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1.
DEVELOPMENT TEAM

I \ CATALYST

CONSTRUCTION

-

BAKER TILLY

Candor. Insight. Results,

«FOLEY

FOLEY & LARDNER LLP

Rule Enterprises is a development firm which specializes in strategic
investing, and we use property development as our primary driver.
Everything we do is rooted in Equity, Equality, and Dignity. We believe
in solving problems that no one else may know exists all while creating
high-caliber, distinctive development projects. Rule Enterprises is 3/3 in
WHEDA Tax Credit Allocations over the last 4 years.

Role: Developer, Co-Owner

Key Contacts: Brandon Rule

Catalyst Construction is a general contractor and developer that aims
to provide high-quality craftsmanship at a very competitive cost. It is
their goal to be recognized as the leading company in southeastern
Wisconsin for on-time delivery and overall quality. Catalyst is leading
the WI market in growth over the last 4 years. Catalyst has also built
projects for over 10 grocery stores over the last 5 years.

Role: Co-Developer, GC, Cost Estimating, Construction Manager

Key Contacts: Matt Burow, Adam Arndt

ARC-INT ARCHITECTURE is a Milwaukee-based architecture and
design firm that is dedicated to enhancing the local environment,
while exploring how contemporary life evolves and changes their
experience. Their practice is focused on compelling work that is
informed by circumstance, craftsmanship, and community context. The
principles have over 50 years of WI based architecture experience
between the two.

Role: Project Design, Architect of Record, Construction Administration
Key Contacts: Edward Haydin, Ryan Thacker

Baker Tilly Virchow Krause, LLP is a public accounting and
consulting firm which specializes in Tax Credits. They are the leading
LIHTC Consultant in the country and the firm as a whole generated
$3.6B in revenue in 2018.

Role: Tax Accountant, Financing Consultant, Market Study

Key Contacts: Don Bernards, David Haviland

Foley & Lardner LLP is an international law firm started in Milwaukee
back in 1842. They are ranked in the top 30 in the country and
specializes in complex structuring.

Role: Legal Counsel

Key Contacts: Katherine Rist, Wayman Lawrence



DEVELOPMENT TEAM

Rule Enterprises
LOCATION

704 W National Ave, Milwaukee,
WI 53204

PROPERTY TYPE

Residential,, Urban In-Fill,
Affordable Multi-Family,
PROPERTY SIZE

$12.6M, 60 residential units,
65,000 sqgft

Rule Enterprises

LOCATION

1331 W National Ave, Milwaukee,
WI 53204

PROPERTY TYPE

Residential,, Urban In-Fill,
Affordable Multi-Family,
PROPERTY SIZE

$18M, 89 residential units,
110,000 sqgft

Catalyst Construction

LOCATION

1320 S Ist St, Milwaukee, WI
53204

PROPERTY TYPE

Mixed-Use, Grocery Store, Urban
In-Fill, Market Rate Multi-Family,
Office, Retail,

PROPERTY SIZE




DEVELOPMENT TEAM

ARC-INT

LOCATION

Wauwatosa, WI

PROPERTY TYPE

Mixed-Use, Urban In-Fill, Market
Rate Multi-Family, Retail.
PROPERTY SIZE

$19M, 72 residential units, .
106,200 Sqft > ‘if

af MW BERL .

Catalyst Construction
LOCATION

Milwaukee, WI

PROPERTY TYPE

Grocery Store.

Catalyst Construction
LOCATION

2812 N 5th St, Milwaukee, WI
53212

PROPERTY TYPE

Mixed-Use,, Urban In-Fill,
Affordable Multi-Family, Office.
PROPERTY SIZE

$20M, 59 residential units,
185,000 sqft




2. DESIGN CONCEPT / LAND USE

THE MAIN FOCUS

Our team was extremely
thoughtful in both the program
and concept of the site. Our goals
were to preserve the food access
by constructing a grocery store to
serve the nearby residents,
complete the eastern portion of
the street from Park to Fish
Hatchery Road, and to meet the
recommendations of the Wingra
BUILD Plan. We envision this
being done by the plan
highlighted below.

Our concept consists of two
buildings developed on the site,
The first phase will include a
grocery store and approximately
150 mixed income housing units.
The next phase (is not required to
fund the acquisition of the site or
the phase | building) will be an
80-unit workforce housing
development aimed at people
who currently provide services to
nearby businesses.

We believe that the only way to
create a sustainable community is
by listening to all parties within it.
We specialize in public/private
partnerships, additionally we pride
ourselves on including a third
"Social" element. This element of
our philosophy is why we chose to
select a grocery store after
listening to the needs of the
community.

We currently have engaged both
national and local grocers and
would like to reserve the right to
select upon the award
announcement.

We have currently engaged:
o Aldi

e Cernak

e Roundy's

e El Rey

e Good Harvest

e Festival Foods

Create a Grocery Store with a large
footprint. (30,000 Sqgft).

Connect Park Street to Fish
Hatchery Road.

Meet Recommendations of the
Wingra BUILD Plan.

Create dense multi-family housing.



