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This program is registered with the AIA/CES for continuing professional 
education. As such, it does not include content that may be deemed or 
construed to constitute approval, sponsorship or endorsement by AIA of 
any method, product, service, enterprise or organization.  

The statements expressed by speakers, panelists, and other participants 
reflect their own views and do not necessarily reflect the views or 
positions of The American Institute of Architects, or of AIA components, or 
those of their respective officers, directors, members, employees, or 
other organizations, groups or individuals associated with them.  

Questions related to specific products and services may be addressed at 
the conclusion of this presentation. 



Speakers List 
• Alex Barrett 
• Jared Della Valle 
• Peter Guthrie 
• James Petty 



Course / Learning Objectives 
• Gain insight into strategies of obtaining project financing, from 

construction loans and investors to crowdsourcing and government 
subsidies. 

• Learn to use design to create value and align the interest of architect 
and developer for better buildings and better cities. 

• Explore the efficiency that comes from designing and executing a 
building when acting as both architect and developer, which means 
less time lost to coordination and endless presentations. 

• Reflect on the work of architects who have self-initiated projects in 
New York City and around the country—and possibly even your own 
community. 



Alex Barrett 
 barrettdesign.com
Jared Della Valle
 alloyllc.com
Peter Guthrie
 ddgpartners.com
James Petty 
 architectanddeveloper.com

Contact Information



Architect & Developer Projects

Architect & Developer Projects

Alloy LLC: 185 Plymouth St

Alloy LLC: One John Street

Alloy LLC: Dumbo
Townhouses

Della Valle Bernheimer: 459 W
18th St.

Della Valle Bernheimer: 192
Water St

Della Valle Bernheimer:
Glendora Gardens

Barrett Design: 4 Downing St

Barrett Design: 123 Fort
Greene Pl

Barrett Design: 440 Atlantic
Ave

Barrett Design: 202 President
St

DDG: 41 Bond St.

DDG: 345Meatpacking

DDG: 12 Warren St

DDG: XOCO 325

DDG: 100 Franklin St.

DDG: 180 E 88th St.

DDG: The Standish

DDG: 8 Octavia St.

DDG: 40 Grove St

DDG: 450 Hayes St

DDG: 3550 S Ocean Blvd

Flank: 135 West 4th Street

Flank: Nodehouse

Flank: 520 W 27th St

Flank: 441 E 57th St

Flank: 265 State St

Flank: 385 W 12th St

bit.ly/archdev
How to load into your phone:

1. Open up internet browser.

2. Goto bit.ly/archdev

3. Log in to your Google account.

4. Close and open Google Maps.



Alex Barrett
Barrett Design









































Jared Della Valle
Alloy



alloyllc.com

Alloy is a real estate development company working 
in New York City. Our belief in making great 
architecture guides our practice. We believe we have 
a responsibility to make the experience and quality of 
our work meaningful.
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better
development.



alloyllc.com7

Development
Design
Advisory
Construction
Management
Community Development
Whatever it Takes…..



ARCHITECTS

DEVELOPERS

Dilemma / Opportunity
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PROJECT
CONCEPTION

AQUISITION PRE 
DEVELOPMENT

CONSTRUCTION STABILIZATION MANAGEMENT



450 Hudson Blvd

459 West 18th

245 Tenth Ave

192 Water St

185 Plymouth St55 Pearl St

1 John Street

80‐110 Flatbush

431 Carroll Street

East NY8050 A1A  

Over the last 12 
years, we have only 
acquired 11 projects.



80‐110 Flatbush

Only 1 of them is active



DEVELOPER DREAMS
8.7.12

alloyllc.com

55 Pearl Street
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Unlike architects we buy properties we 
don’t look for clients..
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Development History

1995:  Graduate School Thesis  (Infinity Group)
1996: Clark Construction
1996: Formation of Della Valle Bernheimer Design
1998: Begin to Pursue Development
2002:  HPD New Foundations / Site 3 Development
2005:  245 Tenth Avenue
2006: 459 West 18th Street (AJ joins DB / Start of Alloy)
2011: DB Dissolution
2016: Alloy Turns 10!
2018: 80 Flatbush 



alloyllc.com

Metrics in Process and Completed

• Partners since 2006
• 12 Projects
• 94.3M of Equity Invested
• 434.1M of Equity Managed
• 659.4M  of Debt Borrowed
• $1,131.8M in development capitalized 
• $1,597.7M of Asset Value
• 2,141K Gross SF  of Development
• 1136 Units
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Partners 4
Employees 11
Admin 2

Development  13
Design 11
Advisory 4
Construction 6
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34

2.0x
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8 of our employees are licensed architects.



Overhead
Revenue

architectProfit

Architecture Practice
Q
ua

nt
ity

 o
f E

m
pl
oy
ee

s

Time

19



Q
ty

Em
pl
oy
ee

s

Alloy

Revenue
Overhead

Time

Architect

Diversified Practice
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Project Return

Project Return



*Overhead and Profit, General Conditions and Insurance
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Where is the money? 

Architectural Fees:  4.15% of Construction  
Construction Fees: 13.75% of Construction*
Brokerage Fees: 6% of Total Sales  
Developer Fees: 2% of Project plus Profits**

A lot of Money ***

**Split of proceeds with Capital Partner
**Could be as much as 100% of project cost



alloyllc.com

Marketing Event
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Marketing Event
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Marketing Event
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192 Water Street

28

Goat Herding









alloyllc.com

Architect:  A person who 
is responsible for 
inventing or realizing a 
particular idea or project.
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Peter Guthrie
DDG
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- DDG is organized as a series of vertically integrated business segments

- Offices in California, Florida and New York

DDG Development
(Construction Management) DDG California

DDG Sales and 
Marketing

DDG Design
(Architectural Services)

DDG Property
ManagementDDG Capital DDG Florida

Company Overview
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- DDG has approximately $1.5 billion of projects currently under development

Selected Investment / Development History

Current Projects (By Size)
Gross

Project Location Units Square Feet Description
1 180 East 88th Street New York, NY 48 150,412 Luxury residential condominium building with a ground floor community facility; ground-up new construction
2 3550 South Ocean Boulevard South Palm Beach, FL 30 114,693 Luxury residential condominium building with parking; ground-up new construction
3 169 Columbia Heights New York, NY 30 73,261 Luxury residential condominium building; conversion
4 8 Octavia Boulevard San Francisco, CA 47 70,153 Luxury residential condominium building with ground floor retail and parking; ground-up new construction
5 345 West 14th Street New York, NY 37 70,038 11-Story luxury condominium building with ground floor retail; ground-up new construction and conversion
6 450 Hayes Street San Francisco, CA 41 65,167 Luxury residential condominium building with ground floor retail and parking; ground-up new construction
7 325 West Broadway New York, NY 21 61,900 10-Story and 4-story luxury condominium buildings with ground floor retail; ground-up new construction and conversion
8 12 Warren Street New York, NY 13 50,131 12-Story luxury condominium building; ground-up new construction and conversion
9 400 Grove Street San Francisco, CA 34 44,414 Luxury residential condominium building with ground floor retail and parking; ground-up new construction

10 532 West 20th Street New York, NY 9 34,590 9-Story luxury condominium building; ground-up new construction
11 Parcel T San Francisco, CA 26 39,225 Luxury residential condominium building with a ground floor retail; ground-up new construction; close pending
12 235 Valencia Street San Francisco, CA 28 31,655 Luxury residential apartment building with a ground floor retail; ground-up new construction; close pending
13 41 Bond Street New York, NY 7 29,493 11-Story luxury condominium building with ground floor parking; ground-up new construction
14 100 Franklin Street New York, NY 10 29,421 Luxury residential condominium building with ground floor retail; ground-up new construction

Total Current Projects 381 864,553

Selected Completed Projects (By Size)
Gross

Project Location Units Square Feet Description
1 Highlands Condominium Peekskill, NY 325 830,000 Ground-up development of townhomes on 40 acre site; engineering, municipal approvals and storm drainage completed
2 Crystal Pond Windham, NY 110 165,000 Ground-up development of townhomes on 20 acre site; sold townhomes and managed as a resort property with rental options for owners
3 Meadows Condominium Peekskill, NY 94 141,000 Ground-up development of townhomes on 20 acre site; infrastructure development tied into city water and sewer
4 Beecher House Peekskill, NY 54 62,000 Conversion of three (3) 19th century buildings into residential apartments; building placed on National Register of Historic Places
5 The Courtyard Centerport, NY 15 56,000 Ground-up development of 15 townhomes on 2 acre site; fifteen (15) two (2) car garages located below grade
6 Saint James Commons St. James, NY 10 44,000 Ground-up development of 10 single family homes on 5 acre parcel; municipal approvals obtained and sold to local developer
7 7 Essex Street New York, NY 19 40,000 11-Story luxury residential condominium building; ground-up new construction
8 Clover Lake Elmont, NY 14 40,000 Rehabilitation and upgrade of a commercial office building; retained and managed as leasehold asset then sold in eighth (8th) year of ownership
9 Quads Peekskill, NY 27 32,000 Conversion of four (4) school dormitory buildings into residential apartments; sold following completion

10 Landmark17 New York, NY 13 31,000 Luxury residential condominium conversion; landmark 1877 property
11 Highlands Professional Center Peekskill, NY 16 25,000 Conversion of school building into 16 professional office condominiums; infrastructure developed and tied to city services
12 191 & 193 Luquer Street Brooklyn, NY 16 22,422 5-Story luxury condominium building; ground-up construction and renovation of existing building
13 St. Francis School Bronx, NY -    20,000 School building built for the archdioceses of New York; ground-up construction
14 24 & 26 Warren Street New York, NY 2 17,000 Comprised 2 ultra high-end luxury townhomes; ground-up construction and renovation of existing building
15 18 Orchard Street New York, NY 5 10,500 6-Story mixed-use luxury loft condominium conversion with ground floor retail; renovation of existing building

Total Prior Projects 720 1,535,922

29 Total Prior & Current Projects 1,101 2,400,475

325 West Broadway 400 Grove





Overview
Address Deposit 10.0% $7,000,000 12/1/2016 Month 1 Project Profit $99,883,693
Location Acquisition 90.0% $63,000,000 12/1/2016 Month 1 Unlevered IRR 12.04%
Use ICAP Abatement (Active = 1) 1 Total 100.0% $70,000,000 Levered IRR 14.58%
Estimated Closing Date 12/1/2016 Return on Equity Invested 2.01x
Zoning C6-2A Enterprise Value Ratio 1.56x
Lot Dimensions Loan to Cost 50.0%
Plot Size Sq. Ft. 13,606 1-Month LIBOR (See Eurodollar Curve) 0.41%
ZFA 0 FAR. -                                       Acquisition Loan Spread 0.00% NOI (Post Ground Rent) Year 5 $14,191,561
Air Righs - Acquisition Loan Average Rate 0.73% NOI Yield 7.20%
Mechanical Deduction 0.0% -                                       Construction Loan Spread 4.00%
Above Grade Sq. Ft. 192,042                           Construction Loan Average Interest Rate 0.00%
Gross Cellar 13,558                             Construction Loan Term 37 Months Phase # Months Start End

Gross Buildable Sq. Ft. 205,600 s Acquisition 1 Months 12/1/2016 12/1/2016
Net Rentable Sq. Ft. (Office & Retail) 236,235 Predevelopment 12 Months 12/1/2016 11/30/2017

Rentable Sq. Ft.- Office 94.1% 5,317 SF Lobby 222,190                           Broker Fee 0.00% Construction 24 Months 12/1/2017 11/30/2019
Rentable Sq. Ft. - Retail (Above Grade) 3.5% 8,306                               Existing Parking Rent / Month Month 1 Month 12 $0 Operations 36 Months 12/1/2019 11/30/2022
Rentable Sq. Ft. - Retail (Cellar) 2.4% 5,739 Exit 73 Months 12/1/2016 11/30/2022

Pre-Development Period Month 1 Month 12 12 Months
% of Total Project % of Acquisition Demolition Month 13 Month 14 2 Months Net Operating Income $28,057,297

Acquisition Loan 0.0% 0.0% -                                  Construction Period Month 15 38 Months 24 Months Net Sales Proceeds 278,725,332
Construction Loan 50.0% 98,592,065 $417 / RSF Receipt of TCO 2/1/2020 38 Months Operating Defecit Add-Back 3,239,331
Mezzanine Loan 0.0% -                                  Direct Work $53,916,084 $262 / gsf Refinance Loan 153,819,077

Total Debt 50.0% 98,592,065                      Contingency 10.0% 5,391,608 $26 / gsf Less: Refinance Loan Costs (1,538,191)
% of Total Project % of Equity General Conditions 12.0% 7,116,923 $35 / gsf Less: Debt Service (14,863,213)

DDG 2.5% 5.0% $4,929,603 CM Fee 4.0% 2,656,985 $13 / gsf Less: Loan Paydown (150,371,811)
Partner 47.5% 95.0% $93,662,461 Insurance 4.0% 2,878,400 $14 / gsf Net Proceeds $297,067,822

