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• A pro-forma is more than a budget. It is a 
tool for overall financial feasibility of a 
project

• Assessing a variety of factors, a proforma 
can project the operating expenses and 
revenues of a proposed development

• Developers use proformas to decide on 
items like how many units, how much 
community space, how much debt.

• Make decisions from a place of 
knowledge

Feasibility Analysis:
What is a Pro-Forma?



Financial Feasibility Analysis: 
Components of a Pro-forma
Lots of jargon/Financing terms

Debt service coverage ratio (DSCR), loan terms, 
amortization schedule, NOI

Iterative process

Things change with more info, keep coming back to the 
pro forma

Don’t wait until you need money

This tool can help you determine what money you need 
and can inform design 



Development Pro-forma

• Determining Costs

• The components: hard costs, are only 
half of the equation

Operating Pro-forma

• How Much Money Will the 
Development Generate in rents?

Sources and Uses

• Deferred Developer Fee

Financial Modeling:
Things to Keep in Mind



The Permanent Financing Sources tab is reflective of 
your capital stack

• Conventional Debt (Generally First Mortgage)
• Secondary Debt (Second and Third Mortgage)
• Tax Credit Equity
• Government Grants
• Other Grants
• Owner Equity

All the tabs in the notebook work together to help 
determine your Debt Service Coverage Ratio 
(DCR/DSCR) and your gap

Permanent Financing Sources

This is your gap!



This tab documents annualized expenses, revenue, and calculates debt

Operating Pro-Forma

Important Questions
• Are you aiming to serve multiple income 

brackets (AMI targets)?
• Are you aiming to serve varied-sized 

households?
• Are there Project-Based Vouchers?
• What are the taxes/will you need to pay 

taxes?
• What are the Fair Market Rents in your area?
• Are the rents of a 4- bedroom unit higher than 

the rents of a 3-bedroom unit?
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