax treatment or U.S. tax structure of such Transaction.

We are required to obtain, verify and record certain information that identifies each entity that enters into a formal business relationship with us. We will ask for your complete name, street address, and taxpayer ID number.
We may also request corporate formation documents, or other forms of identification, to verify information provided.

Any prices or levels contained herein are preliminary and indicative only and do not represent bids or offers. These indications are provided solely for your information and consideration, are subject to change at any time
without notice and are not intended as a solicitation with respect to the purchase or sale of any instrument. The information contained in this presentation may include results of analyses from a quantitative model which
represent potential future events that may or may not be realized, and is not a complete analysis of every material fact representing any product. Any estimates included herein constitute our judgment as of the date hereof
and are subject to change without any notice. We and/or our affiliates may make a market in these instruments for our customers and for our own account. Accordingly, we may have a position in any such instrument at any
time.

Although this material may contain publicly available information about Citi corporate bond research, fixed income strategy or economic and market analysis, Citi policy (i) prohibits employees from offering, directly or
indirectly, a favorable or negative research opinion or offering to change an opinion as consideration or inducement for the receipt of business or for compensation; and (ii) prohibits analysts from being compensated for
specific recommendations or views contained in research reports. So as to reduce the potential for conflicts of interest, as well as to reduce any appearance of conflicts of interest, Citi has enacted policies and procedures
designed to limit communications between its investment banking and research personnel to specifically prescribed circumstances.

© 2016 Citigroup Global Markets Inc. Member SIPC. All rights reserved. Citi and Citi and Arc Design are trademarks and service marks of Citigroup Inc. or its affiliates and are used and registered throughout the world.

Citi believes that sustainability is good business practice. We work closely with our clients, peer financial institutions, NGOs and other partners to finance solutions to climate change, develop industry standards, reduce our
own environmental footprint, and engage with stakeholders to advance shared learning and solutions. Citi's Sustainable Progress strategy focuses on sustainability performance across three pillars: Environmental Finance;
Environmental and Social Risk Management; and Operations and Supply Chain. Our cornerstone initiative is our $100 Billion Environmental Finance Goal — to lend, invest and facilitate $100 billion over 10 years to activities
focused on environmental and climate solutions.

citi