Total Equity 50.0% $98,592,065 Total Hard Costs $71,960,000 $350 / gsf Less: Project Costs (197,184,129)
Total Sources 100.0% $197,184,129 Soft Costs (w/ Interest Carry) $122 /GSF Net Profit $99,883,693

Soft Cost Contingency 10.0%
205,600 sf 236,235 sf

per GSF per RSF Amount Year 1 ($74,354,302)
Initial Ground Lease Payment $340 $296 $70,000,000 Management Fee 4.0% Year 2 ($98,592,065)
Broker Fee -                              -                                  -                                       Base Year RE Taxes $13.39 / rsf 15.0% Gross Rev. $2,975,070 Year 3 ($98,592,066)
Closing Costs 2                             2                                 405,000                           Operating Expenses $11.81 / rsf $2,624,410 Year 4 ($98,592,065)
Hard Costs 315                        274                             64,843,077                      Op Ex Annual Growth $25.20 / rsf 3.0% Year 5 ($35,648,247)
Hard Cost Contingency 35                           30                               7,116,923                        Capital Reserves $0.20 / rsf $47,247 Year 6 $99,883,692
Soft Costs 70                           61                               14,388,349                      Reserve Annual Growth 3.0% Year 7 -
Soft Cost Contingency 7                             6                                 1,438,835 Year 8 -
Financing Costs 4,524,246 Year 9 -
Leasing Commissions 47                           41                               9,686,117                        Lease Type Gross Rents (Base Stop) Year 10 -
Tenant Improvements 76                           66                               15,553,329                      Vacancy Factor 5.0%
Acquisition Loan Interest -                              -                                  -                                       Base Year Operating Expense Year 2
Construction Loan Interest 45                           39                               9,228,254                        New Lease Tenant Improvements $70 / rsf Refinance Month Year 5 55 Months

Total Uses $959 $835 $197,184,129 Renewal Lease Tenant Improvements $40 / rsf Refinance Debt $153,819,077
New Leasing Cost 100.0% Annual DS $9,908,809
Renewal Leasing Cost 50.0% Monthly DS $825,734

Floor Usable SF Rentable SF 2016 Rents 2020 Rents 0.0% Sensitivity New Lease Free Rent 10 Months Lender Valuation @ Refinance $282,001,641
Floor 16 887 0 $0.0 $0.0 $0.0 Renewal Free Rent 3 Months Loan LTV 54.5%
Floor 15 9,635 13,199 $93.0 $104.7 $104.7 Office Loss Factor 27.0% Interest Reserve  Months
Floor 14 9,638 13,203 $91.0 $102.4 $102.4 Vertical Obstruction Office Retail Total 0.0% Mortgage Recording Tax 0.00%
Floor 13 9,634 13,197 $89.0 $100.2 $100.2 Rents above Base Case $89 psf $197 psf $91 psf 0.0% Bank Fees 1.00%
Floor 12 9,644 13,211 $87.0 $97.9 $97.9 Refinance Override $0.0
Floor 11 12,303 16,853 $85.0 $95.7 $95.7 Annual Rent Growth 3.0% Debt Yield $153,819,077 11.0%
Floor 10 12,305 16,856 $83.0 $93.4 $93.4 LTV $155,100,903 55.0%
Floor 9 12,304 16,855 $81.0 $91.2 $91.2 Minimum DSCR $154,505,064 1.70x
Floor 8 12,310 16,863 $79.0 $88.9 $88.9 Lease Type Gross Rent Interest Rate 5.00%
Floor 7 12,382 16,962 $77.0 $86.7 $86.7 Free Rent 6 Months Amortization Schedule (Years) 30 Years
Floor 6 12,374 16,951 $75.0 $84.4 $84.4 New Leasing Cost 100.0% Lender Cap Rate (Valuation) 6.00%
Floor 5 12,415 17,007 $73.0 $82.2 $82.2 Renewal Leasing Cost 50.0% Refinance Feasible YES
Floor 4 12,421 17,015 $71.0 $79.9 $79.9 Retail Loss Factor (Lobby / Service Entrances) 10.0% Add'l Equity Required -
Floor 3 12,417 17,010 $69.0 $77.7 $77.7
Floor 2 12,417 17,010 $67.0 $75.4 $75.4
Ground Floor 8,306 8,306 $175.0 $197.0 $197.0 Year Annual Rent Montly Rent $ / RSF

Cellar / Roof 5,739                 5,739 $10.0 $11.3 $11.3 Exit Year / Month 6.0 Years 72 Months  Year 1 0 $0 $0.00
Total / Avg 177,131 236,235 $81.0 $91.2 $91.2 Exit Cap Rate 5.50%  Year 2 0 0 0.00
Office Only 163,086 222,190 $79.3 $89.3 $89.3 Gross Sale Proceeds $1,213 / rsf $286,563,848  Year 3 0 0 0.00

Transfer Tax 3.0%  Year 4 0 0 0.00
Brokerage Fee 2.0%  Year 5 0 0 0.00

 Year 6 0 0 0.00

 Year 7 0 0 0.00

 Year 8 0 0 0.00

 Year 9 0 0 0.00

 Year 10 0 0 0.00

STABILIZED YIELD

GROSS RETURNS

SCHEDULE SUMMARY

OFFICE  OP EX / CAPITAL RESERVES

BROKER FEE

ACQUISITION ASSUMPTIONS

CUMMULATIVE EQUITY OUTSTANDING

PROFIT & LOSS SUMMARY
9.1%

90.9%

100.0%

Office / Retail Sale

PROPERTY DESCRIPTION

FINANCING ASSUMPTIONS

DEVELOPMENT ASSUMPTIONS
SOURCES AND USES

STACKING PLAN

RESIDUAL VALUE ASSUMPTIONS

OFFICE LEASING ASSUMPTIONS

RETAIL LEASING ASSUMPTIONS

DEBT TEST (Lesser of)

REFINANCE ASSUMPTIONS

GROUND RENT SCHEDULE

33.6% Margin

DDG Confidential
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Selected Projects
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1325 WEST BROADWAY  |  NEW YORK PREPARED ON 9.26.12

3325 WEST BROADWAY  |  NEW YORK

4325 WEST BROADWAY  |  NEW YORK



7325 WEST BROADWAY  |  NEW YORK

OPTION 02 ARMOUR

7325 WEST BROADWAY  |  NEW YORK

OPTION 02 ARMOUR

7325 WEST BROADWAY  |  NEW YORK

OPTION 02 ARMOUR

7325 WEST BROADWAY  |  NEW YORK

OPTION 02 ARMOUR





79325 WEST BROADWAY  |  NEW YORK SEPTEMBER 27TH 2013 / CAST SCREEN ATTACHMENT

ALUMINUM SCREEN
TAB THAT IS CAST AS PART OF SCREEN 
GEOMETRY, TO ALLOW ATTACHMENT TO 
SLAB EDGE

CAST CLIP ATTACHMENT ELEMENT

PLAN SECTION VIEW OF CONNECTION BEHIND ALUMINUM SCREEN

5325 WEST BROADWAY  |  NEW YORK
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Collateral Materials
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Building Features

Property:      12 Warren Street    
Location:      Tribeca - New York, New York
Acqusition / Exit Year:    2012 / 2017
Gross Square Feet:     50,131 SF
Number of Stories:    12
Height:      135 feet
Total Units:      13
Status:      Construction
Developer:      DDG
Architect:       DDG
Interior Designer:    DDG
General Contractor:    DDG
Sales Agent:     Corcoran Sunshine Marketing Group
Unit Mix:      2BR - 2
       3BR - 8
       4BR - 3
Sales:      Fall 2015
Completion:     Early 2017
Amenities:      Bike Room, Concierge, Doorman, 
       Fitness Center, Storage







PROPOSED:  31 PHYSICAL FLOORS

TOP OF BASE - 150 FT

87TH STREET

88TH STREET
3RD AVENUE

LEXINGTON AVENUE

 ROOF - 467 FT

BULKHEAD - 521 FT

14,117

141,117

28,384

169,404 

67,762

101,642

(52,221)

49,421

67,762

117,183

SF

SF

SF

SF

SF 

LOT SIZE

 R10 Residential Equiv. FAR (10.0)

CERTS

ZFA TOTAL

ZR.23-651 TOWER-ON-BASE REQUIRES 

60% OF THE TOTAL BULK BELOW 150’

40% OF ZFA

60% OF ZFA

EXISTING BUILDING

NEW BUILDING TOTAL BELOW 150’

NEW BUILDING TOTAL ABOVE 150’

TOTAL ZFA OF NEW BUILDING

• THE PROPOSED LIGHT AND AIR EASEMENT ON LOT 140 

TRIGGERED A SLIVER LAW CONFLICT AND THEREFORE THE 

CURRENT DESIGN DOES NOT BENEFIT FROM LEGAL LIGHT AND 

AIR AT THE NORTH FACADE OVERLOOKING LOT 140.

• LEGAL LIGHT AND AIR NOT REQUIRED.

• LEGAL LIGHT AND AIR WOULD IMPROVE LAYOUTS ON FLOORS 

8-27 ALLOWING LARGER KITCHENS AND BETTER ENTRANCE 

LAYOUTS.

• LEGAL LIGHT AND AIR ALLOWS FOR STUDIOS OR ONE 

BEDROOMS ON FLOORS 2-8 ON THE WEST SIDE OF THE 

BUILDING.

• PER NYC 2008 BUILDING CODE NO PART OF ANY ROOM SHALL 

BE MORE THAN 30’ FROM LEGAL LIGHT AND AIR. EXCEPT IN 

DWELLING UNITS CONTAINING MORE THAN THREE HABITABLE 

ROOMS. KITCHENS ARE NOT EXCLUDED FROM THIS EXCEPTION. 

• INCREASE ALLOWABLE COMMERCIAL TO ALLOW EXISITNG CEL-

LAR AND GROUND FLOOR 

MASSING

MASSING DETERMINATION - 01

ZONING VARIANCE/DETERMINATION - 01



STACKING DIAGRAM

FLOORS 31-32
PENTHOUSE 3+ BEDROOM

3397 SF

FLOORS 28-29
2 - 3 BEDROOM DUPLEX

3525 SF/3319 SF

FLOORS 16-18
3 - 3 BEDROOM

3 - 2 BEDROOM

2273 SF/1492 SF

FLOORS 8-13
6 - 3 BEDROOM

6 - 2 BEDROOM

2233 SF/1703 SF

FLOORS 2-7
6 - 2+ BEDROOM

1706 SF - 1936 SF

EAST 88TH STREET

3RD AVENUE

FLOOR 30
 1 - FLOOR THRU 4 BEDROOM

3991 SF

FLOORS 19-27
 9 - FLOOR THRU 4 BEDROOM

 3991 SF

FLOORS 14-15
 SKY GARDEN

MECHANICAL

FLOORS 2-7
AMMENITIES

1491 SF

SC

C

FLOOR 7
GAME ROOM

1253 SF

FLOOR 5
SCREENING ROOM

1741 SF / DOUBLE HEIGHT 754 SF

FLOOR 3 
BASKETBALL/SQUASH 

1478 SF / DOUBLE HEIGHT 771 SF

FLOOR 2
PLAYROOM

1467 SF

GROUND FLOOR
LOBBY ENTRANCE

1601 SF / DOUBLE HEIGHT 327 SF

GROUND FLOOR/CELLAR
 GALLERY

1117 SF / DOUBLE HEIGHT 884 SF

FLOOR 4
 LIBRARY/READING ROOM

533 SF / DOUBLE HEIGHT 276 SF

SUB-CELLAR
TENANT STORAGE

1710 SF

CELLAR
POOL/GYM

2519 SF

EAST 88TH STREET
3RD AVENUE

























James Petty
Architect & Developer



THIS IS NOT NEW



John Nash
London, England



WHAT DO I DO?