DESIGN CONCEPT / LAND USE

We've found that most national
grocers aren't willing to sign official
letters unless the site is under
control. If necessary, | can provide
multiple letters of support that prove
out the timeline.

We understand that current and past
responses to the RFP will condo the
grocery store from the

multifamily apartments. We were
extremely thoughtful on how to
create a more streamlined process.
We decided on a structure that was
able to create a mixed-use property
under one financing model. These
efficiencies allow us to request far
less financial assistance from the City
of Madison overall. They also will
require $0 in financial assistance to
subsidize the grocery store.

Investors typically will only allow for
up to 20% of commercial income in
relation to the total. The program
we've proposed has this commercial
income at less than 10%.

Phase |: 6 Story building which
includes 30,000 square foot Grocery
Store, 150 Units, 125 underground
parking stalls.

If there's a delay in developing Phase
Il we plan to use that parcel for
surface parking.

Phase IlI: 5 story building which
includes 80 units and 220 parking
stalls.

Our next step was to listen to the
community's needs, and by
attending the community meeting
we were able to iterate on our design
with the following
recommendations:

Pedestrian and Bike Friendly: Here
we were able to design to the
City's requirements for bicycle
parking and enhance the area for
both the pedestrian walkway and
the bike walkway. We're proposing
a wider sidewalk, and through our
design, implemented efficient
pedestrian access points.

Amazon Lockers: We understand
that the Amazon locker is a self-
service delivery program the
company launched to address
missed deliveries, stolen packages
and to improve overall delivery
efficiency. This will enhance the
overall morale for not only our
residents but our neighbor
community as well. This area will
be in both the grocery store and
the apartment building for public
and private use.

Safety: While considering the bike
and pedestrian walkways to
ensure a safe relationship between
the bikes, pedestrians, and
vehicles, we also will install an
enhanced security system to
further protect against any theft or
wrong doing on the site.

Accessibility: We build to the
Wisconsin Green Build Homes
certification and we plan to
implement that here as well. In
addition to that, the grocery store
design will be friendly to all
people who may face mobility
challenges.

Ride Sharing: We realize that this
is a growing market and will do
our best to accommodate in
advance for all patrons who are
leveraging companies such as
uber, lyft or taxi to get to and from
the grocery store and their home.

Mass Transit: There will be a
proposed bus stop on the new
street to encourage the use of
public transportation.




DESIGN CONCEPT / LAND USE

ELEVATIONS
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AN OVERVIEW OF

FINANCING

We intend to pay $1,500,000 for
the Truman Olson Site. We

TRU MAN OLSON believe this price puts us in the

best position to be competitive
and also for success.

This will be contingent upon 4%

* Purchase Price: $1'5M LIHTC financing which is not as
e TIF - $O competitive as the 9% LIHTC
. allocation from WHEDA. Our
e Affordable Housing Fund: $750K team has a 100% success rate
° Home/HTF; $500K on all submissions to WHEDA for

the LIHTC Program. We have
also discussed the potential of
this project and WHEDA is
excited about the possibility of
working with us on it.

We've done our best to put
together a program that
maximizes the density and
reduces the economic strain on
the City of Madison. In our
model we're only requesting
$750K from the Affordable
Housing Funds and $500 from
Home / Housing Trust Fund.

Although the project is $41M
total, we're only requested
$1.25M from the City and it will
not require any Tax Incremental
Financing.

Our research shows this project
will benefit the City by
producing over $100K in taxes
annually all while creating over
50 construction jobs and over 75
new permanent jobs shared
between the grocery store and
the apartments.

We also are in conversation with
SSM on creating a healthy food
commercial kitchen that will be
open to the community to
fellowship and learn from.

***Please see proforma attachmed***



3.
SOURCES & USES

‘ escription Amount Per i

Per GSF
'Acquisition Costs 1,507,752 10,051.68 6.70
|Site Improvements 515,000 3,433.33 229
'Construction - Hard Costs 28,326,000 188,840.00 125.89
‘Construction - Soft Costs 740,000 4,933.33 329
|Predevelopment - Soft Costs 158,000 1,053.33 0.70
|Financing - Construction / Bridge Loan 1,122,000 7,480.00 499
|Financing - Permanent / 1st Mortgage 340,445 2,269.63 1.51
‘Tax Credit & Bond Fees 234,711 1,564.74 1.04
'Financing - Soft Source Fees - - -
'Owner Legal & Accounting 235,000 1,566.67 1.04
|Construction Period Taxes & Insurance 65,000 433.33 0.29
‘Reserves & Escrows 1,616,893 10,779.29 7.19
'Developer Fee 3,015,823 20,105.49 13.40
'Deferred Developer Fee 3,421,344 22,808.96 15.21
|Total 41,297,968 275,320 183.55

