
Glendoveer Woods Apartments
Scenario 1

Without Tax Abatement

Residential Income Monthly Percent Annual Annual Year Year Year Year Year Year Year Year Year Year
Annual Inflation Factor = 2.00% # Monthly Utility Net Rent Median Per Unit 1 2 3 4 5 6 7 8 9 10

Units Gross Rent Allowance (2012 $) Income (2012 $) (2012 $) (2013) (2014) (2015) (2016) (2017) (2018) (2019) (2020) (2021) (2022)
Studio 2.00% 32 699 699 54.7% 8,388 268,416 268,416 273,784 279,260 284,845 290,542 296,353 302,280 308,326 314,492 320,782
Studio 2.00% 8 699 699 54.7% 8,388 67,104 67,104 68,446 69,815 71,211 72,636 74,088 75,570 77,081 78,623 80,195

One Bedroom 2.00% 45 799 799 58.4% 9,588 431,460 431,460 440,089 448,891 457,869 467,026 476,367 485,894 495,612 505,524 515,635
One Bedroom 2.00% 11 799 799 58.4% 9,588 105,468 105,468 107,577 109,729 111,923 114,162 116,445 118,774 121,150 123,573 126,044
Two Bedroom 2.00% 14 929 929 56.6% 11,148 156,072 156,072 159,193 162,377 165,625 168,937 172,316 175,762 179,278 182,863 186,520
Two Bedroom 2.00% 3 929 929 56.6% 11,148 33,444 33,444 34,113 34,795 35,491 36,201 36,925 37,663 38,417 39,185 39,969

113

Utility Charge Back 2.00% 67,704 67,704 69,058 70,439 71,848 73,285 74,751 76,246 77,771 79,326 80,913
Misc Income 2.00% 16,704 16,704 17,038 17,379 17,726 18,081 18,443 18,811 19,188 19,571 19,963

Garages 2.00% 10,800 10,800 11,016 11,236 11,461 11,690 11,924 12,163 12,406 12,654 12,907

Less Res Vacancy 5.00% (57,859) (57,859) (59,016) (60,196) (61,400) (62,628) (63,881) (65,158) (66,461) (67,791) (69,146)
Effective Gross Residential 113.000 1,099,313 1,099,313 1,121,300 1,143,726 1,166,600 1,189,932 1,213,731 1,238,005 1,262,766 1,288,021 1,313,781

Residential Expenses
Annual Inflation Factor = 3.00%

Property Taxes -  Improvements 3.00% 1,040 117,472 117,472 120,996 124,626 128,365 132,216 136,182 140,268 144,476 148,810 153,274
Property Taxes -  Land 3.00% 53 6,034 6,034 6,215 6,401 6,594 6,791 6,995 7,205 7,421 7,644 7,873
Insurance 3.00% 126 14,250 14,250 14,535 14,826 15,122 15,425 15,733 16,048 16,369 16,696 17,030
Onsite and Offsite Management 3.00% 1,078 121,827 121,827 124,263 126,749 129,284 131,869 134,507 137,197 139,941 142,740 145,594
Utilities 3.00% 783 88,495 88,495 91,150 93,884 96,701 99,602 102,590 105,667 108,837 112,102 115,466
Maintenance 3.00% 292 32,979 32,979 33,969 34,988 36,037 37,119 38,232 39,379 40,561 41,777 43,031
Turnover 3.00% 272 30,781 30,781 31,704 32,655 33,635 34,644 35,683 36,754 37,856 38,992 40,162
Administration 3.00% 78 8,820 8,820 9,085 9,357 9,638 9,927 10,225 10,532 10,847 11,173 11,508
Advertising 3.00% 146 16,490 16,490 16,984 17,494 18,019 18,559 19,116 19,690 20,280 20,889 21,515
Replacement Reserves 3.00% 340 38,476 38,476 39,630 40,819 42,044 43,305 44,604 45,942 47,321 48,740 50,202

4,209 475,624 475,624 488,531 501,799 515,438 529,457 543,867 558,681 573,909 589,563 605,656

Total Operating Expenses 4,209 475,624 475,624 488,531 501,799 515,438 529,457 543,867 558,681 573,909 589,563 605,656
43% 43% 44% 44% 44% 44% 45% 45% 45% 46% 46%