1. EDUCATE YOURSELF





Coursera: Columbia University: Construction Finance iTunesU: GSAPP: Real Estate Finance



pearl street townhouse 
design  development
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Preliminary Pro forma

ITEM REALISTIC HIGH BREAK EVEN

PROPERTY: 1953 S. Pearl St  (Lot size: 6250 sft)

NUMBER OF NEW UNITS: 2 @ 2750 SF EACH 2 2 2
SALES PRICE OF FUTURE REAL ESTATE/ SQUARE FOOT $ 210 $ 215 $ 203
SALES PRICE OF FUTURE REAL ESTATE/ PER UNIT 577500 591250 558250
REAL ESTATE COMMISSIONS AS A PERCENTAGE OF SALES PRICE 5.0% 5.4% 5.0%
TOTAL SELLABLE BUILDING AREA IN SQ. FT. : 5,500 5,500 5,500
TOTAL BUILDING AREA IN SQ. FT.: 5,500 5,500 5,500
CONSTRUCTION AND DEMO. COST/SQ. FT.: $ 110 $ 110 $ 110
SOFT COST/SQ. FT.: $ 27 $ 27 $ 27
GROSS PROCEEEDS FROM SALE $ 1,155,000 $ 1,182,500 $ 1,116,500
LAND COST : - $ 300,000 - $ 300,000 - $ 300,000
ANTICIPATED CONST. HARD COSTS: - $ 605,000 - $ 605,000 - $ 605,000
ANTICIPATED CONST. SOFT COSTS: - $ 151,000 - $ 151,000 - $ 151,000
REAL ESTATE COMMISIONS: - $ 57,750 - $ 63855 - $ 55825
ANTICIPATED GROSS PROFIT: $ 41,250 $ 62,645 $ 4,675

TOTAL COST TO BE FINANCED $ 1,056,000
CAPITAL REQUIRED: $ 264,000
   CAPITAL REQURED as a % of COST: 25.0%

LOAN REQUIRED $ 792,000
   LOAN REQUIRED as a % of COST: 75.0%

LOAN TERM DUARATION (In Months): 12
INTEREST RATE: 6.5%
ORIGINATION POINTS 1.5%
ORIGINATION FEE $ 11,880.00
INTEREST COST: $ 73,000
TARGET SALES PRICE - TOTAL PROJECT: $ 1,155,000
   Avg. TARGET SALES PRICE/UNIT: $ 577,500

BREAK EVEN SALES PRICE - TOTAL PROJECT: $ 1,116,500
  BREAK EVEN SALES PRICE /UNIT: $ 558,250
  BREAK EVEN SALES PRICE/SQUARE FOOT $ 203

ANTICIPATED GROSS PROFIT $ 41,250
CAPITAL REQUIRED $ 264,000
DEFERRED DESIGN FEES (CLASS B INVESTMENT) $ 30,000
DEFERRED DEVELOPER FEES (CLASS B INVESTMENT) $ 20,000
TOTAL CLASS A CAPITAL REQUIRED $ 234,000
TOTAL ROI 17.63%

THE PROJECT: 2 -Unit townhouse

y

TERM ASSUMPTIONS FOR THE PROJECT:

OPINION OF INVESTMENT POTENTIAL



1. EDUCATE YOURSELF
2. GET YOUR S*** TOGETHER



1. EDUCATE YOURSELF
2. GET YOUR S*** TOGETHER
3. FIGURE OUT YOUR PRODUCT



FLIP



Diaz&Gallardo
Barcelona, ES



Jose de la Cruz
Houston, TX



SINGLE-FAMILY



Mike Benkert
Cincinnati, OH



The UP Studio
Queens, NY



MULTI-FAMILY



Tamarkin Co.
New York, NY



Onion Flats
Philadelphia, PA



URBANISM



OJT
New Orleans, LA



RAD LAB
San Diego, CA



NICE PICS, 
BUT I’M JUST AN 

ARCHITECT.



I HAVE 
NO MONEY.



1. EDUCATE YOURSELF
2. GET YOUR S*** TOGETHER
3. FIGURE OUT YOUR PRODUCT
4. FIGURE OUT THE FINANCING
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OPM
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1. INVESTORS
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1. INVESTORS
2. PARTNERS
3. CONSTRUCTION LOAN

(OTHER PEOPLE’S MONEY)
OPM



NICE IDEA, 
BUT I’M JUST AN 

ARCHITECT.



I HAVE 
NO MONEY.



MEZZANINE 
DEBT
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ARCHITECTURE 
IS EQUITY



GLUCK+
New York, NY



CROWDFUNDING



ZUS
Rotterdam, NL



Guerrilla Development
Portland, OR



OJT
New Orleans, LA



FHA



Root Architecture & Development
Denver, CO



1. EDUCATE YOURSELF
2. GET YOUR S*** TOGETHER
3. FIGURE OUT YOUR PRODUCT
4. FIGURE OUT THE FINANCING
5. GO LOOK AT REAL ESTATE





1. EDUCATE YOURSELF
2. GET YOUR S*** TOGETHER
3. FIGURE OUT YOUR PRODUCT
4. FIGURE OUT THE FINANCING
5. GO LOOK AT REAL ESTATE
6. RUN EXAMPLE PRO FORMAS



Site Area

15,000
NET OPERATING INCOME

129,764
$       

Number of stories

2014 base

2015 base
1

(-) MORTGAGE

($85,596)
$1,842

Retail 1

1,424.0
$      

638.5
$1,467

576
8.41%

Retail 2

1,568.0
$      

702.5
$1,615

640
9.26% NET CASH FLOW

$44,168
$3,681

Retail 3

1,370.0
$      

567.5
$1,411

505
7.48%

$1,839

Retail 4

1,489.0
$      

667.5
$1,534

605
8.80%

$3,794

Toilet Rooms/Mop sink

250

2013
2014

2015
2016

2017
2018

2019
2020

2021

Pie Spot

1,893.0
$      

$1,950
1,470

19.37% Inv. 1 - KC

118,412
$         

$0
$7,105

$9,473
$10,551

$11,700
$12,883

$14,102
$15,357

$311,261

Tails n Trotters

2,050.0
$      

$2,111
1,551

20.44%

30%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

Loft

2,051.0
$      

$2,112
1,992

26.25% Inv. 2 - JC

157,885
$         

$0
$9,473

$12,631
$14,068

$15,600
$17,177

$18,803
$20,477

$415,015

Number of Residential Units
0

40%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

Number of commercial tenants
7

Inv. 3 - TL

59,206
$           

$0
$3,552

$4,736
$5,275

$5,850
$6,442

$7,051
$7,679 $155,631

GROSS BUILDING AREA
per plans

7,589

15%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

TOTAL NET LEASABLE

7,589
Inv. 4 - JL

59,206
$           

$0
$3,552

$4,736
$5,275

$5,850
$6,442

$7,051
$7,679 $155,631

Overall Efficiency

100%
100.00%

15%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

Retail Rent/sq.ft.

28.1 NNN

53%
$1,507

Total Investment/Annual Dist.
394,709

$         

-
$             

  
23,682

$         
31,576

$         
35,169

$         
38,999

$         
42,943

$         
47,006

$         
51,191

$         
1,037,537

$    

Loft Rent/sq.ft.

12.7 NNN

26%
$2,112

Pie Spot

15.9 NNN

20%
$1,950

9-'11-12-'12
2013

2014
2015

2016
2017

2018
2019

2020
2021

projected

Tails n Trotters

0.1 NNN

20%
$2,111

Revenue-Actual (then 3% escal)
14,995

177,448
195,290

234,316
241,345

248,586
256,043

263,725
271,636

279,786

CAM (retail only)

included

Expenses-Actual (then 3% escal)
-16,208

-61,095
-112,244

-110,377
-113,688

-117,099
-120,612

-124,230
-127,957

-131,796

NOI

-1,213
116,353

83,046
123,939

127,657
131,487

135,431
139,494

143,679
147,990

Parking Spaces

-
$             

    

6
             

         
Debt Service (+ Reserve)

-5,167
-79,496

-92,488
-92,488

-92,488
-92,488

-92,488
-92,488

-92,488

Parking Rent - average

-
$             

    month

-
$             

    

NET CASH FLOW

-1,213
111,186

3,550
31,451

35,169
38,999

42,943
47,006

51,191
55,502

Other Rent

-
$             

    

RETURN ON CASH (INVESTOR)

Misc Income

-
$             

    

Combined DCR

#DIV/0!
22.52

1.04
1.34

1.38
1.42

1.46
1.51

1.55
1.60

Non-Replacement Reserve

0
0

0
0

0
0

0
0

0
0

Building + Land Price

792,000
$         

PROJECT APPRECIATION at 3%
$1,575,218 $1,622,475 $1,671,149 $1,721,283 $1,772,922 $1,826,109 $1,880,893 $1,937,319 $1,995,439 $2,055,302

NET SALES PROCEEDS

$1,911,431

LOAN BALANCE

1,250,000
$      

1,251,165
      

1,295,066
      

1,261,914
      

$929,396

PROJECTED OPERATING PRO FORMA (PER YEAR)

TOTAL EQUITY

$982,035

Gross Retail Income

28
$             

     

$72,324

Gross Pie Spot Income

16
$             

     

$23,400

10 yr IRR

16.7%

Gross Tails n Trotters Income

0
$             

       

$25,332

-394,709
-1,213

111,186
3,550

31,451
35,169

38,999
42,943

47,006
51,191 1,037,537

Gross Loft Income

13
$             

     

$25,344

   Net Tent Income

75
$             

 per month X 3

$2,700

Investment date: 9/15/11

   Net ATM Income + FIT Income

$2,580

FY: Oct 1-Sept 30

   Net Management Income

$4,842

(-) Vacancy 

0%

$0

Debt Balance  

1,250,000
        

1,251,165
      

1,295,066
      

1,261,914
      

(-) Fire Insurance – Commercial

NNN
($10,861)

Change in Debt

1,165
             

43,901
           

(33,152)
          

Project Value

$1,575,218 $1,622,475 $1,671,149 $1,721,283

(-) Taxes

NNN
($1,425)

Net Value

325,218
           

371,310
         

376,083
         

459,369
         

Value Inc/Decr

46,092
           

4,773
             

83,286
           

(-) Water 

NNN 0%

$0

(-) Trash/Utilities

$0 per month
$0

(-) Repairs & Maintenance

3%

($2,872)

(-) Replacement Reserves  (cap. expeditures)

2%

($1,914)

(-) Misc. Expenses

$0

(-) Commercial Management  (Cavenaugh)

8%

($9,685)

Total Expenses

18.3%

($26,758)

...per unit

$0

…per sq. ft.

($3.53)

Net Operating Income

$129,764

The Ocean,  2015 

4/1//2016

PROJECT FACTS:

CASH FLOW CALCULATION 

OWNERSHIP/RETURNS

Guerrilla Development
Portland, OR



Site Area

15,000
NET OPERATING INCOME

129,764
$       

Number of stories

2014 base

2015 base
1

(-) MORTGAGE

($85,596)
$1,842

Retail 1

1,424.0
$      

638.5
$1,467

576
8.41%

Retail 2

1,568.0
$      

702.5
$1,615

640
9.26% NET CASH FLOW

$44,168
$3,681

Retail 3

1,370.0
$      

567.5
$1,411

505
7.48%

$1,839

Retail 4

1,489.0
$      

667.5
$1,534

605
8.80%

$3,794

Toilet Rooms/Mop sink

250

2013
2014

2015
2016

2017
2018

2019
2020

2021

Pie Spot

1,893.0
$      

$1,950
1,470

19.37% Inv. 1 - KC

118,412
$         

$0
$7,105

$9,473
$10,551

$11,700
$12,883

$14,102
$15,357

$311,261

Tails n Trotters

2,050.0
$      

$2,111
1,551

20.44%

30%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

Loft

2,051.0
$      

$2,112
1,992

26.25% Inv. 2 - JC

157,885
$         

$0
$9,473

$12,631
$14,068

$15,600
$17,177

$18,803
$20,477

$415,015

Number of Residential Units
0

40%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

Number of commercial tenants
7

Inv. 3 - TL

59,206
$           

$0
$3,552

$4,736
$5,275

$5,850
$6,442

$7,051
$7,679 $155,631

GROSS BUILDING AREA
per plans

7,589

15%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

TOTAL NET LEASABLE

7,589
Inv. 4 - JL

59,206
$           

$0
$3,552

$4,736
$5,275

$5,850
$6,442

$7,051
$7,679 $155,631

Overall Efficiency

100%
100.00%

15%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

Retail Rent/sq.ft.

28.1 NNN

53%
$1,507

Total Investment/Annual Dist.
394,709

$         

-
$             

  
23,682

$         
31,576

$         
35,169

$         
38,999

$         
42,943

$         
47,006

$         
51,191

$         
1,037,537

$    

Loft Rent/sq.ft.