Annual Debt
Description Amount Type Rate Term  Amortization Service
Private First Mortgage 21,663,000 Hard Debt 4.90% 35 35 1,295,434
Sponsor Loan - City of Madison Affordable 750,000 SoftLoan 2.60% 20 -
Sponsor Loan - WEDC Brownfields 500,000 SoftLoan 2.60% 30 -
Sponsor Loan - FHLB AHP 900,000 SoftLoan 2.60% 30 -
Sponsor Loan - City of Madison HOME/HTF 500,000 SoftLoan 2.60% 30 -
LIHTC Equity 13,563,524 Equity
Managing Member Capital Contribution 100 Equity
Deferred Developer Fee 3,421,344 Equity

Total 41,297,968



3.
UNIT MIX & CASH FLOW

TIAL INCOME

&

Max
Total Res. | Hhid | Net/Contract

Unit Type #ofUnits #BR | #Bath | Unit SF SF AMI Rent Monthly Rent| Annual Rent
1BR 30 1 1 650 19,500 | 30% 454 13,620 163,440
1BR 10 1 1 650 6,500 | 50% 834 8,340 100,080
1BR 15 1 1 650 9,750 | 60% 1,009 15,135 181,620
1BR 20 1 1 650 13,000 | 80% 1,359 27,180 326,160
2BR 10 2 1 950 9,500 | 50% 992 9,920 119,040
2BR 15 2 1 950 14,250 | 60% 1,132 16,980 203,760
2BR 25 2 1 950 23,750 | 80% 1,432 35,800 429,600
3BR 25 3 2| 1,250 31,250 | 80% 1,668 41,700 500,400
Total Rental Units 150 127,500 168,675 2,024,100

Rent Per| Monthly Annual
SF SF Rent Income
Grocery Store 30,000 14.00 35,000 420,000
420,000
70% 200% Reserve Contribution Escalaton 0%
20% 20% Intorost on Reserve Accounts 05%
30% 30% Investor Asset Managemant Fee 0% 4,200
Ao 30% Dok [+] por Foe | 30%

|Residontisf Income 2,024,100 2,064,582 2,108,874 2,147,991 2,180,851 2234770 2219465 2,326,055 237 558 2418587
|Residential Vacancy (141,687) (144,521) (147,411) (150,355) (153.367) (156,434) (159,563) (162.754) (166,009) (169,329)
Other Residensal income parng ; 189,000 192,760 196,636 200.568 204,580 208,671 212845 217,102 221,444 225872
Other Residential Vacancy {13,230 112.495) (13,784) (14 040) (14.321) (14 807) (14.880) (15.197) (15.501) (15.811)
Commercial income 420,000 428400 4368968 445707 454,622 463714 ar2988 482448 492,067 501,939
Commercal Vacancy (84.000) (85.680) (87.394) (89.141) 100.9524) (02.743) (04.568) (96.490) (98.419) (100,338)
Total Income 2,394,183 2442067 2,400,908 2,540,726 2,501,541 2,643,371 2,606239 2,750,164 2,805,167 2,861,270
|chock 0
'OPERATING EXPENSES
AdTnistratve 321,118 330,751 340,674 350,894 361,421 372264 383432 304,835 406,783 418,088
Utiities 75,000 77.2% 76,568 81,955 84413 86,948 89,554 92241 56,008 97,858
Oporatons & Mantenance 174,450 179,684 185,074 190,626 166,345 202.235 208,302 214,551 220988 227618
|Real Estate Toxes 150000 ¥ 154500 7 1501357 1630007 1688267 17381 ¥ w08 ¥ waem1 ¥ w0067 105716
Other Tax & Insurance 74,036 76,257 TB545 80,801 83328 85828 88403 91,085 53,787 96,600
T Refung no 0 [ ] ] 0 0 0 0 0 0
Total OpEx 794,604 818,442 842,995 868,285 894,334 921,164 943,799 977,263 1,006,580 1,036,778
0
Reserve Contrbutons 45,000 48.3% 47,741 49173 50,648 82,167 53732 55344 57,005 58,715
Total OpEx with Reserves 839,604 864,792 890,736 917,458 944,982 973,33 1,002,531 1,032,607 1,063,585 1,005,493
chock 0
|Cash Flow Before Debt Seevice 1,554,579 1,577,275 1,600,172 1,623,268 1,646,559 1,670,040 1,693,708 1,747,557 1,741,582 1,765,778
chack 0
DEBT SERVICE PAYMENTS
Privato Frst Mortgage 1,205434 1295434 1,205.434 1295434 1,205.434 1205434 1,295.434 1,295.434 1205434 1295434
| ocrer 1,2000 1.2178 1.2352 1.2531 1.2770 1.2892 1.3074 1.32%9 1.3444 1.3631
DCR #1 (Not incluting TiF incroment) 1.2000 1.2178 1.2352 1.2531 1.2710 1.2692 1.3074 1.325% 1344 1.3631
0 0 0 0 0 ] 0 0 0 0 0
| OCR 2 1.2000 12176 1.2352 1.2537 12710 1.2892 13074 1.325 I 3444 1.3631
Loan #3 Dobt Sarvice 0 o 0 [ 0 0 0 0 0 o
DOCR 83 1.2000 1.2178 1.2352 1.2531 1.2710 1.2802 13074 1.3259 1. 3444 1. 3631
Cash Flow after Debt Service 259,146 281,841 304,739 327,835 351,126 374,607 398,274 422123 445,142 470,344



4

OWNERSHIP
STRUCTURE

The plan is for Rule Enterprises to
negotiate the purchase and sale
agreement with the City of Madison then
to form a limited liability company and
acquire the site on a fee simple title.

