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Rule Enterprises - Truman Olson 
CDD AHF Application Supplemental Questions 
Response Requested by TBD 

Instructions to Applicant:  
Please respond briefly and succinctly to the questions below in-line, unless otherwise specified 
(e.g. additional documentation requested). Maximum 1/3 a page per question. Please use this 
Word document to record your answers and return this completed document to 
jspears@cityofmadison.com and cc: etabakin@cityofmadison.com. We ask that you refrain from 
submitting additional documentation not specifically requested at this time or using alternative 
formats. 

FEASIBILITY 
1. Income Averaging.

a. It appears that the unit mix might not be compliant with IRS requirement for
income-averaging. The average income across the 150 units is 62%. If that’s the
case, how will you adjust the unit mix? e.g., increase the number of 30% units OR
decrease the number of 80% units.

• Good call, I’ve made adjustments in a more recent model and shifted 5
80% 1bd room units to 50% 1bd room units.

b. What is your experience with income averaging? What is your property
manager’s experience with it?

• Income averaging is relatively new, so my experience is only from reading
literature, attending conferences, and my most recent development
project. Luckily, I’ve engaged Baker Tilly as my development consultant
and Don Bernards has significant experience with it within the State of
Wisconsin and Beyond.

• I will likely select Lutheran Social Services as my property management
company, and they have experience working with income averaging as
well.

2. Please provide more detail on your cost estimation behind the site work line item.

3. State 4% LIHTC & Commercial Income. Do your financial projections take into account
WHEDA’s rule regarding commercial income in calculations of DCR? Per 2019-20 QAP
applicants must maintain DCR of 1.2 to 1.4 and commercial income will not be
considered when determining DCR.

• We have taken out the commercial income, which put a strain on our debt
sizing. We may need the financial allocation approved to meet the 85%
test.

Submitted 10/25/19
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4. Developer fee calculation. Is the total developer fee calculation maximized, if not please 

provide a reason for claiming a lower amount? 
 

• It’s maximized, the equation I used was 6% Acquisition + 20% Total cost 
less acquisition, reserves & dev fee. 

 
5. There is significant concern about gentrification in Madison, especially in this area. How 

will you protect future tenants from rapidly rising contract rents allowed by WHEDA? 
Will you have any internal structures to limit rent increases for lease renewals? 

• We will restrict the increase to a maximum of 2% per year for all renewals.  
 

6. The proposal lists start of construction in September/Fall 2020 in advance of AHP-
application award announcement in December 2020. Are you planning on Chicago or a 
different FHLB? Are you confident you’d be able to close before having the AHP award? 
Who is the proposed non-profit partner for AHP-FHLB application? 

• We are planning on Chicago, I’ve spoken to them and they are planning to 
move the timeline up next year to the fall instead of December to help 
projects close and start construction prior to the harsh Winter Months 
between Dec-Feb. If they don’t move their timeline up, we will likely close 
December 2020 instead. 

• Will likely submit with Lutheran Social Services. 
 
 

7.  Is the Market Study available? If so, please submit a copy at this time or provide us with 
the date expected.  

• Not yet, this will be available early December.  
 

INTEGRATED SUPPORTIVE HOUSING UNITS 
1. Please describe your proposed integrated supportive housing approach for the 30% 

units, if any. Please elaborate on the targeted populations you plan on serving Identify if 
any preliminary or formal agreements have been reached with a supportive service 
provider. 

• Our plan is to work with both individuals with disabilities and with 
veterans. LSS has extensive experience offering a diverse range of 
supportive services to many demographics throughout the state and 
beyond. We plan to connect with the local associations to identify the 
greatest need then service that population through outreach and 
collaboration. 

  
2. In order to ensure ongoing support to tenants, describe the level of financial support that 

the development will provide annually to the identified supportive service 
agency/agencies, if applicable. Attach a letter from the service provider(s) detailing the 
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services they intend to provide to residents of the supportive housing units, the cost of 
those services and how those services will be financially supported (i.e., through the 
development, fundraising, existing program dollars, etc.). 

• As of now we have a proposed $30K per year to ensure ongoing support 
to tenants will be met. Please see attached for the types of services we 
plan to offer. 

 
 
TENANT SELECTION 

1. Describe your plans to incorporate flexible tenant selection criteria for households who 
are connected to supportive services, in order to provide housing opportunities for 
persons or families who would otherwise face common obstacles obtaining housing (e.g., 
poor credit, negative rental history, criminal conviction records, etc.). Specifically outline 
how this proposal embraces the City of Madison Tenant Selection Best Practices and 
provides the maximum feasible flexibility in tenant selection to the general population 
and supportive service units. 

• This is still being developed but we can assure that we will abide by the 
Tenant Selection Best Practices. Will update this at a later date. 

 
2. Describe the proposed development’s minimum occupancy standards that will prevent 

or reduce over-housing residents in such limited affordable housing opportunities. 
• We will allow each unit to be occupied by a minimum of one person per 

bedroom at the time of occupancy.  
 

3. Describe your affirmative marketing strategy and any other strategies to engage your 
intended population. Specifically outline how you will embrace the City of Madison’s 
Affirmative Marketing Plan Best Practices.  

• This is still being developed but we can assure that we will abide by the 
Affirmative Marketing Plan Best Practices. Will update this at a later date. 