12.7 NNN

26%
$2,112

Pie Spot

15.9 NNN

20%
$1,950

9-'11-12-'12
2013

2014
2015

2016
2017

2018
2019

2020
2021

projected

Tails n Trotters

0.1 NNN

20%
$2,111

Revenue-Actual (then 3% escal)
14,995

177,448
195,290

234,316
241,345

248,586
256,043

263,725
271,636

279,786

CAM (retail only)

included

Expenses-Actual (then 3% escal)
-16,208

-61,095
-112,244

-110,377
-113,688

-117,099
-120,612

-124,230
-127,957

-131,796

NOI

-1,213
116,353

83,046
123,939

127,657
131,487

135,431
139,494

143,679
147,990

Parking Spaces

-
$             

    

6
             

         
Debt Service (+ Reserve)

-5,167
-79,496

-92,488
-92,488

-92,488
-92,488

-92,488
-92,488

-92,488

Parking Rent - average

-
$             

    month

-
$             

    

NET CASH FLOW

-1,213
111,186

3,550
31,451

35,169
38,999

42,943
47,006

51,191
55,502

Other Rent

-
$             

    

RETURN ON CASH (INVESTOR)

Misc Income

-
$             

    

Combined DCR

#DIV/0!
22.52

1.04
1.34

1.38
1.42

1.46
1.51

1.55
1.60

Non-Replacement Reserve

0
0

0
0

0
0

0
0

0
0

Building + Land Price

792,000
$         

PROJECT APPRECIATION at 3%
$1,575,218 $1,622,475 $1,671,149 $1,721,283 $1,772,922 $1,826,109 $1,880,893 $1,937,319 $1,995,439 $2,055,302

NET SALES PROCEEDS

$1,911,431

LOAN BALANCE

1,250,000
$      

1,251,165
      

1,295,066
      

1,261,914
      

$929,396

PROJECTED OPERATING PRO FORMA (PER YEAR)

TOTAL EQUITY

$982,035

Gross Retail Income

28
$             

     

$72,324

Gross Pie Spot Income

16
$             

     

$23,400

10 yr IRR

16.7%

Gross Tails n Trotters Income

0
$             

       

$25,332

-394,709
-1,213

111,186
3,550

31,451
35,169

38,999
42,943

47,006
51,191 1,037,537

Gross Loft Income

13
$             

     

$25,344

   Net Tent Income

75
$             

 per month X 3

$2,700

Investment date: 9/15/11

   Net ATM Income + FIT Income

$2,580

FY: Oct 1-Sept 30

   Net Management Income

$4,842

(-) Vacancy 

0%

$0

Debt Balance  

1,250,000
        

1,251,165
      

1,295,066
      

1,261,914
      

(-) Fire Insurance – Commercial

NNN
($10,861)

Change in Debt

1,165
             

43,901
           

(33,152)
          

Project Value

$1,575,218 $1,622,475 $1,671,149 $1,721,283

(-) Taxes

NNN
($1,425)

Net Value

325,218
           

371,310
         

376,083
         

459,369
         

Value Inc/Decr

46,092
           

4,773
             

83,286
           

(-) Water 

NNN 0%

$0

(-) Trash/Utilities

$0 per month
$0

(-) Repairs & Maintenance

3%

($2,872)

(-) Replacement Reserves  (cap. expeditures)

2%

($1,914)

(-) Misc. Expenses

$0

(-) Commercial Management  (Cavenaugh)

8%

($9,685)

Total Expenses

18.3%

($26,758)

...per unit

$0

…per sq. ft.

($3.53)

Net Operating Income

$129,764

The Ocean,  2015 

4/1//2016

PROJECT FACTS:

CASH FLOW CALCULATION 

OWNERSHIP/RETURNS

Site Area

10,000

Interest Rate

2.75%

Net Retail

3
spaces

712
2,136

Term (Months)

24

Net Office

0
spaces

0
0

Construction/Perm Loan

1,501,165

Net Lofts

9
lofts

753
6,776

Drawdown Factor

100% portion of a year

Annual Debt Service

$41,282

Load
0%

0

DCR
LTC

GROSS BUILDING AREA

10,932
Loan Amount

$1,552,842 $1,501,165

TOTAL NET LEASABLE

8,912
Interest Rate

4.750%
4.750%

Overall Efficiency

82%
Term (Years)

25

Retail Rent/ s.f.                       
$15.00

1.25
$               sq.ft./mth

$890 $15.00 Debt-Coverage Ratio

1.25

Office Rent/s.f.

$18.00
1.50

$               sq.ft./mth
$0

$0.00 Project Value

$2,309,485

Loft Rent/s.f.

$21.50
1.79

$               sq.ft./mth
$1,349

Loan-to-Value

65.0%

Residential Ratio

82%

Condo Valuation

Load

$18.00
1.50

$               sq.ft./mth
$0

Stabilized NOI

$132,795 $132,795

Parking
0 spaces

CAP Rate

5.750%

INITIAL COST

$0
Supportable Mortgage

$1,501,165

Supportable Debt Service
($102,701)

Initial Value

$30.00 sq.ft. 300,000

Building Hard Costs

TOTAL DEVELOPMENT COST

$2,394,024

Blended
$130.00 sq.ft. 1,421,160

$      

Artwork

12,000
$           

(-) Permanent Financing

($1,501,165)

Hard Cost Contingency

8.0% of hd costs 114,653
$         

(-) Wes' Land Equity

($300,000)

Pre-Dev Consultants

0.7% of hd costs 11,000
$           

(-) Development Fee

43% ($100,000)
$7,275 For 18 months

Architecture & Engineering

3.1% of hd costs 48,434
$           

$0

Development Fees

10.0% of total 
230,948

$         
(-) PDC Grant

DOS
$0

Permit Fees

11.6% of hd costs 180,000
$         

(-) Architecture Equity

0%
$0

Legal & Accounting

0.5% of hd costs
7,000

$             
(-) Leasing Equity

0%
$0

Construction Financing & Carrying 
3.8% of hd costs 59,217

$           
(-) Wes

($500,000)

Permanent Financing

0.0% of hd costs
-$                 

GAP

($7,141)

Leasing

0.6% of hd costs
9,612

$             
NET OPERATING INCOME

$132,795

Total Soft Costs
60.45

$             
sq. ft. 546,212

$         
(-) MORTGAGE

($102,701)

Total Soft Costs
35.29% of hard costs

(-) FUNDRISE

8%
$0

TOTAL PROJECT COST

90.45
$             

sq.ft. 2,394,024
$      

NET CASH FLOW

$30,095

Cash-to-Cost Ratio

40.12%

Gross Retail Income

$15.00
$32,040

Investment ownership

Gross Office Income

$18.00
$0

Guerrilla Development
$100,000 11%

Gross Loft Income

$21.50
$145,684

YR 1
YR 2

YR 3
YR 4

YR 5
YR 6

YR 7
YR 8

YR 9
YR 10

Not Preferred

3.3%
3.8%

4.2%
4.7%

5.2%
5.7%

6.2%
6.7%

7.3%
162.8%

Gross Load Income

$18.00
$0

3,344
               

3,786
               

4,242
                

4,712
               

5,196
               

5,694
               

6,207
               

6,736
               

7,280
               

162,759
           

Total Gross Rents

$177,724

Investor
$800,000

89%YR 1
YR 2

YR 3
YR 4

YR 5
YR 6

YR 7
YR 8

YR 9
YR 10

(-) Vacancy 

5%
($8,886)

Not Preferred

3.3%
3.8%

4.2%
4.7%

5.2%
5.7%

6.2%
6.7%

7.3%
162.8%

26,751
             

30,292
             

33,939
              

37,696
             

41,566
             

45,551
             

49,657
             

53,885
             

58,240
             

1,302,072
        

(-) Fire Insurance 

Lofts Only $0.3
($2,033)

(-) Taxes

Lofts Only
95.00$         

($10,260)

YR 1
YR 2

YR 3
YR 4

YR 5
YR 6

YR 7
YR 8

YR 9
YR 10

(-) Utilities and Trash

Lofts Only $350.00
($4,200)

Revenue (3% escalator)
177,724 183,056 188,547 194,204 200,030 206,031 212,212 218,578 225,135 231,890

(-) Common Area/Utilities/Misc

NNN
$0

Expenses (3% escalator)
-44,929 -46,276

-47,665 -49,095 -50,568 -52,085 -53,647 -55,257 -56,914 -58,622

(-) Repairs & Maintenance

3%
($5,332)

(-) Replacement Reserves

2%
($3,554)

NOI

132,795 136,779 140,883 145,109 149,462 153,946 158,565 163,322 168,221 173,268

Debt Service

-102,701 -102,701 -102,701 -102,701 -102,701 -102,701 -102,701 -102,701 -102,701 -102,701

(-) Management

6%
($10,663)

NET CASH FLOW

30,095
34,078

38,182
42,408

46,762
51,245

55,864
60,621

65,520
70,567

Total Expenses
25.3%

($44,929)
RETURN ON INVESTMENT

7.7%
8.7%

9.7%
10.8%

11.9%
13.0%

14.2%
15.4%

16.7%
18.0%

…per sq. ft.

($4.11)
Combined DCR

1.29
1.33

1.37
1.41

1.46
1.50

1.54
1.59

1.64
1.69

NET OPERATING INCOME

132,795
$         

PROJECT APPRECIATION at 3%
$2,309,485 $2,378,769 $2,450,132 $2,523,636 $2,599,345 $2,677,326 $2,757,645 $2,840,375 $2,925,586 $3,013,353

NET REFI/SALE PROCEEDS

$2,802,419

LOAN BALANCE

$1,408,155

TOTAL EQUITY

$1,394,264

10 yr IRR

8.8%-900,000
30,095

34,078
38,182

42,408
46,762

51,245
55,864

60,621
65,520 1,464,831

NOTE  -  THIS PROFORMA PREPARED BY MANAGER DOES NOT TAKE INTO ACCOUNT OR MAKE ANY PROVISION FOR ANY CHANGE IN LOCAL OR GENERAL ECONOMIC CONDITIONS, OR INCREASES IN REDEVELOPMENT COSTS OR THE AFFECTS OF ANY DELAYS IN COMMENCING

 THE REDEVELOPMENT PROCESS OR DECREASES IN RENTAL RATES.  BY EXECUTING THIS AGREEMENT, EACH MEMBER ACKNOWLEDGES THAT MANAGER IS NOT MAKING ANY WARRANTIES OR GUARANTIES OR ANY REPRESENTATION WITH RESPECT TO ANY OF THE PROJECTIONS
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CONSTRUCTION LOAN

PERMANENT FINANCING ASSUMPTIONS

CAPITAL STACK

OWNERSHIP BREAKDOWN

OPERATING PRO FORMA (PER YEAR)

Rig-A-Hut
November 7, 2015

PROJECT FACTS:

PROJECT COSTS

REPEAT

Guerrilla Development
Portland, OR



Site Area

15,000
NET OPERATING INCOME

129,764
$       

Number of stories

2014 base

2015 base
1

(-) MORTGAGE

($85,596)
$1,842

Retail 1

1,424.0
$      

638.5
$1,467

576
8.41%

Retail 2

1,568.0
$      

702.5
$1,615

640
9.26% NET CASH FLOW

$44,168
$3,681

Retail 3

1,370.0
$      

567.5
$1,411

505
7.48%

$1,839

Retail 4

1,489.0
$      

667.5
$1,534

605
8.80%

$3,794

Toilet Rooms/Mop sink

250

2013
2014

2015
2016

2017
2018

2019
2020

2021

Pie Spot

1,893.0
$      

$1,950
1,470

19.37% Inv. 1 - KC

118,412
$         

$0
$7,105

$9,473
$10,551

$11,700
$12,883

$14,102
$15,357

$311,261

Tails n Trotters

2,050.0
$      

$2,111
1,551

20.44%

30%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

Loft

2,051.0
$      

$2,112
1,992

26.25% Inv. 2 - JC

157,885
$         

$0
$9,473

$12,631
$14,068

$15,600
$17,177

$18,803
$20,477

$415,015

Number of Residential Units
0

40%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

Number of commercial tenants
7

Inv. 3 - TL

59,206
$           

$0
$3,552

$4,736
$5,275

$5,850
$6,442

$7,051
$7,679 $155,631

GROSS BUILDING AREA
per plans

7,589

15%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

TOTAL NET LEASABLE

7,589
Inv. 4 - JL

59,206
$           

$0
$3,552

$4,736
$5,275

$5,850
$6,442

$7,051
$7,679 $155,631

Overall Efficiency

100%
100.00%

15%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

Retail Rent/sq.ft.

28.1 NNN

53%
$1,507

Total Investment/Annual Dist.
394,709

$         

-
$             

  
23,682

$         
31,576

$         
35,169

$         
38,999

$         
42,943

$         
47,006

$         
51,191

$         
1,037,537

$    

Loft Rent/sq.ft.