S

A




5.

PROCESS/TIMELINE

We believe if we receive the exclusive right to negotiate, by the time the WHEDA
submission is due, we can deliver a project by the end of 2021. Within that timeframe we
will establish a Developers Agreement with the city of Madison, get the City of Madison's
Development Review and Land Use approvals then close on the project. The construction
timeline will be approximately 14 months. Please see the detailed description below.

Marketing plan for the housing will be primarily managed by our property management
firm. We realize there's a huge demand for workforce housing in not only Madison but also
the South Side of town. We plan to connect with the local community organizations and
attend their meetings. We also plan to send pertinent information to all of their members
through an email blast. The marketing for the grocery store will be in conjunction with
their national, regional, and local plan.

Our community goal is to engage every local neighborhood organization and the
businesses along Park Street. We currently have letters of support from Forward
Community Investments, Urban League of Greater Madison, YWCA Madison, Centro
Hispano Madison, Bayview Foundation, One City Schools, & Akamai. We plan to leverage
those relationships along with SSM to create a sustainable community hub that serve as
an anchor for the community for many years to come.

Duration  Start

1 RFP Proces 12.97 mons 8/9/19
2 RFP Response Due 0 days 8/9/19
3 RFP Reponse Review 1.63 mons 8/12/19
4 Selection Committee deliberation and Selection0.47 mons 10/1/19
5 Common Councl Exclusive Right to Negotiate 0.57 mons 10/15/19
6 Development Agreement (DA} formalized 1 mons 11/1/19
7 Submit WHEDA Application 0 days 12/6/19
8 DA Agreement introduced to council 2,07 mons 12/1/19
9 Committee recommendation to CC 0.97 mons 2/1/20
|0 Action by CC and Subcommittees 1.03 mons 3/1/20
1 WHEDA Award 0 days 5/1/20
12 Close on Property 0 days 9/1/20
3 Entitlement 4,07 mons 5/1/20
4 Design Development 3.03 mons 5/1/20
5 Submit Land Use Application® 0 days 8/3/20
6 Urban Design Meeting* 0 days 8/10/20
7 Plan Commission Meeting* 0 days 8/17/20
8 Common Council Meeting® 0 days 8/24/20

9 Department Sign Off 0.23 mons
o S

oConstruction 13

8/24/20
.7 mons

/20

9/2/20

1 Excavation

2 Footings & Foundations 2.27 mons 11/1/20 1/8/21
3 Structure 3mons a/15/21
14 Enclosure S mons 2/1/21 7/1/21
S Interior 4.67 mons 5/4/21 9/21/21
'6 Close-out 0.9 mons 9/22/21 10/19/21
7 Certificate of Occupancy 0 days 10/26/21 10/26/21

Finish 2019

8/9/19|@ 8/9
9/30/19
10/15/19 ]
11/1/19 -
12/1/19
12/6/19
2/1/20
3/1/20
4/1/20
5/1/20

7/31/20

8/3/20
8/10/20
8/17/20
8/24/20
8/31/20

12/15/20

*Estimate date, actual is TBD

-
*

10/26

2022









South Park Apartments

Location Tax Credits
Address 1402 South Park Street # of LIHTC Units 0
City Madison LIHTC Allocation Amount 1,012,305
County Dane Price Per LIHTC 0.92
Total # of Units 150 Federal Historic Credits -
# of Buildings 1 Price Per Federal Historic Credit -
Census Tract 55079015800 State Historic Credit -
QCT 13 Price Per State Historic Credit -
Development Costs Income & Expenses
Description Amount Per Unit  Per GSF # of Bedrooms # of Units Annual Income PUPY
Acquisition Costs 1,507,752 10,051.68 6.70 1BR 75 771,300
Site Improvements 515,000 3,433.33 229 2BR 50 752,400
Construction - Hard Costs 28,326,000  188,840.00 125.89 3BR 25 500,400
Construction - Soft Costs 740,000 4,933.33 3.29 4 BR
Predevelopment - Soft Costs 158,000 1,053.33 0.70 Gross Residential Income 2,024,100 13,494.00
Financing - Construction / Bridge Loan 1,122,000 7,480.00 4.99 (Less Vacancy) 7% (141,687)
Financing - Permanent / 1st Mortgage 340,445 2,269.63 1.51 Effective Residential Income 1,882,413
Tax Credit & Bond Fees 234,711 1,564.74 1.04 Effective Commerical Income
Financing - Soft Source Fees - - - Effective Other Income 43,110
Owner Legal & Accounting 235,000 1,566.67 1.04 Gross Effective Income 1,925,523 12,837
Construction Period Taxes & Insurance 65,000 433.33 0.29 Plus TIF Refund 0
Reserves & Escrows 1,616,893 10,779.29 7.19 Less Operating Expenses 794,604 5,297
Developer Fee 3,015,823 20,105.49 13.40 Less Replacement Reserves 45,000 300
Deferred Developer Fee 3,421,344 22,808.96 15.21 Net Operating Income 1,085,919 7,239
Total 41,297,968 275,320 183.55 Total Must Pay Debt Year 1 1,295,434