 
4. How will you affirmatively market to populations that will be identified as least likely to 

apply? Please reference successful past practices, relationships with agencies and/or 
marketing materials used. 

• We will have team workshops and strategy sessions to encourage 
collaboration with the current neighborhood groups. Please see the 
attached MOU as a reference for a previous partnership. 

 
 
 
DEVELOPMENT TEAM EXPERIENCE AND CAPACITY, REFERENCES & WHEDA SCORE 

1. Please identify the following key roles in your project development team: property 
management agent, supportive services provider(s), and any other key consultants, if 
known.  
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Contact 
Person 

Company Role in 
Development 

E-mail Phone 

Don 
Bernards Baker Tilly Development 

Consultant donald.bernards@bakertilly.com 608-240-2643 

Dennis 
Hanson LSS 

Dev Partner/ 
Property 
Manager / 
Supportive 
Service 
Provider 

dennis.hanson@lsswis.org 262-745-1000 

Michael 
Emem Emem Group Owners Rep michael@emem-group.com  414.465.2808 

 

Adam 
Arndt 

Catalyst 
Construction 

Development 
Partner / 
General 
Contractor 

aarndt@catalystbuilds.com  414.727.6840 
 

Edward 
Hayden Arc-Int Architect ed@arcint-architecture.com 414-688-4368 

 
 
 

2. Describe the project’s organizational structure. Please attach an organizational chart 
detailing the roles of the applicant, all partners, and the ownership interest percentages 
of each party. 

• Please see document attached. 
 

 
3. For the following development team roles, please identify the number and/or 

percentage of women and persons of color employed by that company. 
 
 

Company 
Role in 

Development 

 
# or % Employees 
who are Women 

# or % Employees 
who are Persons of 

Color 
Rule Enterprises Developer 0 100 
Catalyst 
Construction General Contractor TBD TBD  

LSS Property Manager TBD TBD 

Arc-Int Architecture Architect TBD TBD 

LSS Service Provider TBD TBD 
 

4. Please list at least three references who can speak to your work on similar developments 
completed by your team. 
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Name Company/Org Relationship Email Address Phone 

Don Bernards Baker Tilly Consultant donald.bernards@bakertilly.com 608-240-
2643 

Jose Perez City of 
Milwaukee Alderman JoseG.Perez@Milwaukee.gov 414-286-

2861 
Joaquin 
Altoro WHEDA Executive 

Director Joaquin.Altoro@wheda.com 608-266-
7884 

 
5. If applying to WHEDA for 9% or competitive 4% State Housing Tax Credits, please provide 

your estimated WHEDA self-score in the table provided. 
 
Please see proforma attached. 

 

Scoring Category 
Max 

Points 
Projected 

Points 

1.  Lower-Income  Areas 5       
2.  Energy Efficiency and Sustainability 32       
3.  Mixed-Income Incentive 12       
4.  Serves Large Families (Three-bedroom or larger units) 5       
5.  Serves Lowest-Income Residents 60       
6.  Supportive Housing 20       
7.  Rehab/Neighborhood Stabilization 25       
8. Universal Design 18       
9.  Financial Leverage 45       
10. Eventual Tenant Ownership 3       
11. Project Team 12       
12. Readiness to Proceed 12       
13. Areas of Economic Opportunity 28       

Median Income 5       
Unemployment Rate 5       
School District 5       
High Need Area/Respondent to RFQ 5       
Avg. Renter Household Paying >30% on Housing 5       
Access to Services & Amenities 10       

14. Rural Areas Without Recent HTC Awards 5 0 
15. Location Points (only for 4% applications) 35       
TOTAL        
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100%

MANAGING MEMBER

 

O R G A N I Z A T I O N A L  C H A R T

0.0039%

MANAGING MEMBER

 0.0051%

INVESTOR MEMBER

 99.99%

MANAGING MEMBER

 0.0010%
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Madison Grocery 4% 

Low-Income Housing Tax Credit Financial Analysis
January 7, 2020

DRAFT

REAL PATH 
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Madison Grocery 4%  
PROJECT ASSUMPTIONS PAGE 2

PROJECT INFORMATION FINANCING ASSUMPTIONS SYNDICATION INFORMATION Percent of Ownership
Partnership Madison Grocery 4% Construction Loan- Max 27,671,396$         Limited Partner's Capital Contribution  General Partner 0.01%
County Dane Construction Loan - Necessary 27,671,396$         33.66%   Limited Partner 99.99%
Type New Construction   Interest rate 4.40% Investor Federal LIHTC Equity 9,052,906$              Total 100.00%
LIHTC Type 4% - FAMILY   Term (months) 18 Investor State LIHTC Equity 3,951,785

Total Investor Capital 13,004,691 Cash Flow Distribution
Number of Units 150 First Mortgage - Private Placement 19,386,489$          General Partner 0.01%

  Interest Rate 4.35% Investor Federal Tax Rate 21.00%   Limited Partner 99.99%
LP Formation 2021   Amortization (years) 40     Total 100.00%

1   Term (years) 40 1st Contribution Date: 01/01/2021
  Start Month 10 Closing F LIHTC 1,357,936            Income, Loss & Credits 