12.7 NNN

26%
$2,112

Pie Spot

15.9 NNN

20%
$1,950

9-'11-12-'12
2013

2014
2015

2016
2017

2018
2019

2020
2021

projected

Tails n Trotters

0.1 NNN

20%
$2,111

Revenue-Actual (then 3% escal)
14,995

177,448
195,290

234,316
241,345

248,586
256,043

263,725
271,636

279,786

CAM (retail only)

included

Expenses-Actual (then 3% escal)
-16,208

-61,095
-112,244

-110,377
-113,688

-117,099
-120,612

-124,230
-127,957

-131,796

NOI

-1,213
116,353

83,046
123,939

127,657
131,487

135,431
139,494

143,679
147,990

Parking Spaces

-
$             

    

6
             

         
Debt Service (+ Reserve)

-5,167
-79,496

-92,488
-92,488

-92,488
-92,488

-92,488
-92,488

-92,488

Parking Rent - average

-
$             

    month

-
$             

    

NET CASH FLOW

-1,213
111,186

3,550
31,451

35,169
38,999

42,943
47,006

51,191
55,502

Other Rent

-
$             

    

RETURN ON CASH (INVESTOR)

Misc Income

-
$             

    

Combined DCR

#DIV/0!
22.52

1.04
1.34

1.38
1.42

1.46
1.51

1.55
1.60

Non-Replacement Reserve

0
0

0
0

0
0

0
0

0
0

Building + Land Price

792,000
$         

PROJECT APPRECIATION at 3%
$1,575,218 $1,622,475 $1,671,149 $1,721,283 $1,772,922 $1,826,109 $1,880,893 $1,937,319 $1,995,439 $2,055,302

NET SALES PROCEEDS

$1,911,431

LOAN BALANCE

1,250,000
$      

1,251,165
      

1,295,066
      

1,261,914
      

$929,396

PROJECTED OPERATING PRO FORMA (PER YEAR)

TOTAL EQUITY

$982,035

Gross Retail Income

28
$             

     

$72,324

Gross Pie Spot Income

16
$             

     

$23,400

10 yr IRR

16.7%

Gross Tails n Trotters Income

0
$             

       

$25,332

-394,709
-1,213

111,186
3,550

31,451
35,169

38,999
42,943

47,006
51,191 1,037,537

Gross Loft Income

13
$             

     

$25,344

   Net Tent Income

75
$             

 per month X 3

$2,700

Investment date: 9/15/11

   Net ATM Income + FIT Income

$2,580

FY: Oct 1-Sept 30

   Net Management Income

$4,842

(-) Vacancy 

0%

$0

Debt Balance  

1,250,000
        

1,251,165
      

1,295,066
      

1,261,914
      

(-) Fire Insurance – Commercial

NNN
($10,861)

Change in Debt

1,165
             

43,901
           

(33,152)
          

Project Value

$1,575,218 $1,622,475 $1,671,149 $1,721,283

(-) Taxes

NNN
($1,425)

Net Value

325,218
           

371,310
         

376,083
         

459,369
         

Value Inc/Decr

46,092
           

4,773
             

83,286
           

(-) Water 

NNN 0%

$0

(-) Trash/Utilities

$0 per month
$0

(-) Repairs & Maintenance

3%

($2,872)

(-) Replacement Reserves  (cap. expeditures)

2%

($1,914)

(-) Misc. Expenses

$0

(-) Commercial Management  (Cavenaugh)

8%

($9,685)

Total Expenses

18.3%

($26,758)

...per unit

$0

…per sq. ft.

($3.53)

Net Operating Income

$129,764

The Ocean,  2015 

4/1//2016

PROJECT FACTS:

CASH FLOW CALCULATION 

OWNERSHIP/RETURNS

Site Area

10,000

Interest Rate

2.75%

Net Retail

3
spaces

712
2,136

Term (Months)

24

Net Office

0
spaces

0
0

Construction/Perm Loan

1,501,165

Net Lofts

9
lofts

753
6,776

Drawdown Factor

100% portion of a year

Annual Debt Service

$41,282

Load
0%

0

DCR
LTC

GROSS BUILDING AREA

10,932
Loan Amount

$1,552,842 $1,501,165

TOTAL NET LEASABLE

8,912
Interest Rate

4.750%
4.750%

Overall Efficiency

82%
Term (Years)

25

Retail Rent/ s.f.                       
$15.00

1.25
$               sq.ft./mth

$890 $15.00 Debt-Coverage Ratio

1.25

Office Rent/s.f.

$18.00
1.50

$               sq.ft./mth
$0

$0.00 Project Value

$2,309,485

Loft Rent/s.f.

$21.50
1.79

$               sq.ft./mth
$1,349

Loan-to-Value

65.0%

Residential Ratio

82%

Condo Valuation

Load

$18.00
1.50

$               sq.ft./mth
$0

Stabilized NOI

$132,795 $132,795

Parking
0 spaces

CAP Rate

5.750%

INITIAL COST

$0
Supportable Mortgage

$1,501,165

Supportable Debt Service
($102,701)

Initial Value

$30.00 sq.ft. 300,000

Building Hard Costs

TOTAL DEVELOPMENT COST

$2,394,024

Blended
$130.00 sq.ft. 1,421,160

$      

Artwork

12,000
$           

(-) Permanent Financing

($1,501,165)

Hard Cost Contingency

8.0% of hd costs 114,653
$         

(-) Wes' Land Equity

($300,000)

Pre-Dev Consultants

0.7% of hd costs 11,000
$           

(-) Development Fee

43% ($100,000)
$7,275 For 18 months

Architecture & Engineering

3.1% of hd costs 48,434
$           

$0

Development Fees

10.0% of total 
230,948

$         
(-) PDC Grant

DOS
$0

Permit Fees

11.6% of hd costs 180,000
$         

(-) Architecture Equity

0%
$0

Legal & Accounting

0.5% of hd costs
7,000

$             
(-) Leasing Equity

0%
$0

Construction Financing & Carrying 
3.8% of hd costs 59,217

$           
(-) Wes

($500,000)

Permanent Financing

0.0% of hd costs
-$                 

GAP

($7,141)

Leasing

0.6% of hd costs
9,612

$             
NET OPERATING INCOME

$132,795

Total Soft Costs
60.45

$             
sq. ft. 546,212

$         
(-) MORTGAGE

($102,701)

Total Soft Costs
35.29% of hard costs

(-) FUNDRISE

8%
$0

TOTAL PROJECT COST

90.45
$             

sq.ft. 2,394,024
$      

NET CASH FLOW

$30,095

Cash-to-Cost Ratio

40.12%

Gross Retail Income

$15.00
$32,040

Investment ownership

Gross Office Income

$18.00
$0

Guerrilla Development
$100,000 11%

Gross Loft Income

$21.50
$145,684

YR 1
YR 2

YR 3
YR 4

YR 5
YR 6

YR 7
YR 8

YR 9
YR 10

Not Preferred

3.3%
3.8%

4.2%
4.7%

5.2%
5.7%

6.2%
6.7%

7.3%
162.8%

Gross Load Income

$18.00
$0

3,344
               

3,786
               

4,242
                

4,712
               

5,196
               

5,694
               

6,207
               

6,736
               

7,280
               

162,759
           

Total Gross Rents

$177,724

Investor
$800,000

89%YR 1
YR 2

YR 3
YR 4

YR 5
YR 6

YR 7
YR 8

YR 9
YR 10

(-) Vacancy 

5%
($8,886)

Not Preferred

3.3%
3.8%

4.2%
4.7%

5.2%
5.7%

6.2%
6.7%

7.3%
162.8%

26,751
             

30,292
             

33,939
              

37,696
             

41,566
             

45,551
             

49,657
             

53,885
             

58,240
             

1,302,072
        

(-) Fire Insurance 

Lofts Only $0.3
($2,033)

(-) Taxes

Lofts Only
95.00$         

($10,260)

YR 1
YR 2

YR 3
YR 4

YR 5
YR 6

YR 7
YR 8

YR 9
YR 10

(-) Utilities and Trash

Lofts Only $350.00
($4,200)

Revenue (3% escalator)
177,724 183,056 188,547 194,204 200,030 206,031 212,212 218,578 225,135 231,890

(-) Common Area/Utilities/Misc

NNN
$0

Expenses (3% escalator)
-44,929 -46,276

-47,665 -49,095 -50,568 -52,085 -53,647 -55,257 -56,914 -58,622

(-) Repairs & Maintenance

3%
($5,332)

(-) Replacement Reserves

2%
($3,554)

NOI

132,795 136,779 140,883 145,109 149,462 153,946 158,565 163,322 168,221 173,268

Debt Service

-102,701 -102,701 -102,701 -102,701 -102,701 -102,701 -102,701 -102,701 -102,701 -102,701

(-) Management

6%
($10,663)

NET CASH FLOW

30,095
34,078

38,182
42,408

46,762
51,245

55,864
60,621

65,520
70,567

Total Expenses
25.3%

($44,929)
RETURN ON INVESTMENT

7.7%
8.7%

9.7%
10.8%

11.9%
13.0%

14.2%
15.4%

16.7%
18.0%

…per sq. ft.

($4.11)
Combined DCR

1.29
1.33

1.37
1.41

1.46
1.50

1.54
1.59

1.64
1.69

NET OPERATING INCOME

132,795
$         

PROJECT APPRECIATION at 3%
$2,309,485 $2,378,769 $2,450,132 $2,523,636 $2,599,345 $2,677,326 $2,757,645 $2,840,375 $2,925,586 $3,013,353

NET REFI/SALE PROCEEDS

$2,802,419

LOAN BALANCE

$1,408,155

TOTAL EQUITY

$1,394,264

10 yr IRR

8.8%-900,000
30,095

34,078
38,182

42,408
46,762

51,245
55,864

60,621
65,520 1,464,831

NOTE  -  THIS PROFORMA PREPARED BY MANAGER DOES NOT TAKE INTO ACCOUNT OR MAKE ANY PROVISION FOR ANY CHANGE IN LOCAL OR GENERAL ECONOMIC CONDITIONS, OR INCREASES IN REDEVELOPMENT COSTS OR THE AFFECTS OF ANY DELAYS IN COMMENCING

 THE REDEVELOPMENT PROCESS OR DECREASES IN RENTAL RATES.  BY EXECUTING THIS AGREEMENT, EACH MEMBER ACKNOWLEDGES THAT MANAGER IS NOT MAKING ANY WARRANTIES OR GUARANTIES OR ANY REPRESENTATION WITH RESPECT TO ANY OF THE PROJECTIONS

SET FORTH IN THIS PROFORMA.  PROFORMAS ARE SUBJECT TO UNCERTAINTY AND VARIATION AND THEREFORE ARE NOT REPRESENTED AS RESULTS THAT WILL ACTUALLY BE ACHIEVED.

THIS PROFORMA IS NOT INTENDED AS INDUCEMENT FOR ANY MEMBER TO ENTER INTO THIS AGREEMENT OR BECOME A MEMBER OF THE COMPANY.

CONSTRUCTION LOAN

PERMANENT FINANCING ASSUMPTIONS

CAPITAL STACK

OWNERSHIP BREAKDOWN

OPERATING PRO FORMA (PER YEAR)

Rig-A-Hut
November 7, 2015

PROJECT FACTS:

PROJECT COSTS

Site Area

12,600 Interest Rate

4.25%

base plus common area
Term (Months)

120

Full Bar

$3,221 $4,311 1,208 27% Construction/Mini-Perm Loan
1,650,000

Project Value

2,560,814

Micro Retail 1

$1,458 $2,322 625 14%

SECURITY 
DEPOSIT

3% YEARLY 
BUMP RENT/MO RENT/YR EXPENSE RATIO: TOILETSEXPENSE RATIO: TRASHEXPENSE RATIO: PATIO/OTHER

Micro Retail 2

$1,482 $2,350 635 14% Loan-to-Value

64%

Micro Retail 3

$1,136 $1,947 487 11% Loan-to-Cost

65%

 $8,623 
$4,311  $51,738 16.7% 14.3% 34.7%

Micro Retail 4

$1,225 $2,050 525 12% Combined LTV

68%

 $129 $4,441  $53,290 

Micro Retial 5

$1,353 $1,578 580 13%
Drawdown

110%
1068

 $133 $4,574  $54,888 

Micro Retail 6

$1,139 $1,328 488 11%

 $137 $4,711  $56,535 

Coffee Corner

$2,315 $2,315 960 0% Annual Debt Service
$77,138 

 $141 $4,853  $58,231 

4,548 spaces 0-6
5,508

Covered Seating

1,332 sq.ft.

 $4,645 
$2,322  $27,868 16.7% 14.3% 18.0%

Common Area

756

DCR LTC

 $70 $2,392  $28,704 

Number of Residential Units 0

Loan Amount
$1,764,380 $1,650,000 

 $72 $2,464  $29,565 

Number of commercial tenants 8

Interest Rate
5.000% 5.000%

 $74 $2,538  $30,452 

GROSS BUILDING AREA per plans
7,934 per plans Term (Years)

25 25

 $76 $2,614  $31,366 

TOTAL NET LEASABLE

7,596 Debt-Coverage Ratio
1.50

Overall Efficiency

96%
Project Value

$2,560,814

 $4,699 
$2,350  $28,195 16.7% 14.3% 18.2%

Retail Rent/sq.ft.
28.0 NNN 

44% $1,929 Combined Loan-to-Value
64.4% 65% Loan to Cost

 $70 $2,420  $29,041 

Full Bar Rent/sq.ft.
32.0 NNN 

16% $4,311 Value per Net Square Foot
$337 

 $73 $2,493  $29,912 

Coffee Corner Rent/sq.ft.
28.94 NNN 

13% $2,315 Stabilized NOI
$185,659 $185,659 

 $75 $2,567  $30,809 

CAM Rent/sq.ft.
28.0 NNN 

10% $1,764 CAP Rate

7.250%

 $77 $2,644  $31,733 

Covered Seating Rent
28.0 NNN 

18% $3,108 Supportable Mortgage
$1,650,000 

100%
Supportable Debt Service ($115,749)

 $3,964 
$1,982  $23,784 16.7% 14.3% 14.0%

Other Rent

 $- 

 $59 $2,041  $24,498 

Misc Income

 $- 

 $61 $2,103  $25,232 

TOTAL DEVELOPMENT COSTS
 $2,534,192 

 $63 $2,166  $25,989 

Land Price

 $600,000 (-) Land Value

($600,000)

 $65 $2,231  $26,769 

(-) Development Fee Equity
80% ($124,478) $5,221 for 9 months

PROJECT COSTS

(-) Leasing Equity
80% ($20,002)

 $4,172 
2,086  $24,603 16.7% 14.3% 15.1%

Existing Value 
$47.62 sq.ft.  $600,000 (-) Permanent Financing

($1,650,000)
 $971,100 available from M&T after Investor 1 + IB payoffs

 $62 2,112  $25,341 

Hard Costs

$165.74 sq.ft.  $1,315,018 (-) Architecture Fee
15% ($8,632)

 $1,364,623 total hard costs, plus contingency and fire pit, etc.