Net Operating Income 623,690 623,690 632,768 641,926 651,163 660,475 669,863 679,324 688,856 698,458 708,125
Residential Only NOI 623,690 632,768 641,926 651,163 660,475 669,863 679,324 688,856 698,458 708,125

Debt Coverage Ratio 0.88                    0.90                   0.91                   0.92                   0.94                   0.95                   0.96                   0.98                   0.99                   1.00                      

Estimated Annual Debt Service (705,194) (705,194) (705,194) (705,194) (705,194) (705,194) (705,194) (705,194) (705,194) (705,194)

Cash Flow (81,504) (72,426) (63,268) (54,031) (44,718) (35,331) (25,870) (16,337) (6,736) 2,932

Initial Equity Investment 2,943,800
Net Cash Flow 2,943,800 (81,504) (72,426) (63,268) (54,031) (44,718) (35,331) (25,870) (16,337) (6,736) 2,932
Cash-On-Cash Annual Rate of Return -1.3% -3% -2% -2% -2% -2% -1% -1% -1% 0% 0%
Cash-On-Cash Average Rate of Return -1.3% -2.8% -2.6% -2.5% -2.3% -2.1% -2.0% -1.8% -1.7% -1.5% -1.3%
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Glendoveer Woods Apartments
Scenario  2

With Tax Abatement

Residential Income Monthly Percent Annual Annual Year Year Year Year Year Year Year Year Year Year
Annual Inflation Factor = 2.00% # Monthly Utility Net Rent Median Per Unit 1 2 3 4 5 6 7 8 9 10

Units Gross Rent Allowance (2012 $) Income (2012 $) (2012 $) (2013) (2014) (2015) (2016) (2017) (2018) (2019) (2020) (2021) (2022)
Studio 2.00% 32 699 699 54.7% 8,388 268,416 268,416 273,784 279,260 284,845 290,542 296,353 302,280 308,326 314,492 320,782
Studio 2.00% 8 699 699 54.7% 8,388 67,104 67,104 68,446 69,815 71,211 72,636 74,088 75,570 77,081 78,623 80,195

One Bedroom 2.00% 45 799 799 58.4% 9,588 431,460 431,460 440,089 448,891 457,869 467,026 476,367 485,894 495,612 505,524 515,635
One Bedroom 2.00% 11 799 799 58.4% 9,588 105,468 105,468 107,577 109,729 111,923 114,162 116,445 118,774 121,150 123,573 126,044
Two Bedroom 2.00% 14 929 929 56.6% 11,148 156,072 156,072 159,193 162,377 165,625 168,937 172,316 175,762 179,278 182,863 186,520
Two Bedroom 2.00% 3 929 929 56.6% 11,148 33,444 33,444 34,113 34,795 35,491 36,201 36,925 37,663 38,417 39,185 39,969

113 0
0

Utility Charge Back 2.00% 67,704 67,704 69,058 70,439 71,848 73,285 74,751 76,246 77,771 79,326 80,913
Misc Income 2.00% 16,704 16,704 17,038 17,379 17,726 18,081 18,443 18,811 19,188 19,571 19,963

Garages 2.00% 10,800 10,800 11,016 11,236 11,461 11,690 11,924 12,163 12,406 12,654 12,907

Less Res Vacancy (except garages) 5.00% (57,859) (57,859) (59,016) (60,196) (61,400) (62,628) (63,881) (65,158) (66,461) (67,791) (69,146)
Effective Gross Residential 113 1,099,313 1,099,313 1,121,300 1,143,726 1,166,600 1,189,932 1,213,731 1,238,005 1,262,766 1,288,021 1,313,781