- Cash Flow Year 1 (209,514)

DCR Year 1 0.84
Development Sources
Permanent
Annual Debt Affordability

Description Amount Type Rate Term Amortization Service Period
Private First Mortgage 21,663,000 Hard Debt 4.90% 35 35 1,295,434
Sponsor Loan - City of Madison Affordable 750,000 Soft Loan 2.60% 20 - 20 years
Sponsor Loan - WEDC Brownfields 500,000 Soft Loan 2.60% 30 -
Sponsor Loan - FHLB AHP 900,000 Soft Loan 2.60% 30 -
Sponsor Loan - City of Madison HOME/HTF 500,000 Soft Loan 2.60% 30 - 15 years
LIHTC Equity 13,563,524  Equity 30 years
Managing Member Capital Contribution 100 Equity
Deferred Developer Fee 3,421,344 Equity
Total 41,297,968

0



South Park Apartments

RESIDENTIAL INCOME

Max
Total Res. | Hhid Tax Credit Utility Net/Contract
Unit Type #of Units| #BR # Bath Unit SF SF AMI | Price Per SF Unit Integ. Unit | Gross Rent | Allowance Rent Monthly Rent | Annual Rent
1 BR - Vets/Supportive 30 1 1 650 19,500 30% 30 30 545 91 454 13,620 163,440
1BR 10 1 1 650 6,500 50% 1.28 10 925 91 834 8,340 100,080
1BR 15 1 1 650 9,750 60% 1.55 15 1,100 91 1,009 15,135 181,620
1BR 20 1 1 650 13,000 80% 2.09 20 1,450 91 1,359 27,180 326,160
2BR 10 2 1 950 9,500 50% 1.04 10 1,110 118 992 9,920 119,040
2BR 15 2 1 950 14,250 60% 1.19 15 1,250 118 1,132 16,980 203,760
2BR 25 2 1 950 23,750 80% 1.51 25 1,550 118 1,432 35,800 429,600
3BR 25 3 2 1,250 31,250 80% 1.33 25 1,800 132 1,668 41,700 500,400
Total Rental Units 150 127,500 150 30 168,675 2,024,100
% of Total Units 100% 20%
OTHER RESIDENTIAL INCOME UTILITY ALLOWANCE SCHEDULE
Monthly Owner Paid
Income / Annual (included in
# Units Unit Income Notes Utility Type Gas or Electric Rent) Tenant Paid
Parking 150 75 135,000 Heat gas X
Pet Fee 90 50 54,000 AC electric X
- Hot Water gas X
Other - Cooking electric X
Security Deposit Income - Gen Elec X
Credit Check Fees - Water/Sewer X
Interest on Reserves Source Refer to "Util" Tab for full schedule.
Total 189,000 105
COMMERCIAL INCOME APPLICABLE FRACTION (% LOW-INCOME)
Rent Per Annual
SF SF Monthly Rent Income Notes 0.794847865 Units SF
Grocery Store 30,000 14.00 35,000 420,000 Tax Credit Eligible Units (<= 60% AMI) 150 127,500
- - - - Non-Tax Credit Eligible Units - -
- - - - Total Residential Rental Units 150 127,500
Total 30,000 4.67 420,000
Applicable Fraction by Calc Method 100.00% 100.00%

Applicable Fraction - Use Lesser of Two Methods
Commercial Rental Spaces (SF)
Residential Common Areas (SF)
Total Project SF




Development Sources
South Park Apartments
Rule Enterprises

PERMANENT SOURCES
Amort Annual Debt
Status Amount WHEDA 85% Test Per Unit % of Total Interest Rate Term (years) (years) Service Year 1DCR  Year 20 DCR
DEBT
1 First Mortgage 21,663,000
A Private First Mortgage - WHEDA 1 21,663,000 52% 361,050 52% 4.90% 35 35 1,295,434 0.14 1.56
B - 0% -
2 0% - 0% 4.500% 20 20 - 0.14 1.56
3 - - 0% 2.500% 20 - - 0.14
CONTINGENT DEBT
1 Sponsor Loan - City of Madison Affordable 2 750,000 2% 12,500 2% 2.600% 30 - 19,500 0.13
2 Sponsor Loan - WEDC Brownfields 3 500,000 1% 8,333 1% 2.600% 30 - 13,000 0.13
3 Sponsor Loan - FHLB AHP 4 900,000 2% 15,000 2% 2.600% 30 - 23,400 0.13
4 Sponsor Loan - City of Madison HOME/HTF 5 500,000 1% 8,333 1% 2.600% 30 - 13,000 0.13
5 - 0% 2.600% 30 - - -
6 - 0% - - -
7 GAP - 0% - - -
8
9
EQUITY
LIHTC Equity Pending 13,563,524 33% 226,059 33%
HTC Equity - 0%
Managing Member Capital Contribution 100 2 0%
Deferred Developer Fee 3,421,344 57,022 8%
TOTAL 41,297,968 92% 275,320 100% 1,314,934