Construction Start 2021   Start Year 2022 15.00% S LIHTC 592,768                General Partner 0.0100%
1   DCR 1.200 Part I and II Total 1,950,704   Limited Partner 99.99%

    Total 100.00%
Construction Period 12 Subordinate Mortgage -$                      2nd Contribution Date: 01/01/2022

  Interest Rate 3.00% Completion F LIHTC 5,431,744            Sale Proceeds Distribution
Operations 2021   Amortization (years) 35 60.00% S LIHTC 2,371,071             General Partner 90.00%

9   Term (years) 19 Total 7,802,814   Limited Partner 10.00%
  Start Month 10     Total 100.00%

Starting Month of Depreciation 9   Start Year 2022 3rd Contribution Date: 10/01/2022
Starting Month of Lease-Up 1 Perm Conv F LIHTC 1,810,581            
Absorption Rate (Mos.) 8 City of Madison Funds - Deferred 900,000$              20.00% S LIHTC 790,357               

  Interest Rate 0.00% Total 2,600,938

Credit % - 30% PV (Jan '20) 3.18% City of Madison Funds 900,000$              4th Contribution Date: 10/01/2022
Credit % - 70% PV 9.00%   Interest Rate 2.75% 8609 F LIHTC 452,645               
Qualified Census Tract - DDA 100.00%   Amortization 30 5.0% S LIHTC 197,589               

  Term 16 1,219,277 Total 650,235
Project Cost 38,635,238$                         Start Month 10
First Mortgage - Private Placement 19,386,489$                         Start Year 2022 Price Per Credit
City of Madison Funds 900,000$                               Federal Low Income Housing 0.9200$               
Misc Sources 100$                                    AHP Funds 900,000$                State Low Income Housing 0.7100$               
City of Madison Funds - Deferred 900,000$                               Interest Rate 0.00%
LIHTC Equity 9,052,906$                           Amortization (years) 30
State LIHTC Equity 3,951,785$                           Term (years) 30 Developer Fee Pay-in Schedule 2,438,554
Deferred Dev Fee 3,543,958$                           Start Month 10
Subordinate Mortgage -$                                           Start Year 2022 1st Contribution Date: 05/01/2021
AHP Funds 900,000$                             Closing 25% 609,639$             

GP Equity 100$                     
2nd Contribution Date: 06/01/2022

Deferred Developer Fee 3,543,958$           Completion 25% 609,639
WHEDA Required Portion 2,991,256
Additonal Deferred Portion - GAP 552,702 3rd Contribution Date: 01/01/2023

Perm Conv 50% 1,219,277$          
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Madison Grocery 4% 
PROJECT ASSUMPTIONS PAGE 3

OPERATING EXPENSES Total Per Unit
Administrative 174,577$      1,164  
Maintenance 74,500 497
Operating 273,749 1,825
Real Estate Taxes 180,000 1,200

702,826        4,686

Replacement Reserve 45,000          300
Property Management Fee 6% 108,974 726
Total 856,800 5,712 476.00$               

Annual Operating Exp. Increase 3.00%
Annual Real Estate Tax Increase 3.00%
Annual Management Fee Increase 3.00%
Annual Reserve Increase 3.00%
Interest rate on reserves 0.00%

CASH FLOW DISTRIBUTION
LP Asset Management Fee 3,000$          Annually
Deferred Develoepr Fee 100%
City of Madison Funds 100%
GP Partnership Management Fee 90% of remaining cash flow, non accruing

RENTAL INCOME
Number of AMI Set Unit SF per Monthly Monthly Monthly Total
Bedrooms Units Aside % Type Baths Unit Net Rent Utility Gross Rent Monthly Rent
1 Bedroom 25                30% LIHTC 1.0                 650                 485                       80                    565              12,125              
1 Bedroom 40                50% LIHTC 1.0                 650                 861                       80                    941              34,440              
2 Bedroom 5                  30% LIHTC 2.0                 950                 583                       95                    678              2,915                
2 Bedroom 20                50% LIHTC 2.0                 950                 1,035                   95                    1,130           20,700              
2 Bedroom 30                80% LIHTC 2.0                 950                 1,386                   95                    1,481           41,565              
3 Bedroom -                   30% LIHTC 2.0                 1,250              633                       111                  744              -                    
3 Bedroom TH 30                80% LIHTC 2.0                 1,250              1,500                   111                  1,611           45,000              
Total 150 58.00% 132,000 . 156,745
Applicable Fraction 100.00% 100.00%

60.00% AHP
Annually PUPM

Base Gross Residential Rent 1,880,940$   Parking 72,000$       60.00$              
Rent Increases 2.00% Pet Fee 54,000$       30.00$              
Residential Vacancy Loss 7.00% 126,000$     90$                   
Commercial Income - Grocery Store $336,000
Rent Increases 2.00%
Residential Vacancy Loss 20.00%
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Madison Grocery 4% 
STATEMENT OF FORECASTED SOURCES AND USES PAGE 4