 $63 2,175  $26,101 

Artwork/Fins

 $20,803 (+) Iron Bridge Loan Payoff
 $253,900 

 $500,000 cash from Investors

 $65 2,240  $26,884 

Fire Pit

1.0%
 $7,212 (+) Levy Loan Payoff

 $425,000 
 $416,457 total NET soft costs

 $67 2,308  $27,691 

Hard Cost Contingency/Tenant Improvements 10.0% of hd costs  $21,590 0.9% (-) Monies Already Spent
($97,756)

 $97,756 monies already spent

Pre-Dev Consultants
1.5% of hd costs  $19,401 0.8% GAP

161,554 
 $212,224 gap

 $5,812 
$2,983  $35,796 16.7% 14.3% 0.0%

Architecture & Engineering
6.0% of hd costs  $80,603 3.2% EQUITY REQUIRED

$712,224 

 $89 $3,072  $36,870 

Development Fees (cash)
7.3% of value  $185,964 7.3% NET OPERATING INCOME

$185,659 

 $92 $3,165  $37,976 

Permit Fees

6.4% of hd costs  $85,141 3.4% (-) MORTGAGE

($115,749) ($9,646)

 $95 $3,260  $39,115 

Legal & Accounting
1.4% of hd costs  $19,102 0.8% (-) Land Contract

 $98 $3,357  $40,289 

Construction Financing & Carrying 
10.0% of hd costs  $133,588 5.3% NET CASH FLOW

$69,910 

Permanent Financing
2.3% of hd costs  $30,827 1.2%

 
 $4,630 

 $2,315  $27,782 0.0% 14.3% 0.0%

Leasing

1.1% of hd costs  $14,943 0.6%

 $69.46  $2,385  $28,616 

Total Soft Costs  $74.51 sq. ft.  $569,569 
OWNERSHIP/RETURNS

 $71.54  $2,456  $29,474 

2015 YR 2 YR 3 YR 4 YR 5 YR 6 YR 7 YR 8 YR 9 YR 10

 $73.69  $2,530  $30,359 

TOTAL PROJECT COST
 $122.13 sq.ft.  $2,534,192 100.0% Cavenaugh

 $168,626 $11,574 $12,797 $14,058 $15,356  $16,693 $18,070 $19,488 $20,949 $410,541
 $75.90  $2,606  $31,269 

23% 6.9% 7.6% 8.3% 9.1%  $0 10.7% 11.6% 12.4% 243.5%
 $78.17  $2,684  $32,207 

PROJECTED OPERATING PRO FORMA (PER YEAR)

Investor 1
 $330,404 $22,677 $25,075 $27,544 $30,088  $32,708 $35,406 $38,185 $41,048 $804,412 

 $80.52  $2,764  $33,174 

Micro Retail Income
 $28 

$138,902 

46% 6.9% 7.6% 8.3% 9.1%  $0 10.7% 11.6% 12.4% 243.5%
 $82.93  $2,847  $34,169 

Bar Income

 $32 
$51,738 

Investor 2
 $110,133 $7,559 $8,358 $9,181 $10,029  $10,902 $11,802 $12,728 $13,682 $268,133 

 $85.42  $2,933  $35,194 

Coffee Corner Income
 $29 

$27,782 

15% 6.9% 7.6% 8.3% 9.1%  $0 10.7% 11.6% 12.4% 243.5%
 $87.98  $3,021  $36,250 

Juice Income

 $- per month $0 
Investor 3

 $110,133 $7,559 $8,358 $9,181 $10,029  $10,902 $11,802 $12,728 $13,682 $268,133 
 $90.62  $3,111  $37,337 

15% 6.9% 7.6% 8.3% 9.1%  $0 10.7% 11.6% 12.4% 243.5%

100.0% 100.0% 100.0%

Total Income
$218,422 

Total Capital
 $719,296 

(-) Vacancy – Commercial
5%

($10,921)

(-) Fire Insurance – Commercial
NNN 0.00 $0 

2015 YR 2 YR 3 YR 4 YR 5 YR 6 YR 7 YR 8 YR 9 YR 10

(-) Taxes

NNN ($17,852) $0 
Revenue (3% escalator)

88,522 276,606 284,904 293,451 302,255  $311,322 320,662 330,282 340,190 350,396 

Expenses (3% escalator)
(43,377) (102,627) (105,706) (108,877) (112,143)  $(115,508) (118,973) (122,542) (126,218) (130,005)

(-) Water 

NNN 0%
$0 

(-) Trash/Utilities

NNN 0%
$0 

NOI
45,145 173,979 179,198 184,574 190,112 195,815 201,689 207,740 213,972 124,610 

(-) Repairs & Maintenance
2%

($4,368)
Debt Service 

(83,099) (124,610) (124,610) (124,610) (124,610) (124,610) (124,610) (124,610) (124,610) (124,610)

(-) Replacement Reserves
2%

($4,368)
NET CASH FLOW

(37,954) 49,369 54,588 59,964 65,502  $71,205 77,079 83,130 89,362 0 

(-) Misc. Expenses

$0 

(-) Commercial Management  (Cavenaugh)
6%

($13,105)
Combined DCR

0.54 1.40 1.44 1.48 1.53  $2 1.62 1.67 1.72 1.00 

Total Expenses
17.2%

($32,763)
Non-Replacement Reserve

0 0 0 0  $- 0 0 0 0 

...per unit

$0 
PROJECT APPRECIATION at 3% $2,534,192 $2,610,218 $2,688,524 $2,769,180 $2,852,255  $2,937,823 $3,025,958 $3,116,737 $3,210,239 $3,306,546

…per sq. ft.

($4.13)
NET SALES PROCEEDS

$3,075,088

LOAN BALANCE

$1,323,868

NET OPERATING INCOME

 $185,659 TOTAL EQUITY

$1,751,220

10 yr IRR
13.7%

(719,296) (37,954) 49,369 54,588 59,964 65,502  $71,205 77,079 83,130 89,362 1,751,220 

Note:  Investor returns preferred at 9%.

         These numbers are not correct.  They are likely close, but much will change between now and the completion of this project.  

UNIT 5+6

COFFEE CORNER

UNIT 1

2nd POSITION LOAN

UNIT 2 

UNIT 3

MEANS AND METHODS

UNIT 4

The Zipper - 9 spaces

January 5, 2015

PROJECT FACTS:

CONSTRUCTION + 3 yr MINI-PERM LOAN BARREPEAT
REPEAT

Guerrilla Development
Portland, OR



Site Area

15,000
NET OPERATING INCOME

129,764
$       

Number of stories

2014 base

2015 base
1

(-) MORTGAGE

($85,596)
$1,842

Retail 1

1,424.0
$      

638.5
$1,467

576
8.41%

Retail 2

1,568.0
$      

702.5
$1,615

640
9.26% NET CASH FLOW

$44,168
$3,681

Retail 3

1,370.0
$      

567.5
$1,411

505
7.48%

$1,839

Retail 4

1,489.0
$      

667.5
$1,534

605
8.80%

$3,794

Toilet Rooms/Mop sink

250

2013
2014

2015
2016

2017
2018

2019
2020

2021

Pie Spot

1,893.0
$      

$1,950
1,470

19.37% Inv. 1 - KC

118,412
$         

$0
$7,105

$9,473
$10,551

$11,700
$12,883

$14,102
$15,357

$311,261

Tails n Trotters

2,050.0
$      

$2,111
1,551

20.44%

30%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

Loft

2,051.0
$      

$2,112
1,992

26.25% Inv. 2 - JC

157,885
$         

$0
$9,473

$12,631
$14,068

$15,600
$17,177

$18,803
$20,477

$415,015

Number of Residential Units
0

40%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

Number of commercial tenants
7

Inv. 3 - TL

59,206
$           

$0
$3,552

$4,736
$5,275

$5,850
$6,442

$7,051
$7,679 $155,631

GROSS BUILDING AREA
per plans

7,589

15%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

TOTAL NET LEASABLE

7,589
Inv. 4 - JL

59,206
$           

$0
$3,552

$4,736
$5,275

$5,850
$6,442

$7,051
$7,679 $155,631

Overall Efficiency

100%
100.00%

15%
0.0%

6.0%
8.0%

8.9%
9.9%

10.9%
11.9%

13.0%
262.9%

Retail Rent/sq.ft.

28.1 NNN

53%
$1,507

Total Investment/Annual Dist.
394,709

$         

-
$             

  
23,682

$         
31,576

$         
35,169

$         
38,999

$         
42,943

$         
47,006

$         
51,191

$         
1,037,537

$    

Loft Rent/sq.ft.

12.7 NNN

26%
$2,112

Pie Spot

15.9 NNN

20%
$1,950

9-'11-12-'12
2013

2014
2015

2016
2017

2018
2019

2020
2021

projected

Tails n Trotters

0.1 NNN

20%
$2,111

Revenue-Actual (then 3% escal)
14,995

177,448
195,290

234,316
241,345

248,586
256,043

263,725
271,636

279,786

CAM (retail only)

included

Expenses-Actual (then 3% escal)
-16,208

-61,095
-112,244

-110,377
-113,688

-117,099
-120,612

-124,230
-127,957

-131,796

NOI

-1,213
116,353

83,046
123,939

127,657
131,487

135,431
139,494

143,679
147,990

Parking Spaces

-
$             

    

6
             

         
Debt Service (+ Reserve)

-5,167
-79,496

-92,488
-92,488

-92,488
-92,488

-92,488
-92,488

-92,488

Parking Rent - average

-
$             

    month

-
$             

    

NET CASH FLOW

-1,213
111,186

3,550
31,451

35,169
38,999

42,943
47,006

51,191
55,502

Other Rent

-
$             

    

RETURN ON CASH (INVESTOR)

Misc Income

-
$             

    

Combined DCR

#DIV/0!
22.52

1.04
1.34

1.38
1.42

1.46
1.51

1.55
1.60

Non-Replacement Reserve

0
0

0
0

0
0

0
0

0
0

Building + Land Price

792,000
$         

PROJECT APPRECIATION at 3%
$1,575,218 $1,622,475 $1,671,149 $1,721,283 $1,772,922 $1,826,109 $1,880,893 $1,937,319 $1,995,439 $2,055,302

NET SALES PROCEEDS

$1,911,431

LOAN BALANCE

1,250,000
$      

1,251,165
      

1,295,066
      

1,261,914
      

$929,396

PROJECTED OPERATING PRO FORMA (PER YEAR)

TOTAL EQUITY

$982,035

Gross Retail Income

28
$             

     

$72,324

Gross Pie Spot Income

16
$             

     

$23,400

10 yr IRR

16.7%

Gross Tails n Trotters Income

0
$             

       

$25,332

-394,709
-1,213

111,186
3,550

31,451
35,169

38,999
42,943

47,006
51,191 1,037,537

Gross Loft Income

13
$             

     

$25,344

   Net Tent Income

75
$             

 per month X 3

$2,700

Investment date: 9/15/11

   Net ATM Income + FIT Income

$2,580

FY: Oct 1-Sept 30

   Net Management Income

$4,842

(-) Vacancy 

0%

$0

Debt Balance  

1,250,000
        

1,251,165
      

1,295,066
      

1,261,914
      

(-) Fire Insurance – Commercial

NNN
($10,861)

Change in Debt

1,165
             

43,901
           

(33,152)
          

Project Value

$1,575,218 $1,622,475 $1,671,149 $1,721,283

(-) Taxes

NNN
($1,425)

Net Value

325,218
           

371,310
         

376,083
         

459,369
         

Value Inc/Decr

46,092
           

4,773
             

83,286
           

(-) Water 

NNN 0%

$0

(-) Trash/Utilities

$0 per month
$0

(-) Repairs & Maintenance

3%

($2,872)

(-) Replacement Reserves  (cap. expeditures)

2%

($1,914)

(-) Misc. Expenses

$0

(-) Commercial Management  (Cavenaugh)

8%

($9,685)

Total Expenses

18.3%

($26,758)

...per unit

$0

…per sq. ft.

($3.53)

Net Operating Income

$129,764

The Ocean,  2015 

4/1//2016

PROJECT FACTS:

CASH FLOW CALCULATION 

OWNERSHIP/RETURNS

Site Area

10,000

Interest Rate

2.75%

Net Retail

3
spaces

712
2,136

Term (Months)

24

Net Office

0
spaces

0
0

Construction/Perm Loan

1,501,165

Net Lofts

9
lofts

753
6,776

Drawdown Factor

100% portion of a year

Annual Debt Service

$41,282

Load
0%

0

DCR
LTC

GROSS BUILDING AREA

10,932
Loan Amount

$1,552,842 $1,501,165

TOTAL NET LEASABLE

8,912
Interest Rate

4.750%
4.750%

Overall Efficiency

82%
Term (Years)

25

Retail Rent/ s.f.                       
$15.00

1.25
$               sq.ft./mth

$890 $15.00 Debt-Coverage Ratio

1.25

Office Rent/s.f.