Residential Expenses
Annual Inflation Factor = 3.00%

Property Taxes -  Improvements 3.00%
Property Taxes -  Land 3.00% 53 6,034 6,034 6,215 6,401 6,594 6,791 6,995 7,205 7,421 7,644 7,873
Insurance 3.00% 126 14,250 14,250 14,535 14,826 15,122 15,425 15,733 16,048 16,369 16,696 17,030
Onsite and Offsite Management 3.00% 1,078 121,827 121,827 124,263 126,749 129,284 131,869 134,507 137,197 139,941 142,740 145,594
Utilities 3.00% 783 88,495 88,495 91,150 93,884 96,701 99,602 102,590 105,667 108,837 112,102 115,466
Maintenance 3.00% 292 32,979 32,979 33,969 34,988 36,037 37,119 38,232 39,379 40,561 41,777 43,031
Turnover 3.00% 272 30,781 30,781 31,704 32,655 33,635 34,644 35,683 36,754 37,856 38,992 40,162
Administration 3.00% 78 8,820 8,820 9,085 9,357 9,638 9,927 10,225 10,532 10,847 11,173 11,508
Advertising 3.00% 146 16,490 16,490 16,984 17,494 18,019 18,559 19,116 19,690 20,280 20,889 21,515
Replacement Reserves 3.00% 340 38,476 38,476 39,630 40,819 42,044 43,305 44,604 45,942 47,321 48,740 50,202

3,169 358,152 358,152 367,535 377,173 387,073 397,241 407,685 418,413 429,433 440,753 452,381

Total Operating Expenses 3,169 358,152 358,152 367,535 377,173 387,073 397,241 407,685 418,413 429,433 440,753 452,381
33% 33% 33% 33% 33% 33% 34% 34% 34% 34% 34%

Net Operating Income 741,162 741,162 753,764 766,552 779,527 792,691 806,046 819,592 833,332 847,268 861,400
Residential Only NOI 741,162 753,764 766,552 779,527 792,691 806,046 819,592 833,332 847,268 861,400

Debt Coverage Ratio 1.05                    1.07                   1.09                   1.11                   1.12                   1.14                   1.16                   1.18                   1.20                   1.22                      

Estimated Debt Service (705,194) (705,194) (705,194) (705,194) (705,194) (705,194) (705,194) (705,194) (705,194) (705,194)

Cash Flow 35,968 48,570 61,358 74,333 87,497 100,852 114,398 128,138 142,074 156,206

Initial equity investment 2,943,800
Net Cash Flow 2,943,800 35,968 48,570 61,358 74,333 87,497 100,852 114,398 128,138 142,074 156,206
Cash-On-Cash Annual Rate of Return 3.2% 1.2% 1.6% 2.1% 2.5% 3.0% 3.4% 3.9% 4.4% 4.8% 5.3%
Cash-On-Cash Average Rate of Return 3.2% 1.2% 1.4% 1.7% 1.9% 2.1% 2.3% 2.5% 2.8% 3.0% 3.2%
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Glendoveer Woods Apartments
Scenario  3

Increase in Rents to Achieve Abated Return

Residential Income Monthly Percent Annual Annual Year Year Year Year Year Year Year Year Year Year
Annual Inflation Factor = 2.00% # Monthly Utility Net Rent Median Per Unit 1 2 3 4 5 6 7 8 9 10

Units Gross Rent Allowance (2012 $) Income (2012 $) (2012 $) (2013) (2014) (2015) (2016) (2017) (2018) (2019) (2020) (2021) (2022)
Studio 2.00% 32 699 699 54.7% 8,388 268,416 268,416 273,784 279,260 284,845 290,542 296,353 302,280 308,326 314,492 320,782
Studio 2.00% 8 699 699 54.7% 8,388 67,104 67,104 68,446 69,815 71,211 72,636 74,088 75,570 77,081 78,623 80,195

One Bedroom 2.00% 45 799 799 58.4% 9,588 431,460 431,460 440,089 448,891 457,869 467,026 476,367 485,894 495,612 505,524 515,635
One Bedroom 2.00% 11 799 799 58.4% 9,588 105,468 105,468 107,577 109,729 111,923 114,162 116,445 118,774 121,150 123,573 126,044
Two Bedroom 2.00% 14 929 929 56.6% 11,148 156,072 156,072 159,193 162,377 165,625 168,937 172,316 175,762 179,278 182,863 186,520
Two Bedroom 2.00% 3 929 929 56.6% 11,148 33,444 33,444 34,113 34,795 35,491 36,201 36,925 37,663 38,417 39,185 39,969

113 0
0

Utility Charge Back 2.00% 67,704 67,704 69,058 70,439 71,848 73,285 74,751 76,246 77,771 79,326 80,913
Misc Income 2.00% 16,704 16,704 17,038 17,379 17,726 18,081 18,443 18,811 19,188 19,571 19,963