SOURCES OF FUNDS Construction Post Construction Permanent

First Mortgage - Private Placement -$                       19,386,489$           19,386,489$            50.2% COMMITTED 19,386,489
AHP Funds 900,000                  -                         900,000                   UNCOMMITTED 0
City of Madison Funds 900,000                  -                         900,000                   UNCOMMITTED 0
GP Equity 100                         -                         100                          COMMITTED 100
City of Madison Funds - Deferred 900,000                  -                         900,000                   UNCOMMITTED 0
LIHTC Equity 1,357,936               7,694,970               9,052,906                23.4% COMMITTED 9,052,906
State Equity 592,768                  3,359,017               3,951,785                #DIV/0! COMMITTED 3,951,785
Deferred Dev Fee - WHEDA Required -                         2,991,256               2,991,256                50.0% UNCOMMITTED 0
Deferred Dev Fee - GAP -                         552,702                  552,702                   59.2% UNCOMMITTED 0
Construction Loan 27,671,396             (27,671,396)           -                          32,391,280 83.84% ERROR
  Total Sources Of Funds 32,322,200$           6,313,038$             38,635,238$            32,839,952 1.161%

0 0 0 448,672
Personal Land Non 4.0%

Total Post Total Building Property Impr. Depreciable/ Eligible
USES OF FUNDS Construction Construction Permanent 27.5 Yr/SL 5 Yr/200% 20 Yr/SL Amortization Amortizable Basis

Acquisition & Site Costs 
  Land Costs 1,500,000               -                         1,500,000                1,500,000               
  Site Utilities 115,000                  -                         115,000                   -                         -                                          115,000                  -                         -                         115,000                  
  Sitework 400,000                  -                         400,000                   -                         -                                          400,000                  -                         -                         400,000                  
  Park Impact Fees 228,000                  -                         228,000                   228,000                  -                                          -                         -                         -                         228,000                  
  Permit Fees 100,000                  -                         100,000                   100,000                  -                                          -                         -                         -                         100,000                  

Construction & Commercial Costs
  Residential Construction NC 17,850,000             -                         17,850,000              17,850,000             -                                          -                         -                         -                         17,850,000             
  Garage 1,050,000               -                         1,050,000                1,050,000               -                                          -                         -                         1,050,000               -                         
  Commercial 3,000,000               -                         3,000,000                -                         -                                          -                         -                         3,000,000               -                         
  General Requirements 1,120,750               -                         1,120,750                1,120,750               -                                          -                         -                         -                         1,120,750               
  Contractor Overhead 470,715                  -                         470,715                   470,715                  -                                          -                         -                         -                         470,715                  
  Contractor Profit 1,200,323               -                         1,200,323                1,200,323               -                                          -                         -                         -                         1,200,323               
  Construction Contingency 1,260,339               -                         1,260,339                1,260,339               -                                          -                         -                         -                         1,260,339               
  FF&E (GC) 250,000                  -                         250,000                   -                         250,000                                   -                         -                         -                         250,000                  
  FF&E (Owner) 50,000                    -                         50,000                     -                         50,000                                     -                         -                         -                         50,000                    
  Signage / Branding 15,000                    -                         15,000                     15,000                    -                                          -                         -                         -                         15,000                    
  Utility / Cable Connections 60,000 -                         60,000                     60,000                    -                                          -                         -                         -                         60,000                    
  Plan / Examination Fees 50,000                    -                         50,000                     50,000                    -                                          -                         -                         -                         50,000                    
  Temp Heat 15,000                    -                         15,000                     15,000                    -                                          -                         -                         -                         15,000                    

Engineering & Architectural -                                          -                         
  Architecture: Design 550,000                  -                         550,000                   550,000                  -                                          -                         -                         -                         550,000                  
  Architect: Supervision 40,000                    -                         40,000                     40,000                    -                                          -                         -                         -                         40,000                    
  Engineering 10,000                    -                         10,000                     10,000                    -                                          -                         -                         -                         10,000                    
  Architect Reimbursables 15,000                    -                         15,000                     15,000                    -                                          -                         -                         -                         15,000                    
  Survey 10,000                    -                         10,000                     10,000                    -                                          -                         -                         -                         10,000                    
  Geotech/Soils 50,000                    -                         50,000                     50,000                    -                                          -                         -                         -                         50,000                    
  Construction Material Testing 10,000                    -                         10,000                     10,000                    -                                          -                         -                         -                         10,000                    
  Green Consultant 15,000                    -                         15,000                     15,000                    -                                          -                         -                         -                         15,000                    
  Development Consultant 50,000                    -                         50,000                     50,000                    -                                          -                         -                         -                         50,000                    

Construction Interest & Fees
  Insurance 40,000                    -                         40,000                     40,000                    -                                          -                         -                         -                         40,000                    
  Construction Interest 734,379                  -                         734,379                   624,222                  -                                          -                         -                         110,157                  624,222                  
  Construction Loan Origination - 1% 276,714                   276,714                   -                         -                                          -                         276,714                  -                         -                         
  LOC Fee 10,000                    -                         10,000                     10,000                    -                                          -                         -                         -                         10,000                    
  Construction Period Taxes 25,000                    -                         25,000                     25,000                    -                                          -                         -                         -                         25,000                    
  Lender Inspection 12,000                    -                         12,000                     12,000                    -                                          -                         -                         -                         12,000                    