$18.00
1.50

$               sq.ft./mth
$0

$0.00 Project Value

$2,309,485

Loft Rent/s.f.

$21.50
1.79

$               sq.ft./mth
$1,349

Loan-to-Value

65.0%

Residential Ratio

82%

Condo Valuation

Load

$18.00
1.50

$               sq.ft./mth
$0

Stabilized NOI

$132,795 $132,795

Parking
0 spaces

CAP Rate

5.750%

INITIAL COST

$0
Supportable Mortgage

$1,501,165

Supportable Debt Service
($102,701)

Initial Value

$30.00 sq.ft. 300,000

Building Hard Costs

TOTAL DEVELOPMENT COST

$2,394,024

Blended
$130.00 sq.ft. 1,421,160

$      

Artwork

12,000
$           

(-) Permanent Financing

($1,501,165)

Hard Cost Contingency

8.0% of hd costs 114,653
$         

(-) Wes' Land Equity

($300,000)

Pre-Dev Consultants

0.7% of hd costs 11,000
$           

(-) Development Fee

43% ($100,000)
$7,275 For 18 months

Architecture & Engineering

3.1% of hd costs 48,434
$           

$0

Development Fees

10.0% of total 
230,948

$         
(-) PDC Grant

DOS
$0

Permit Fees

11.6% of hd costs 180,000
$         

(-) Architecture Equity

0%
$0

Legal & Accounting

0.5% of hd costs
7,000

$             
(-) Leasing Equity

0%
$0

Construction Financing & Carrying 
3.8% of hd costs 59,217

$           
(-) Wes

($500,000)

Permanent Financing

0.0% of hd costs
-$                 

GAP

($7,141)

Leasing

0.6% of hd costs
9,612

$             
NET OPERATING INCOME

$132,795

Total Soft Costs
60.45

$             
sq. ft. 546,212

$         
(-) MORTGAGE

($102,701)

Total Soft Costs
35.29% of hard costs

(-) FUNDRISE

8%
$0

TOTAL PROJECT COST

90.45
$             

sq.ft. 2,394,024
$      

NET CASH FLOW

$30,095

Cash-to-Cost Ratio

40.12%

Gross Retail Income

$15.00
$32,040

Investment ownership

Gross Office Income

$18.00
$0

Guerrilla Development
$100,000 11%

Gross Loft Income

$21.50
$145,684

YR 1
YR 2

YR 3
YR 4

YR 5
YR 6

YR 7
YR 8

YR 9
YR 10

Not Preferred

3.3%
3.8%

4.2%
4.7%

5.2%
5.7%

6.2%
6.7%

7.3%
162.8%

Gross Load Income

$18.00
$0

3,344
               

3,786
               

4,242
                

4,712
               

5,196
               

5,694
               

6,207
               

6,736
               

7,280
               

162,759
           

Total Gross Rents

$177,724

Investor
$800,000

89%YR 1
YR 2

YR 3
YR 4

YR 5
YR 6

YR 7
YR 8

YR 9
YR 10

(-) Vacancy 

5%
($8,886)

Not Preferred

3.3%
3.8%

4.2%
4.7%

5.2%
5.7%

6.2%
6.7%

7.3%
162.8%

26,751
             

30,292
             

33,939
              

37,696
             

41,566
             

45,551
             

49,657
             

53,885
             

58,240
             

1,302,072
        

(-) Fire Insurance 

Lofts Only $0.3
($2,033)

(-) Taxes

Lofts Only
95.00$         

($10,260)

YR 1
YR 2

YR 3
YR 4

YR 5
YR 6

YR 7
YR 8

YR 9
YR 10

(-) Utilities and Trash

Lofts Only $350.00
($4,200)

Revenue (3% escalator)
177,724 183,056 188,547 194,204 200,030 206,031 212,212 218,578 225,135 231,890

(-) Common Area/Utilities/Misc

NNN
$0

Expenses (3% escalator)
-44,929 -46,276

-47,665 -49,095 -50,568 -52,085 -53,647 -55,257 -56,914 -58,622

(-) Repairs & Maintenance

3%
($5,332)

(-) Replacement Reserves

2%
($3,554)

NOI

132,795 136,779 140,883 145,109 149,462 153,946 158,565 163,322 168,221 173,268

Debt Service

-102,701 -102,701 -102,701 -102,701 -102,701 -102,701 -102,701 -102,701 -102,701 -102,701

(-) Management

6%
($10,663)

NET CASH FLOW

30,095
34,078

38,182
42,408

46,762
51,245

55,864
60,621

65,520
70,567

Total Expenses
25.3%

($44,929)
RETURN ON INVESTMENT

7.7%
8.7%

9.7%
10.8%

11.9%
13.0%

14.2%
15.4%

16.7%
18.0%

…per sq. ft.

($4.11)
Combined DCR

1.29
1.33

1.37
1.41

1.46
1.50

1.54
1.59

1.64
1.69

NET OPERATING INCOME

132,795
$         

PROJECT APPRECIATION at 3%
$2,309,485 $2,378,769 $2,450,132 $2,523,636 $2,599,345 $2,677,326 $2,757,645 $2,840,375 $2,925,586 $3,013,353

NET REFI/SALE PROCEEDS

$2,802,419

LOAN BALANCE

$1,408,155

TOTAL EQUITY

$1,394,264

10 yr IRR

8.8%-900,000
30,095

34,078
38,182

42,408
46,762

51,245
55,864

60,621
65,520 1,464,831

NOTE  -  THIS PROFORMA PREPARED BY MANAGER DOES NOT TAKE INTO ACCOUNT OR MAKE ANY PROVISION FOR ANY CHANGE IN LOCAL OR GENERAL ECONOMIC CONDITIONS, OR INCREASES IN REDEVELOPMENT COSTS OR THE AFFECTS OF ANY DELAYS IN COMMENCING

 THE REDEVELOPMENT PROCESS OR DECREASES IN RENTAL RATES.  BY EXECUTING THIS AGREEMENT, EACH MEMBER ACKNOWLEDGES THAT MANAGER IS NOT MAKING ANY WARRANTIES OR GUARANTIES OR ANY REPRESENTATION WITH RESPECT TO ANY OF THE PROJECTIONS

SET FORTH IN THIS PROFORMA.  PROFORMAS ARE SUBJECT TO UNCERTAINTY AND VARIATION AND THEREFORE ARE NOT REPRESENTED AS RESULTS THAT WILL ACTUALLY BE ACHIEVED.

THIS PROFORMA IS NOT INTENDED AS INDUCEMENT FOR ANY MEMBER TO ENTER INTO THIS AGREEMENT OR BECOME A MEMBER OF THE COMPANY.

CONSTRUCTION LOAN

PERMANENT FINANCING ASSUMPTIONS

CAPITAL STACK

OWNERSHIP BREAKDOWN

OPERATING PRO FORMA (PER YEAR)

Rig-A-Hut
November 7, 2015

PROJECT FACTS:

PROJECT COSTS

Site Area

12,600 Interest Rate

4.25%

base plus common area
Term (Months)

120

Full Bar

$3,221 $4,311 1,208 27% Construction/Mini-Perm Loan
1,650,000

Project Value

2,560,814

Micro Retail 1

$1,458 $2,322 625 14%

SECURITY 
DEPOSIT

3% YEARLY 
BUMP RENT/MO RENT/YR EXPENSE RATIO: TOILETSEXPENSE RATIO: TRASHEXPENSE RATIO: PATIO/OTHER

Micro Retail 2

$1,482 $2,350 635 14% Loan-to-Value

64%

Micro Retail 3

$1,136 $1,947 487 11% Loan-to-Cost

65%

 $8,623 
$4,311  $51,738 16.7% 14.3% 34.7%

Micro Retail 4

$1,225 $2,050 525 12% Combined LTV

68%

 $129 $4,441  $53,290 

Micro Retial 5

$1,353 $1,578 580 13%
Drawdown

110%
1068

 $133 $4,574  $54,888 

Micro Retail 6

$1,139 $1,328 488 11%

 $137 $4,711  $56,535 

Coffee Corner

$2,315 $2,315 960 0% Annual Debt Service
$77,138 

 $141 $4,853  $58,231 

4,548 spaces 0-6
5,508

Covered Seating

1,332 sq.ft.

 $4,645 
$2,322  $27,868 16.7% 14.3% 18.0%

Common Area

756

DCR LTC

 $70 $2,392  $28,704 

Number of Residential Units 0

Loan Amount
$1,764,380 $1,650,000 

 $72 $2,464  $29,565 

Number of commercial tenants 8

Interest Rate
5.000% 5.000%

 $74 $2,538  $30,452 

GROSS BUILDING AREA per plans
7,934 per plans Term (Years)

25 25

 $76 $2,614  $31,366 

TOTAL NET LEASABLE

7,596 Debt-Coverage Ratio
1.50

Overall Efficiency

96%
Project Value

$2,560,814

 $4,699 
$2,350  $28,195 16.7% 14.3% 18.2%

Retail Rent/sq.ft.
28.0 NNN 

44% $1,929 Combined Loan-to-Value
64.4% 65% Loan to Cost

 $70 $2,420  $29,041 

Full Bar Rent/sq.ft.
32.0 NNN 

16% $4,311 Value per Net Square Foot
$337 

 $73 $2,493  $29,912 

Coffee Corner Rent/sq.ft.
28.94 NNN 

13% $2,315 Stabilized NOI
$185,659 $185,659 

 $75 $2,567  $30,809 

CAM Rent/sq.ft.
28.0 NNN 

10% $1,764 CAP Rate

7.250%

 $77 $2,644  $31,733 

Covered Seating Rent
28.0 NNN 

18% $3,108 Supportable Mortgage
$1,650,000 

100%
Supportable Debt Service ($115,749)

 $3,964 
$1,982  $23,784 16.7% 14.3% 14.0%

Other Rent

 $- 

 $59 $2,041  $24,498 

Misc Income

 $- 

 $61 $2,103  $25,232 

TOTAL DEVELOPMENT COSTS
 $2,534,192 

 $63 $2,166  $25,989 

Land Price

 $600,000 (-) Land Value

($600,000)

 $65 $2,231  $26,769 

(-) Development Fee Equity
80% ($124,478) $5,221 for 9 months

PROJECT COSTS

(-) Leasing Equity
80% ($20,002)

 $4,172 
2,086  $24,603 16.7% 14.3% 15.1%

Existing Value 
$47.62 sq.ft.  $600,000 (-) Permanent Financing

($1,650,000)
 $971,100 available from M&T after Investor 1 + IB payoffs

 $62 2,112  $25,341 

Hard Costs

$165.74 sq.ft.  $1,315,018 (-) Architecture Fee
15% ($8,632)

 $1,364,623 total hard costs, plus contingency and fire pit, etc.

 $63 2,175  $26,101 

Artwork/Fins

 $20,803 (+) Iron Bridge Loan Payoff
 $253,900 

 $500,000 cash from Investors

 $65 2,240  $26,884 

Fire Pit

1.0%
 $7,212 (+) Levy Loan Payoff

 $425,000 
 $416,457 total NET soft costs

 $67 2,308  $27,691 

Hard Cost Contingency/Tenant Improvements 10.0% of hd costs  $21,590 0.9% (-) Monies Already Spent
($97,756)

 $97,756 monies already spent

Pre-Dev Consultants
1.5% of hd costs  $19,401 0.8% GAP

161,554 
 $212,224 gap

 $5,812 
$2,983  $35,796 16.7% 14.3% 0.0%

Architecture & Engineering
6.0% of hd costs  $80,603 3.2% EQUITY REQUIRED

$712,224 

 $89 $3,072  $36,870 

Development Fees (cash)
7.3% of value  $185,964 7.3% NET OPERATING INCOME

$185,659 

 $92 $3,165  $37,976 

Permit Fees

6.4% of hd costs  $85,141 3.4% (-) MORTGAGE

($115,749) ($9,646)

 $95 $3,260  $39,115 

Legal & Accounting
1.4% of hd costs  $19,102 0.8% (-) Land Contract

 $98 $3,357  $40,289 

Construction Financing & Carrying 
10.0% of hd costs  $133,588 5.3% NET CASH FLOW

$69,910 

Permanent Financing
2.3% of hd costs  $30,827 1.2%

 
 $4,630 

 $2,315  $27,782 0.0% 14.3% 0.0%

Leasing

1.1% of hd costs  $14,943 0.6%

 $69.46  $2,385  $28,616 

Total Soft Costs  $74.51 sq. ft.  $569,569 
OWNERSHIP/RETURNS

 $71.54  $2,456  $29,474 

2015 YR 2 YR 3 YR 4 YR 5 YR 6 YR 7 YR 8 YR 9 YR 10

 $73.69  $2,530  $30,359 

TOTAL PROJECT COST
 $122.13 sq.ft.  $2,534,192 100.0% Cavenaugh

 $168,626 $11,574 $12,797 $14,058 $15,356  $16,693 $18,070 $19,488 $20,949 $410,541
 $75.90  $2,606  $31,269 