(3,421,344.48)



Development Uses
South Park Apartments
Rule Enterprises

SUMMARY
Units 150 Total GC Contact -
Per unit -
Residential SF 127,500 Per Total SF -
Commercial SF 30,000 Per Net Rentable -
Garage SF 30,000 Total Land+Bldg Acq 1,500,000
Program SF 37,500 % Land 100%
Total Building SF 225,000 Total FAR % Commercial 13%|
Net Rentable SF 187,500 % Historic Eligible 0%)| Check 13%
USES
Total
Development
Residential Commercial Amount Res Per Unit
ACQUISITION COSTS
Land % of purchase price 100% 1,500,000 - 1,500,000 10,000
Title & Recording Fees 7,752 - 7,752 52
Subtotal 1,507,752 - 1,507,752 10,052
SITE IMPROVEMENTS - - -
Sitework & Earthwork (On-Site - Basis Eligible) 300,000 - 2,000
Sitework & Earthwork (On-Site - Ineligible) 100,000 - 667
Site Utilities (Basis Eligible) 115,000 - 115,000 767
Asbestos Testing & Abatement 0.0% - - -
Subtotal 515,000 - 515,000 3,433
CONSTRUCTION - HARD COSTS - - -
Residential Construction Costs Net Cost per SF 95 18,487,500 123,250
Commercial Construction included above 140 4,200,000 4,200,000 28,000
Furnishings, Fixtures & Equipment (GC) appliances, window treatments 250,000 - 1,667
Contractor General Conditions % of net construction 3.94% 924,375 924,375 6,163
Contractor Overhead % of net construction 2.36% 554,625 554,625 3,698
Contractor Profit % of net construction 3.15% 739,500 739,500 4,930
Hard Cost Contingency (Owner) % of total GC budget 243% 625,000 210,000 625,000 4,167
Furnishings, Fixtures & Equipment (Owner) 50,000 50,000 333
Signage incl above 15,000 15,000 100
Garage 2,400,000 2,400,000 16,000
Temp Heat 15,000 15,000 100
Utility Connections 35,000 = 35,000 233
Cable TV & Internet Wiring 10,000 10,000 67
Site Security & Monitoring System 15,000 15,000 100
Plan Examination Fees 5,000 - 5,000 33
Building Permits in constr estimate - - - -
Subtotal 126 24,126,000 4,410,000 28,326,000 188,840
CONSTRUCTION - SOFT COSTS - - -
Architecture - Design per unit 3,667 550,000 112,500 550,000 3,667
Architecture - Construction Supervision per unit 267 40,000 5,000 40,000 267
Architectural Reimbursable Expenses 15,000 15,000 100
Engineering per unit 800 10,000 - 10,000 67
Geotech Soil Borings 50,000 - 50,000 333
Construction Material Testing 10,000 - 10,000 67
Green Consultant 15,000 - 15,000 100
Development Consultant 50,000 - 50,000 333
Subtotal 740,000 117,500 740,000 4,933
PREDEVELOPMENT - SOFT COSTS - - -
Surveys as-is, as-built 10,000 - 10,000 67
Appraisal 5,000 - 5,000 33
Market Study 6,500 6,500 43
Environmental -
Phase | ESA 3,000 - 3,000 20
Phase Il ESA| 6,000 N 6,000 40
Phase Il ESA| 35,000 - 35,000 233
Remedial Action Plan 10,000 - 10,000 67
DNR Fees 7,500 - 7,500 50
Subtotal 83,000 - 158,000 1,053
FINANCING COSTS - CONSTRUCTION / BRIDGE LOAN - - -
Loan Origination (loan amt): 1.00% 350,000 - 350,000 2333
Loan Interest Reserve (ConP Int) 1 750,000 - 750,000 5,000
Lender Inspection per inspection 1,000 12,000 - 12,000 80.00
LOC Fee 10,000 - 10,000 67
Subtotal 1,122,000 = 1,122,000 7,480
FINANCING COSTS - PERMANENT / 1st MORTGAGE - - -
Perm Loan Origination - TIF & Subordinate Notes 1.50% 304,945 - 304,945 2,166
Perm Loan App Fee 500 - 500 3
Perm Lender Documentation Fees 15,000 - 15,000 100
Subtotal 340,445 - 340,445 2,270
TAX CREDIT & BOND FEES - - -
LIHTC Application Fees (2019) 4,000 - 4,000 27
LIHTC 4% Reservation Fee (2019) % of annual credit amt 5% 50,615 - 50,615 337
LIHTC 4% Carryover Allocation Fee (2019) ] 5% 50,615 - 50,615 337
LIHTC Reservation/Carryover Fees (2019) 10% 101,230 - 101,230 675
LIHTC 4% Determination Fee (TE bonds only) - - - -
LIHTC Initial Compliance Fee per unit 55 8,250 - 8,250 55
Investor Legal 20,000 - 20,000 133
Subtotal 234711 = 234,711 1,565
OWNER LEGAL & ACCOUNTING - - -
Accounting 30,000 - 30,000 200
Legal - Transactional % of owner legal fees 45% 100,000 - 100,000 667
Legal - Partnership Organizational 45% 50,000 - 50,000 333
Legal - Syndication 10% 10,000 - 10,000 67
Title & Recording Fees (2nd closing) % basis eligible 90% 45,000 - 45,000 300
Subtotal 235,000 = 235,000 1,567
TAXES & INSURANCE - CONSTRUCTION PERIOD - - -
Property Taxes #months of constr 25,000 - 25,000 167
Insurance 40,000 - 40,000 267
Subtotal 65,000 o 65,000 433
RESERVES & ESCROWS 6 months op ex - - -
Initial Lease-Up Reserve months of op costs 6.0 397,302 - 397,302 2,649
Operating Reserves months of op costs 6.0 419,802 - 419,802 2,799
Subtotal 1,616,893 - 1,616,893 10,779
DEVELOPER FEE - - -
Developer Fee % of dev fee basis 3,015,823 - 3,015,823 20,105
Deferred Developer Fee % of developer fee 53% 3,421,344 - 3,421,344 22,809
Subtotal % of WHEDA maximum fee 6,437,167 - 6,437,167 42914
TOTAL 41,297,968 - 41,297,968 275,320