Perm Financing 
  Perm Origination Fee - 1.5% 290,797                  -                         290,797                   -                         -                                          -                         290,797                  -                         
  Perm Loan App Fee 500                         -                         500                          -                         -                                          -                         500                         -                         
  Perm Lender Documentation Fees 15,000                    -                         15,000                     -                         -                                          -                         15,000                    -                         
  Bond Issuance 250,000                  -                         250,000                   -                         -                                          -                         250,000                  -                         

Soft Costs
  Market Study 6,500                      -                         6,500                       6,500                      -                                          -                         -                         -                         6,500                      
  Appraisal 5,000                      -                         5,000                       5,000                      -                                          -                         -                         -                         5,000                      
  Environmental Reports 61,500                    -                         61,500                     61,500                    -                                          -                         -                         -                         61,500                    
  Tax Credit Fees 155,043                  -                         155,043                   -                         -                                          -                         155,043                  -                         
  Marketing 50,000                    -                         50,000                     -                         -                                          -                         -                         50,000                    
  Title and Recording 45,000                    -                         45,000                     45,000                    -                                          -                         -                         -                         45,000                    
  Consulting 75,000                    -                         75,000                     75,000                    -                                          -                         -                         -                         75,000                    
  Accounting 25,000                    -                         25,000                     25,000                    -                                          -                         -                         -                         25,000                    
  GP Legal Fees 100,000                  -                         100,000                   100,000                  -                                          -                         -                         -                         100,000                  

Syndication Costs
  Organizational 50,000                    -                         50,000                     -                         -                                          -                         50,000                    -                         

Developer Fees / Reserves
  Developer Fee 609,639                  5,372,874               5,982,512                5,982,512               -                                          -                         -                         -                         5,982,512               
  Operating and DS Reserve - 6 months -                         940,164                  940,164                   940,164                  
  Rent Up Reserve -                         -                         -                          -                         

Total Uses Of Funds 32,322,200$           6,313,038$             38,635,238$            31,181,862$           300,000$                                 515,000$                1,038,055$             6,650,321$             30,946,862$           

WHEDA 2019 85% RULE
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Madison Grocery 4% 
TAX CREDIT CALCULATIONS PAGE 5

ACQUISITION CREDIT

Acquisition price 1,500,000        
Less: Land & other non-depreciable costs (1,500,000)       
Less:  Other -                   
  Adjusted Eligible Basis -                   

Qualified Census Tract Adjustment 100.00%
  Eligible Basis -                   

Applicable Fraction (Low Inc. %) 100.00%
Qualified Basis -                   

Credit Percentage (30% PV) 3.18%

Potential Annual Credit -                   

CONSTRUCTION / REHAB CREDIT LIH CREDIT ANALYSIS FED Credit State Credit

Eligible Building Basis 30,946,862      Annual LIH Credit Calculated 984,110       984,110        
Less: Acquistion Credit -                   Annual LIH Credit Reserved 984,110       927,649        
Less: Federal HTC - Residential -                   
Adjusted Eligible Basis 30,946,862      Minimum Credit or Allocation 984,110       927,649        

Qualified Census Tract Adjustment 100.00% Total Tax Credit 9,841,100    5,565,894     
  Eligible Basis 30,946,862      

Investor Percentage 99.99% 100.00%
Applicable Fraction (Low Inc. %) 100.00%
Qualified Basis 30,946,862      Tax Credits for Syndication 9,840,116    5,565,894     

Credit Percentage (30% PV) 3.18% Price per Credit 0.9200         0.7100          

Potential Annual Credit 984,110           Federal LIHTC Equity Raised 9,052,906    3,951,785     
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Madison Grocery 4% 
FORECAST OF NET CASH FLOW FROM OPERATIONS WHEDA CASH FLOW PAGE 8

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036       TOTAL

Income 
  Rental Income 1,880,940$     1,918,559$   1,956,930$   1,996,069$   2,035,990$   2,076,710$   2,118,244$   2,160,609$   2,203,821$   2,247,897$   2,292,855$   2,338,712$   2,385,487$   2,433,196$   2,481,860$    32,527,880$   
   Less: Vacancy -7.0% (131,666)        (134,299)      (136,985)      (139,725)      (142,519)      (145,370)      (148,277)      (151,243)      (154,267)      (157,353)      (160,500)      (163,710)      (166,984)      (170,324)      (173,730)        (2,276,952)      
  Other Income 72,000           73,440         74,909         76,407         77,935         79,494         81,084         82,705         84,359         86,047         87,768         89,523         91,313         93,140         95,002           1,245,126       
    Less: Vacancy -7.0% (5,040)            (5,141)          (5,244)          (5,348)          (5,455)          (5,565)          (5,676)          (5,789)          (5,905)          (6,023)          (6,144)          (6,267)          (6,392)          (6,520)          (6,650)            (87,159)           
  Commercial Income 336,000          342,720       349,574       356,566       363,697       370,971       378,391       385,958       393,678       401,551       409,582       417,774       426,129       434,652       443,345         5,810,588       
    Less: Vacancy 20.0% (67,200)          (68,544)        (69,915)        (71,313)        (72,739)        (74,194)        (75,678)        (77,192)        (78,736)        (80,310)        (81,916)        (83,555)        (85,226)        (86,930)        (88,669)          (1,162,118)      
Effective Gross Income 2,085,034       2,126,735    2,169,270    2,212,655    2,256,908    2,302,046    2,348,087    2,395,049    2,442,950    2,491,809    2,541,645    2,592,478    2,644,328    2,697,214    2,751,158      36,057,366     