23% 6.9% 7.6% 8.3% 9.1%  $0 10.7% 11.6% 12.4% 243.5%
 $78.17  $2,684  $32,207 

PROJECTED OPERATING PRO FORMA (PER YEAR)

Investor 1
 $330,404 $22,677 $25,075 $27,544 $30,088  $32,708 $35,406 $38,185 $41,048 $804,412 

 $80.52  $2,764  $33,174 

Micro Retail Income
 $28 

$138,902 

46% 6.9% 7.6% 8.3% 9.1%  $0 10.7% 11.6% 12.4% 243.5%
 $82.93  $2,847  $34,169 

Bar Income

 $32 
$51,738 

Investor 2
 $110,133 $7,559 $8,358 $9,181 $10,029  $10,902 $11,802 $12,728 $13,682 $268,133 

 $85.42  $2,933  $35,194 

Coffee Corner Income
 $29 

$27,782 

15% 6.9% 7.6% 8.3% 9.1%  $0 10.7% 11.6% 12.4% 243.5%
 $87.98  $3,021  $36,250 

Juice Income

 $- per month $0 
Investor 3

 $110,133 $7,559 $8,358 $9,181 $10,029  $10,902 $11,802 $12,728 $13,682 $268,133 
 $90.62  $3,111  $37,337 

15% 6.9% 7.6% 8.3% 9.1%  $0 10.7% 11.6% 12.4% 243.5%

100.0% 100.0% 100.0%

Total Income
$218,422 

Total Capital
 $719,296 

(-) Vacancy – Commercial
5%

($10,921)

(-) Fire Insurance – Commercial
NNN 0.00 $0 

2015 YR 2 YR 3 YR 4 YR 5 YR 6 YR 7 YR 8 YR 9 YR 10

(-) Taxes

NNN ($17,852) $0 
Revenue (3% escalator)

88,522 276,606 284,904 293,451 302,255  $311,322 320,662 330,282 340,190 350,396 

Expenses (3% escalator)
(43,377) (102,627) (105,706) (108,877) (112,143)  $(115,508) (118,973) (122,542) (126,218) (130,005)

(-) Water 

NNN 0%
$0 

(-) Trash/Utilities

NNN 0%
$0 

NOI
45,145 173,979 179,198 184,574 190,112 195,815 201,689 207,740 213,972 124,610 

(-) Repairs & Maintenance
2%

($4,368)
Debt Service 

(83,099) (124,610) (124,610) (124,610) (124,610) (124,610) (124,610) (124,610) (124,610) (124,610)

(-) Replacement Reserves
2%

($4,368)
NET CASH FLOW

(37,954) 49,369 54,588 59,964 65,502  $71,205 77,079 83,130 89,362 0 

(-) Misc. Expenses

$0 

(-) Commercial Management  (Cavenaugh)
6%

($13,105)
Combined DCR

0.54 1.40 1.44 1.48 1.53  $2 1.62 1.67 1.72 1.00 

Total Expenses
17.2%

($32,763)
Non-Replacement Reserve

0 0 0 0  $- 0 0 0 0 

...per unit

$0 
PROJECT APPRECIATION at 3% $2,534,192 $2,610,218 $2,688,524 $2,769,180 $2,852,255  $2,937,823 $3,025,958 $3,116,737 $3,210,239 $3,306,546

…per sq. ft.

($4.13)
NET SALES PROCEEDS

$3,075,088

LOAN BALANCE

$1,323,868

NET OPERATING INCOME

 $185,659 TOTAL EQUITY

$1,751,220

10 yr IRR
13.7%

(719,296) (37,954) 49,369 54,588 59,964 65,502  $71,205 77,079 83,130 89,362 1,751,220 

Note:  Investor returns preferred at 9%.

         These numbers are not correct.  They are likely close, but much will change between now and the completion of this project.  

UNIT 5+6

COFFEE CORNER

UNIT 1

2nd POSITION LOAN

UNIT 2 

UNIT 3

MEANS AND METHODS

UNIT 4

The Zipper - 9 spaces

January 5, 2015

PROJECT FACTS:

CONSTRUCTION + 3 yr MINI-PERM LOAN BAR

1

Site Area

10,000 Interest Rate
4.50%

Number of stories

6 Term (Months)
30

Office
Creative Office 6,500 32,500 Construction/Mini-Perm Loan

9,485,656

Retail

3,500 Project Value
14,821,338

Common Area

0 Loan-to-Value
64%

Caretaker's Unit

1,000 Loan-to-Cost
75%

Parking
surface 0 Combined LTV

64%
Drawdown

120%

Number of Office Tenants 5
Personal Guarantee Cost

$0

Number of Retail Units 2
Total Tenants 7

GROSS BUILDING AREA per plans
43,023 Annual Construction Loan Debt Service $512,225

TOTAL NET LEASABLE
37,000Overall Efficiency

86%Office Rent/sq.ft. 26.0 NNN 88% $14,083
DCR LTV

Retail Rent/sq.ft. 26.0 NNN 9% $3,792 Loan Amount $9,718,799 $9,485,656

CAM Rent/sq.ft. 26.0 NNN 0% $0 Interest Rate
5.000% 4.500%

Caretaker's Unit Rent/sq.ft. 32.0 NNN 3% $2,667 Term (Years)
25 25

Parking Spaces
22 plus 1 HC space 22                      Debt-Coverage Ratio

1.25

Parking Rent - average
120  $                per month 2,640  $             Project Value

$14,821,338

Parking Ratio 1 per 1,477                 sq.ft. of office
Loan-to-Value

64%

Misc Income

Value per Net Square Foot
$401 Stabilized NOI

$852,227 $852,227

Land Price
2,000,000  $      CAP Rate

5.750% 6.85% NOI to True Cost
Supportable Mortgage $9,485,656Supportable Debt Service $665,426

Existing Value 
$200.00 sq.ft. 2,000,000  $      Hard Costs
$149.00 sq.ft. 6,410,465  $      CASH FLOW CALCULATION (YR 1)

Parking Costs
$80.00 sq.ft. -   $                 TOTAL DEVELOPMENT COSTS

12,696,450  $             

TI Allowance
$15.00 sq.ft. 487,500  $         (-) Metro Grant

100% $0

Artwork
included 462,000  $         (-) Development Fee Equity 50% $360,000 17,143  $                   per month for 21 months, 50/50 split between Davies and GD staff

Hard Cost Contingency/T I Budget 7.0% of hd costs 448,733  $         (-) Project Man./Investor Hunt Fee Equity 100% $480,000 -   $                         Note:  Davies in charge of this amount - if needed to augment the PM split fee above.

Pre-Dev Consultants
0.4% of hd costs 25,970  $           (-) Sweat Equity Tax (KC+GC+DD) 28% $235,200 $17,143 divided 50/50 = $8,571.43 plus 

-   $                         

Architecture & Engineering
4.5% of hd costs 288,471  $         (-) Permanent Financing

$9,485,656

Development Fees
8.1% of value 1,200,000  $      (-) Architecture Fee

24% $70,000
62% Share of Equity hunt provided by Davies

Permit Fees
9.3% of hd costs 594,968  $         (-) Leasing Fee

0% $0 equals all of the Owner's rep + half of the Tenant rep, roughly.

Legal & Accounting
0.3% of hd costs 20,000  $           GAP

$35,994

Construction Financing & Carrying 9.5% of hd costs 608,584  $         EQUITY REQUIRED
$2,500,000

Permanent Financing
0.0% of hd costs -   $                 NET OPERATING INCOME

$827,405

Leasing
2.3% of hd costs 149,760  $         (-) MORTGAGE

$632,692

Total Soft Costs 77.55  $             sq. ft. 2,887,753  $      

NET CASH FLOW
$194,712

TOTAL PROJECT COST
357.55  $           sq.ft. 12,696,450  $    cash-to-cost ratio

20.0% Note:  Must be a minimum of 20%.OWNERSHIP/RETURNS

YR 2 YR 3 YR 4 YR 5 YR 6 YR 7 YR 8 YR 9 YR 10

Gross Office Income
26  $                  $845,000 Investor Equity 2,500,000  $       200,000  $                  200,000  $                 200,000  $                 200,000  $                 $218,885 $239,367 $260,464 $282,193 $8,403,857

73.3% 8.00% 8.00% 8.00% 8.00% 8.76% 9.57% 10.42% 11.29% 336.15%

Gross Retail Income
26  $                  $91,000 GDAW

297,600  $          (1,729) $                    6,388  $                     14,750  $                   23,362  $                   26,056  $                   28,494  $                   31,006  $                   33,592  $                   1,000,395  $              

Gross CAM Income
26  $                  

$0
33% 8.7% -0.58% 2.15% 4.96% 7.85% 8.76% 9.57% 10.42% 11.29% 336.15%

Gross Parking Income
$31,680 GUERRILLA 

612,400  $          (3,558) $                    13,146  $                   30,352  $                   48,074  $                   53,618  $                   $58,635 $63,803 $69,126 $2,058,609

Gross Income
$967,680

67% 18.0% -0.58% 2.15% 4.96% 7.85% 8.76% 9.57% 10.42% 11.29% 336.15%

(-) Vacancy – Commercial
5% $48,384 Other

0
$0 -   $                         -   $                         -   $                         -   $                         -   $                         -   $                         -   $                         -   $                         

(-) Fire Insurance – Commercial
NNN $12,907 $0

0.0%(-) Taxes
NNN $326,700 $0 Investor IRR

17.1%
-2,500,000 0 200,000 200,000 200,000 200,000 218,885 239,367 260,464 282,193 8,403,857 

(-) Water/Sewer/Trash/Utilities
NNN 0% $0(-) Lighting/Trees
$400 per month $4,800

YR 0 YR 1 YR 2 YR 3 YR 4 YR 5 YR 6 YR 7 YR 8 YR 9

(-) Repairs & Maintenance
3% $29,030 Revenue (3% escalator)

967,680 996,710 1,026,612 1,057,410 1,089,132 1,121,806 1,155,461 1,190,124 1,225,828 

(-) Replacement Reserves
2% $19,354 Expenses (3% escalator)

(140,275) (144,483) (148,818) (153,282) (157,881) (162,617) (167,496) (172,521) (177,696)

(-) Misc. Expenses

$0(-) Commercial Management
4% $38,707 NOI

827,405 852,227 877,794 904,128 931,251 959,189 987,965 1,017,604 1,048,132 

Total Expenses 14.5% $140,275 Debt Service (+ Reserve)
(632,692) (632,692) (632,692) (632,692) (632,692) (632,692) (632,692) (632,692) (632,692)

...per unit
$0 NET CASH FLOW

194,712 219,535 245,101 271,435 298,559 326,497 355,272 384,911 415,439 

…per sq. ft.
$3.26 RETURN ON CASH (INVESTOR)

Combined DCR
1.31 1.35 1.39 1.43 1.47 1.52 1.56 1.61 1.66 

NET OPERATING INCOME
827,405  $         Non-Replacement Reserve

0 0 0 0 0 0 0 0 0 

PROJECT APPRECIATION at 3%
$14,821,338 $15,265,978 $15,723,958 $16,195,676 $16,681,547 $17,181,993 $17,697,453 $18,228,376 $18,775,228

NET REFINANCE/SALES PROCEEDS

$17,836,466

LOAN BALANCE

$6,789,045

TOTAL EQUITY

$11,047,421

10 yr IRR
16.7%

-3,410,000 0 194,712 219,535 245,101 271,435 298,559 326,497 355,272 384,911 11,462,860 

NOTE  -  THIS PROFORMA PREPARED BY MANAGER DOES NOT TAKE INTO ACCOUNT OR MAKE ANY PROVISION FOR ANY CHANGE IN LOCAL OR GENERAL ECONOMIC CONDITIONS, OR INCREASES IN REDEVELOPMENT COSTS OR THE AFFECTS OF ANY DELAYS IN COMMENCING

 THE REDEVELOPMENT PROCESS OR DECREASES IN RENTAL RATES.  BY EXECUTING THIS AGREEMENT, EACH MEMBER ACKNOWLEDGES THAT MANAGER IS NOT MAKING ANY WARRANTIES OR GUARANTIES OR ANY REPRESENTATION WITH RESPECT TO ANY OF THE PROJECTIONS

SET FORTH IN THIS PROFORMA.  PROFORMAS ARE SUBJECT TO UNCERTAINTY AND VARIATION AND THEREFORE ARE NOT REPRESENTED AS RESULTS THAT WILL ACTUALLY BE ACHIEVED.

THIS PROFORMA IS NOT INTENDED AS INDUCEMENT FOR ANY MEMBER TO ENTER INTO THIS AGREEMENT OR BECOME A MEMBER OF THE COMPANY.

Tree Farm

OPERATING PRO FORMA (PER YEAR)

PERMANENT FINANCING ASSUMPTIONS 

PROJECT COSTS

CONSTRUCTION + 3 yr MINI-PERM LOAN

PROJECT FACTS:
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