Operating Proforma
South Park Apartments
Rule Enterprises

ESCALATION & VACANCY ASSUMPTIONS

Res. Comm.
Vacancy 7.0% 20.0% Reserve Contribution Escalation 3.0%
Income Escalation 20% 20% Interest on Reserve Accounts 0.5%
Expense Escalation 3.0% 3.0% Investor Asset Management Fee 3.0% 4,200
RE Tax Escalation 3.0% 3.0% Deferred Developer Fee Interest 3.0%
2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035
1 2 3 4 5 6 7 8 9 10 1 12 13 14 15
INCOME
Residential Income 2,024,100 2,064,582 2,105,874 2,147,991 2,190,951 2,234,770 2,279,465 2,325,055 2,371,556 2,418,987 2,467,367 2,516,714 2,567,048 2,618,389 2,670,757
Residential Vacancy (141,687) (144,521) (147.411) (150,359) (153,367) (156,434) (159,563) (162,754) (166,009) (169,329) (172,716) (176,170) (179,693) (183,287) (186,953)
Other Residential Income parking 189,000 192,780 196,636 200,568 204,580 208,671 212,845 217,102 221,444 225,872 230,390 234,998 239,698 244,492 249,381
Other Residential Vacancy (13,230) (13,495) (13,764) (14,040) (14,321) (14,607) (14,899) (15,197) (15,501) (15,811) (16,127) (16,450) (16,779) (17,114) (17,457)
Commercial Income 420,000 428,400 436,968 445,707 454,622 463,714 472,988 482,448 492,007 501,939 511,978 522,217 532,662 543,315 554,181
Commercial Vacancy (84,000) (85,680) (87,394) (89,141) (90,924) (92,743) (94,598) (96,490) (98,419) (100,388) (102,396) (104,443) (106,532) (108,663) (110,836)
Total Income 2,394,183 2,442,067 2,490,908 2,540,726 2,591,541 2,643,371 2,696,239 2,750,164 2,805,167 2,861,270 2,918,496 2,976,866 3,036,403 3,097,131 3,159,074
check 0
OPERATING EXPENSES
Administrative 321,118 330,751 340,674 350,894 361,421 372,264 383,432 394,935 406,783 418,986 431,556 444,502 457,837 471,572 485,720
Utilities 75,000 77,250 79,568 81,955 84,413 86,946 89,554 92,241 95,008 97,858 100,794 103,818 106,932 110,140 113,444
Operations & Maintenance 174,450 179,684 185,074 190,626 196,345 202,235 208,302 214,551 220,988 227,618 234,446 241,480 248,724 256,186 263,871
Real Estate Taxes 150,000 154,500 159,135 163,909 168,826 173,891 179,108 184,481 190,016 195,716 201,587 207,635 213,864 220,280 226,888
Other Tax & Insurance 74,036 76,257 78,545 80,901 83,328 85,828 88,403 91,055 93,787 96,600 99,498 102,483 105,558 108,724 111,986
TIF Refund no 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Total OpEx 794,604 818,442 842,995 868,285 894,334 921,164 948,799 977,263 1,006,580 1,036,778 1,067,881 1,099,918 1,132,915 1,166,903 1,201,910
0
Reserve Contributions 45,000 46,350 47,741 49,173 50,648 52,167 53,732 55,344 57,005 58,715 60,476 62,291 64,159 66,084 68,067
Total OpEx with Reserves 839,604 864,792 890,736 917,458 944,982 973,331 1,002,531 1,032,607 1,063,585 1,095,493 1,128,357 1,162,208 1,197,074 1,232,987 1,269,976
check 0
Cash Flow Before Debt Service 1,554,579 1,577,275 1,600,172 1,623,268 1,646,559 1,670,040 1,693,708 1,717,557 1,741,582 1,765,778 1,790,138 1,814,657 1,839,329 1,864,144 1,889,097
check 0
DEBT SERVICE PAYMENTS
Private First Mortgage 1,295,434 1,295,434 1,295,434 1,295,434 1,295,434 1,295,434 1,295,434 1,295,434 1,295,434 1,295,434 1,295,434 1,295,434 1,295,434 1,295,434 1,295,434
DCR #1 1.2000 1.2176 1.2352 1.2531 1.2710 1.2892 1.3074 1.3259 1.3444 1.3631 1.3819 1.4008 1.4199 1.4390 1.4583
DCR #1 (Not including TIF Increment) 1.2000 1.2176 1.2352 1.2531 1.2710 1.2892 1.3074 1.3259 1.3444 1.3631 1.3819 1.4008 1.4199 1.4390 1.4583
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
DCR#2 1.2000 1.2176 1.2352 1.2531 1.2710 1.2892 1.3074 1.3259 1.3444 1.3631 1.3819 1.4008 1.4199 1.4390 1.4583
Loan #3 Debt Service 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
DCR#3 1.2000 1.2176 1.2352 1.2531 1.2710 1.2892 1.3074. 1.3259 1.3444 1.3631 1.3819 1.4008 1.4199 1.4390 1.4583
Cash Flow after Debt Service 259,146 281,841 304,739 327,835 351,126 374,607 398,274 422123 446,148 470,344 494,705 519,224 543,895 568,711 593,664