Expenses
  Operating Expenses 522,826          538,511       554,666       571,306       588,445       606,099       624,282       643,010       662,300       682,169       702,634       723,713       745,425       767,788       790,821         9,723,995       
  Real Estate Taxes 180,000          185,400       190,962       196,691       202,592       208,669       214,929       221,377       228,019       234,859       241,905       249,162       256,637       264,336       272,266         3,347,804       
  Management Fee 6.0% 108,974          112,243       115,611       119,079       122,651       126,331       130,121       134,024       138,045       142,186       146,452       150,846       155,371       160,032       164,833         2,026,799       
  Reserve for Replacement 3.0% 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           836,951          
Total Operating Expenses 856,800          882,504       908,979       936,248       964,336       993,266       1,023,064    1,053,756    1,085,369    1,117,930    1,151,468    1,186,012    1,221,592    1,258,240    1,295,987      15,935,549     

Net Operating Income 1,228,234       1,244,231    1,260,290    1,276,406    1,292,572    1,308,780    1,325,023    1,341,293    1,357,581    1,373,879    1,390,178    1,406,466    1,422,736    1,438,974    1,455,171      20,121,816     

Debt Service
  First Mortgage - Private Placement 1,023,528       1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528      15,352,927     
Total Debt Service 1,023,528       1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528    1,023,528      15,352,927     

DCR 1st Mtg 1.200             1.216           1.231           1.247           1.263           1.279           1.295           1.310           1.326           1.342           1.358           1.374           1.390           1.406           1.422            

Cash Flow 204,706          220,702       236,762       252,878       269,044       285,252       301,495       317,764       334,053       350,351       366,649       382,938       399,207       415,446       431,643         4,768,889       

Asset Management Fee 3.0% 3,000             3,090           3,183           3,278           3,377           3,478           3,582           3,690           3,800           3,914           4,032           4,153           4,277           4,406           4,538             55,797            

Cash Flow 201,706          217,612       233,579       249,600       265,667       281,774       297,912       314,075       330,252       346,436       362,617       378,785       394,930       411,040       427,105         4,713,092       

Debt Service
  Second Mortgage - WHEDA -                 -               -               -               -               -               -               -               -               -               -               -               -               -               -                 -                 
Total Debt Service -                 -               -               -               -               -               -               -               -               -               -               -               -               -               -                 -                 

DCR All Mtg 1.200             1.216           1.231           1.25             1.26             1.28             1.29             1.31             1.33             1.34             1.36             1.37             1.39             1.41             1.42              

Cash Flow 201,706          217,612       233,579       249,600       265,667       281,774       297,912       314,075       330,252       346,436       362,617       378,785       394,930       411,040       427,105         4,713,092       
#REF!

Deferred Developer Fee 
  Payment 3,543,958 201,706          217,612       233,579       249,600       265,667       281,774       297,912       314,075       330,252       346,436       362,617       378,785       63,941         -               -                 3,543,958       
  Current Balance 3,342,252      3,124,640    2,891,061    2,641,461    2,375,794    2,094,020    1,796,107    1,482,033    1,151,780    805,344       442,726       63,941         -              -              -                

Cash Flow Available -                 -               -               -               -               -               -               -               -               -               -               -               330,989       411,040       427,105         1,169,134       

Debt Service- Soft Loans
City of Madison Funds 100% -                 -               -               -               -               -               -               -               -               -               -               -               330,989       411,040       427,105         1,169,134       
Total Debt Service- Soft Loans -                 -               -               -               -               -               -               -               -               -               -               -               330,989       411,040       427,105         1,169,134       

Net Cash Flow for GP Fees -                 -               -               -               -               -               -               -               -               -               -               -               -               -               -                 -                 

GP Partnership Management Fee 90% -                 -               -               -               -               -               -               -               -               -               -               -               -               -               -                 -                 

Available Cash Flow for Distribution -$               -$             -$             -$             -$             -$             -$             -$             -$             -$             -$             -$             -$             -$             -$               -$               

 General Partner 0.01% -$               -$             -$             -$             -$             -$             -$             -$             -$             -$             -$             -$             -$             -$             -$               -$               
  Limited Partner 99.9900% -                 -               -               -               -               -               -               -               -               -               -               -               -               -               -                 -                 

-$               -$             -$             -$             -$             -$             -$             -$             -$             -$             -$             -$             -$             -$             -$               -$               

32



Madison Grocery 4% 
OPERATING EXPENSE ANALYSIS PAGE 12

Expense % Gross
Annual per Unit Potential

Expense 150 Rent
Administrative
  Management Fee - 6.0% EGI 108,974           726.49 5.8%
  Marketing 6,000               40.00 0.3%
  Audit Expense 7,200               48.00 0.4%
  Bad Debt - 0.50% EGI 9,081               60.54 0.5%
  Software Expense 6,750               45.00 0.4%
  Fire Alarm & Elevator Monitoring Fees 900                  6.00 0.0%
  Lender Inspection Fees 350                  2.33 0.0%
  RightSource Compliance 13,500             90.00 0.7%
  Legal Expense 750                  5.00 0.0%
  Phone / Internet / Cable 27,396             182.64 1.5%
  Office Expenses 7,500               50.00 0.4%
  Manager Salaries 88,400             589.33 4.7%
Subtotal Administrative 276,801           1,845.34 14.7%

