Four-Plex (with 2 future expansion units)
Jane's Guilds May 2015

Assumptions:

Construction Loan at 75% LTC

Current Rents at $1.10 to $1.35 per SF for existing 1 and 2 BR apartments

Wood Frame TYPE V construction, walk-up buildings, w/o elevators, surface parking.

Refinance in year 3
Equity raise is $160,000.

Project Costs
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Land Cost $80,000 $10,000 SF parcel $8.00 per parcel SF 10.9% of project costs
Hard Construction Costs - Residential Cond. SF $460,800 $90 per cond. SF
Hard Construction Costs - Uncond. SF $28,800 $45 per SF
Hard Cost Subtotal: $489,600 67.0% of project costs
Soft Construction Costs $161,280 $28 per building SF 22.1% of project costs
Hard and Soft Costs Subtotal $650,880
Total Project Costs (Land+ Hard Costs+ Soft Costs) $730,880 100.0% Project Costs
Net Operating Income
Cond. Uncond. Monthly
Rate Annual Rent Uncond.
(per BSF) SF SF Rent Bldg. Count Annual Rent Cond. SF SF
2 story breezeway building 4 units + Flex Space 5,120 640 $7,300 $87,600 1 $87,600 5,120 640
Unit X Flex Space (non-residential) $1.43 1,260 0 $1,800 $21,600
Ground FL Live Work Unit 1 $1.43 1,260 $1,800 $21,600
FL 2 2 Bedroom/2 bath Unit 2 $1.43 1,260 $1,800 $21,600
FL 2 1 Bedroom/1 Bath + Study $1.41 710 0 $1,000 $12,000
FL 2 1 Bedroom/1 Bath $1.43 630 $900 $10,800
Breezeway - FL1 360
Breezeway - FL2 280
Ground Floor Additions - 2 Units 1,440 0 $1,900 $22,800 0 $0 - 0
20 x 36 1 Bedroom/1 Bath Single Story Wing - FL 1 $1.32 720 0 $950 $11,400
21 x 36 1 Bedroom/1 Bath Single Story Wing - FL 1 $1.32 720 0 $950 $11,400
Total 87,600 5,120 640
Total Building SF 5,760
Floor Area Ratio (FAR) 0.58
$87,600 Gross Potential Income (GPI)
($4,380) 5% Vacancy Rate
$83,220 Gross Operating Income (GOI)
($24,966) Operating Expenses (30% of GOI)
$58,254 Net Operating Income (NOI)
formula: GOI less Operating Expenses
$730,880 Project Cost
7.97%| Cash Return on Project Costs,( no leverage)_.
formula: NOI divided by the Project Cost
Cash Flow & Debt Service
Project Cost: 100% $730,880
Down Payment / Equity: 25% $182,720
Debt:  75% $548,160 25 Years Loan Term
5.0% Interest Rate
Monthly payment P&I ($3,204) 7.02% Loan Constant (annual debt service /total debt principal)
Annual NOI $58,254
Annual Debt Service ($38,454) 1.51 Debt Sevice Coverage ratio: Note 1.25 min. typ.
Annual Cash Flow above debt service and operating expenses: $19,800 10.84% Pre-tax Return on Equity
Annual depreciation @ 27.5 years $19,933 Note: Adjust Depreciation Expense to relect mixed use.
Estimate assumes 75% of project cost = value of improvements to land
Multiyear Cash Flow
Assumptions
+ Developer defers 5% Development Fee as equity plus additional fee deferral from Arch or CM fees.
« Tier 1 Equity receives 6% IRR as a preferred return and a share of the cash flow after debt service.
* Refinance at 7% CAP Rate w/ 70% LTV in Year 3.
Lease Up 100% 100%
NOI Escalation Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
GOl (3.0% Appreciation) $83,220 $85,717 $88,288 $90,937 $93,665 $96,475
Op. Exp. (1.5% Annual Increase) ($24,966)  ($25,340) ($25,721)  ($26,106) ($26,498) ($26,895)
NOI $58,254 $60,376 $62,568 $64,830 $67,167 $69,579
Cash Flow Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
Developer's Equity; Def. Fees $60,000
Tier 1 Equity $120,000
Total Equity $180,000
NOI $58,254 $60,376 $62,568 $64,830 $67,167 $69,579
Annual Debt Service ($38,454)  ($38,454) ($38,454) ($40,305) ($40,305) ($40,305) Annual Debt Service
After Refinance
30 Years Loan Term
5% Interest Rate
($3,359) Monthly
New Debt (70% LTV - assumes the value at a 7% CAP) $625,675 (40,305) Annual
Retirement of Orig. Debt (Month 36) ($513,553) 1.61 DSCR
Cash Flow $19,800 $21,922 $136,236 $24,525 $26,862 $29,274
Developer's Equity at Refinance $268,146
Phased Distribuitions Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Returns
Annual Operating Cash Flow after Debt Service $19,800 $21,922 $136,236 $24,525 $26,862 $29,274
Balance from Previous Year $4,800 $6,722 ($2,042) ($16) $15,345 TOTAL ROE IRR
Guarantor Fee $0 30 30 Guarantor $0 - -
Tier A Equity Pref. Return (6%) ($15,000)  ($20,000) ($105,000) $0 30 $0 Tier 1 Equity ~ $125,000 119% 6.0%
---- Tier 1 IRR Calc ($120,000) $15,000 $20,000 $105,000 $0 $0 $0
Operating Partners' Equity -deferred fees Pref. Return (6%) $0 $0 ($40,000)  ($22,500) ($11,500) $0 Operating Partners $74,000 6.0%
---- Tier 1 IRR Calc ($60,000) $0 $0 $40,000 $22,500 $11,500 $0
Cumulative Cash Flow at Year End $4,800 $6,722 ($2,042) ($16) $15,345

Cash Flow Order
1. Teir 1 Equity (outside cash) with preferred return
2. Fees deferred by Developer with return