Operating Income & Expenses
South Park Apartments
Rule Enterprises

First Stabilized Year for Income & Expenses
Units 150
Cost Per Unit PUPM PUPY
All Expenses Excluding Debt Service - -
Excluding Taxes, Reserves, Debt Service 344 4,131
OPERATING INCOME
Amount PUPY
Residential Income 2,024,100 13,494
Residential Vacancy 7% (141,687) (945)
Other Residential Income 189,000 1,260
Other Residential Vacancy 7% (13,230) (88)
Commercial Vacancy 20% (84,000) (560)
EFFECTIVE GROSS INCOME 2,394,183 15,961
OPERATING EXPENSES
Basis for Calc Amount PUPY
ADMINISTRATIVE
00 Advertising and Marketing pupy 40 6,000 40
351 Office/Accounting Salaries -
00 Office Expenses 50 7,500 50
00 Telecommunications (Phone/Internet/Cable) see below 27,396 183
00 Property Management Fee % of EGI 6.00% 143,651 958
00 Recertification Fees 0 - -
00 Manager or Superintendent Salaries see below 88,400 589
00 Administrative Rent Free Unit -
00 Legal Expense - Project 750 5
00 WHEDA Asset Management Fees pupy 45 6,750 45
00 Lender Inspection Fees pupy 10 350 2
00 Audit Expense 7,200 48
00 Bad Debts Expense % of EGI 0.50% 11,971 80
Software Expense pupy 45 6,750 45
Fire Alarm & Elevator Monitoring Fees $25/system/month 900
RightSource Compliance pupm 75 13,500
00 Miscellaneous Administrative -
00 Service Coordinator - -
Subtotal 321,118 2,045
UTILITIES -
00 Electricity pupy 150 22,500 150
00 Water pupy 100 15,000 100
0 Gas pupy 150 22,500 150
00 Sewer pupy 100 15,000 100
Subtotal 75,000 500
OPERATIONS & MAINTENANCE -
00 Payroll see below 31,200 208
00 Supplies pupy 100 15,000 100
50 Janitor and Cleaning Expense pupy 125 18,750 125
00 Maintenance & Repairs pupy 200 30,000 200
00 Painting/Decorating pupy 100 15,000 100
00 Elevator Maintenance 3,000 20
00 Furnishings Replacement 3,000 20
00 Grounds and Landscaping 6,000 40
00 Pest Control pupy 100 15,000 100
00 Garbage & Trash Removal pupy 200 30,000 200
00 Security Payroll/Contract 2,500 17
00 Snow Removal 5,000 33
00 Miscellaneous O & M Expenses -
Subtotal 174,450 1,163
TAXES & INSURANCE -
00 Real Estate Taxes/PILOT 150,000 1,000
00 Property & Liability Insurance (Hazard) 25,000 167
00 Payroll Taxes (Project's Share) FICA see below 9,568 64
00 Workman's Compensation-All see below 5,860 39
00 Health Insurance & Other Benefits see below 29,900 199
00 Unemployment Insurance Expense see below 3,708 25
00 Misc. Fees - -
Subtotal 224,036 1,494
TOTAL OPERATING EXPENSES 794,604 5,201
NET OPERATING INCOME 1,599,579 10,664
RESERVE CONTRIBUTIONS
Replacement Reserve per unit per year 300 45,000 300
Operating Reserve per unit per year 0 - -
Other - -
TOTAL OPEX & RESERVES 839,604 5,507
CASH FLOW BEFORE DEBT SERVICE 1,554,579 10,364