Maintenance:
  Maintenance & Repair 30,000             200.00 1.6%
  Elevator 3,000               20.00 0.2%
  Grounds 6,000               40.00 0.3%
  Painting / Decorating 15,000             100.00 0.8%
  Furnishing Replacement 3,000               20.00 0.2%
  Pest Control 15,000             100.00 0.8%
  Security Payroll / Contract 2,500               16.67 0.1%
Subtotal Maintenance 74,500             496.67 4.0%

Operating:
  Water 15,000             100.00 0.8%
  Electric 22,500             150.00 1.2%
  Gas 22,500             150.00 1.2%
  Sewer 15,000             100.00 0.8%
  Payroll 31,200             208.00 1.7%
  Supplies 15,000             100.00 0.8%
  Cleaning Expense 18,750             125.00 1.0%
  Trash Removal 30,000             200.00 1.6%
  Payroll Taxes 9,568               63.79 0.5%
  Insurance 25,000             166.67 1.3%
  Worksman's Comp 5,860               39.07 0.3%
  Health Insurance 29,900             199.33 1.6%
  Unemployment Insurance 3,708               24.72 0.2%
INCREASE IN OPEX 24,763             165.09 1.3%
  Snow Removal 5,000               33.33 0.3%
Subtotal Operating 273,749           1,824.99 14.6%

Real Estate Taxes: 180,000           1,200.00 9.6%

Total Annual Expenses 811,800           5,412.00 43.2%

Tax Credit Monitoring Expense 6,750               45.00 0.4%

Replacement Reserve: 45,000             300.00 2.4%

Total Annual Expenses w/Reserves 856,800           5,712.00       45.6%

PUPM 476.00
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Constuction Loan Necessary 27,671,396$  Construction Interest 2021 2022 2023 Budgeted Interest 734,379             
Max Construction Loan 27,671,396$  Interest During Construction 659,292$     557,830       101,462       -              Estimated Interest 734,379             
Number of Construction Months 12 Interest During Leaseup 75,087         -              75,087         -              Excess / (Shortage) -                    
Construction Interest Rate 4.40% Total Construction Interest 734,379       557,830       176,549       -              *Excess is deposited into the operating reserve.

Completion 8609
Close 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21

2021 2021 2021 2021 2021 2021 2021 2021 2021 2021 2021 2021 2022 2022 2022 2022 2022 2022 2022 2022 2022 2022
SOURCES OF FUNDS Permanent Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Total

First Mortgage - Private Placement 19,386,489$  -$            -$            -$            -$            -$            -$            -$            -$            -$               -$                 -$                  -$               -$               -$               -$               -$               -$               -$               -$               -$               -$               19,386,489$   19,386,489$  
AHP Funds 900,000         -              2,211,849    (1,311,849)   -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 900,000         
Second Mortgage - WHEDA -                -              -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                
City of Madison Funds 900,000         900,000       -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 900,000         
LIHTC Equity 9,052,906      1,357,936    -              -              -              -              -              -              -              -                 -                   -                    -                 -                 5,431,744      -                 -                 -                 -                 -                 -                 -                 2,263,227      9,052,906      
State Equity 3,951,785      592,768       -              -              -              -              -              -              -              -                 -                   -                    -                 -                 2,371,071      -                 -                 -                 -                 -                 -                 -                 987,946         3,951,785      
GP Equity 100                100             -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 100                
City of Madison Funds - Deferred 900,000         900,000       -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 900,000         
Deferred Dev Fee - WHEDA Required 2,991,256      -              -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                
Deferred Dev Fee - GAP 552,702         -              -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                
Construction Loan 27,671,396 -                1,364,890    -              3,511,197    2,212,223    2,220,334    2,228,476    2,236,647    2,244,848    2,253,079      2,261,340         2,319,632          2,293,137      2,525,594      (7,193,176)     -                 -                 -                 -                 -                 -                 -                 (20,478,220)   -                

  Total Sources Of Funds 38,635,238$  5,115,693$  2,211,849$  2,199,349$  2,212,223$  2,220,334$  2,228,476$  2,236,647$  2,244,848$  2,253,079$     2,261,340$       2,319,632$        2,293,137$     2,525,594$     609,639$       -$               -$               -$               -$               -$               -$               -$               2,159,441$     35,091,280$  

Construction Loan 27,671,396    1,364,890    1,364,890    4,876,087    7,088,310    9,308,644    11,537,120  13,773,767  16,018,614  18,271,693     20,533,034       22,852,665        25,145,802     27,671,396     20,478,220     20,478,220     20,478,220     20,478,220     20,478,220     20,478,220     20,478,220     20,478,220     -                 
Interest Rate 4.40% 0.37% 0.37% 0.37% 0.37% 0.37% 0.37% 0.37% 0.37% 0.37% 0.37% 0.37% 0.37% 0.37% 0.37% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Total Construction Interest 5,005          5,005           17,879         25,990         34,132         42,303         50,504         58,735         66,996           75,288             83,793               92,201           101,462         75,087           -                 -                 -                 -                 -                 -                 -                 -                 734,379$       