Garages 2.00% 89.97                10,800 10,800 11,016 11,236 11,461 11,690 11,924 12,163 12,406 12,654 12,907

122,000 122,000 124,440 126,929 129,467 132,057 134,698 137,392 140,140 142,942 145,801
Less Res Vacancy (except garages) 5.00% (57,859) (57,859) (59,016) (60,196) (61,400) (62,628) (63,881) (65,158) (66,461) (67,791) (69,146)
Effective Gross Residential 113 1,221,313 1,221,313 1,245,740 1,270,654 1,296,068 1,321,989 1,348,429 1,375,397 1,402,905 1,430,963 1,459,583

Residential Expenses
Annual Inflation Factor = 3.00%

Property Taxes -  Improvements 3.00% 117,472 117,472 120,996 124,626 128,365 132,216 136,182 140,268 144,476 148,810 153,274
Property Taxes -  Land 3.00% 53 6,034 6,034 6,215 6,401 6,594 6,791 6,995 7,205 7,421 7,644 7,873
Insurance 3.00% 126 14,250 14,250 14,535 14,826 15,122 15,425 15,733 16,048 16,369 16,696 17,030
Onsite and Offsite Management 3.00% 1,078 121,827 121,827 124,263 126,749 129,284 131,869 134,507 137,197 139,941 142,740 145,594
Utilities 3.00% 783 88,495 88,495 91,150 93,884 96,701 99,602 102,590 105,667 108,837 112,102 115,466
Maintenance 3.00% 292 32,979 32,979 33,969 34,988 36,037 37,119 38,232 39,379 40,561 41,777 43,031
Turnover 3.00% 272 30,781 30,781 31,704 32,655 33,635 34,644 35,683 36,754 37,856 38,992 40,162
Administration 3.00% 78 8,820 8,820 9,085 9,357 9,638 9,927 10,225 10,532 10,847 11,173 11,508
Advertising 3.00% 146 16,490 16,490 16,984 17,494 18,019 18,559 19,116 19,690 20,280 20,889 21,515
Replacement Reserves 3.00% 340 38,476 38,476 39,630 40,819 42,044 43,305 44,604 45,942 47,321 48,740 50,202

3,169 475,624 475,624 488,531 501,799 515,438 529,457 543,867 558,681 573,909 589,563 605,656

Total Operating Expenses 3,169 475,624 475,624 488,531 501,799 515,438 529,457 543,867 558,681 573,909 589,563 605,656
39% 39% 39% 39% 40% 40% 40% 41% 41% 41% 41%

Net Operating Income 745,690 745,690 757,208 768,855 780,630 792,532 804,561 816,716 828,996 841,400 853,927
Residential Only NOI 745,690 757,208 768,855 780,630 792,532 804,561 816,716 828,996 841,400 853,927

Debt Coverage Ratio 1.06                    1.07                   1.09                   1.11                   1.12                   1.14                   1.16                   1.18                   1.19                   1.21                      

Estimated Debt Service (705,194) (705,194) (705,194) (705,194) (705,194) (705,194) (705,194) (705,194) (705,194) (705,194)

Cash Flow 40,496 52,014 63,661 75,436 87,338 99,367 111,522 123,802 136,206 148,733

Initial equity investment 2,943,800
Net Cash Flow 2,943,800 40,496 52,014 63,661 75,436 87,338 99,367 111,522 123,802 136,206 148,733
Cash-On-Cash Annual Rate of Return 3.2% 1.4% 1.8% 2.2% 2.6% 3.0% 3.4% 3.8% 4.2% 4.6% 5.1%
Cash-On-Cash Average Rate of Return 3.2% 1.4% 1.6% 1.8% 2.0% 2.2% 2.4% 2.6% 2.8% 3.0% 3.2%

1/12/2012 



Attachment 4
Glendoveer Apartments - TOD Tax Abatement
Improvements RE Taxes for 10 Years and NPV

Value of Abatement

Amount
Year 1 117,472 escalated 3%
Year 2 120,996
Year 3 124,626
Year 4 128,365
Year 5 132,216
Year 6 136,182
Year 7 140,268
Year 8 144,476
Year 9 148,810
Year 10 153,274

$1,346,685 sum total of abatements

$977,226.52 net present value of abatements
6% discount
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