Total Construction Interest 5,005$         5,005$         17,879$       25,990$       34,132$       42,303$       50,504$       58,735$       66,996$         75,288$           83,793$             92,201$         101,462$       75,087$         -$               -$               -$               -$               -$               -$               -$               -$               734,379$       

USES OF FUNDS 8% 8% 8% 8% 8% 8% 8% 8% 8% 8% 8% 8% 0%
Acquisition & Site Costs 
  Land Costs 1,500,000      1,500,000    -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 1,500,000      

  Title and Recording -                -              -                 -                 -                 -                 -                 -                
  Site Utilities 115,000         -              9,583           9,583           9,583           9,583           9,583           9,583           9,583           9,583             9,583               9,583                 9,583             9,583             -                 -                 -                 -                 -                 -                 -                 -                 -                 115,000         
  Sitework 400,000         400,000       -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 400,000         
  Park Impact Fees 228,000         228,000       -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 228,000         
  Permit Fees 100,000         100,000       -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 100,000         

-                
Construction & Commercial Costs -                
  Residential Construction NC 17,850,000    -              1,487,500    1,487,500    1,487,500    1,487,500    1,487,500    1,487,500    1,487,500    1,487,500      1,487,500         1,487,500          1,487,500      1,487,500      -                 -                 -                 -                 -                 -                 -                 -                 -                 17,850,000    
  Garage 1,050,000      -              87,500         87,500         87,500         87,500         87,500         87,500         87,500         87,500           87,500             87,500               87,500           87,500           -                 -                 -                 -                 -                 -                 -                 -                 -                 1,050,000      
  Commercial 3,000,000      -              250,000       250,000       250,000       250,000       250,000       250,000       250,000       250,000         250,000           250,000             250,000         250,000         -                 -                 -                 -                 -                 -                 -                 -                 -                 3,000,000      
  General Requirements 1,120,750      -              93,396         93,396         93,396         93,396         93,396         93,396         93,396         93,396           93,396             93,396               93,396           93,396           -                 -                 -                 -                 -                 -                 -                 -                 -                 1,120,750      
  Contractor Overhead 470,715         -              39,226         39,226         39,226         39,226         39,226         39,226         39,226         39,226           39,226             39,226               39,226           39,226           -                 -                 -                 -                 -                 -                 -                 -                 -                 470,715         
  Contractor Profit 1,200,323      -              100,027       100,027       100,027       100,027       100,027       100,027       100,027       100,027         100,027           100,027             100,027         100,027         -                 -                 -                 -                 -                 -                 -                 -                 -                 1,200,323      
  Construction Contingency 1,260,339      -              105,028       105,028       105,028       105,028       105,028       105,028       105,028       105,028         105,028           105,028             105,028         105,028         -                 -                 -                 -                 -                 -                 -                 -                 -                 1,260,339      
  FF&E (GC) 250,000         -              20,833         20,833         20,833         20,833         20,833         20,833         20,833         20,833           20,833             20,833               20,833           20,833           -                 -                 -                 -                 -                 -                 -                 -                 -                 250,000         
  FF&E (Owner) 50,000           50,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 50,000           
  Signage / Branding 15,000           -              1,250           1,250           1,250           1,250           1,250           1,250           1,250           1,250             1,250               1,250                 1,250             1,250             -                 -                 -                 -                 -                 -                 -                 -                 -                 15,000           
  Utility / Cable Connections 60,000           60,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 60,000           
  Plan / Examination Fees 50,000           -              -              -              -              -              -              -              -              -                 -                   50,000               -                 -                 -                 -                 -                 -                 -                 50,000           
  Temp Heat 15,000           15,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 15,000           

-                
Engineering & Architectural -                
  Architecture: Design 550,000         550,000       -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 550,000         
  Architect: Supervision 40,000           40,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 40,000           
  Engineering 10,000           10,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 10,000           
  Architect Reimbursables 15,000           15,000         15,000           
  Survey 10,000           10,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 10,000           
  Geotech/Soils 50,000           50,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 50,000           
  Construction Material Testing 10,000           10,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 10,000           
  Green Consultant 15,000           15,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 15,000           
  Development Consultant 50,000           50,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 50,000           

-                
Construction Interest & Fees -                
  Insurance 40,000           40,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 40,000           
  Construction Interest 734,379         -              5,005           5,005           17,879         25,990         34,132         42,303         50,504         58,735           66,996             75,288               83,793           268,750         -                 -                 -                 -                 -                 -                 -                 -                 -                 734,379         
  Construction Loan Origination - 1% 276,714         276,714       -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 276,714         
  LOC Fee 10,000           10,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 10,000           
  Construction Period Taxes 25,000           -              12,500         -              -              -              -              -              -              -                 -                   -                    -                 12,500           -                 -                 -                 -                 -                 -                 -                 -                 -                 25,000           
  Lender Inspection 12,000           12,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 12,000           

-                
Perm Financing -                
  Perm Origination Fee - 1.5% 290,797         290,797       -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 290,797         
  Perm Loan App Fee 500                500             -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 500                
  Perm Lender Documentation Fees 15,000           -              -              -              -              -              -              -              -              -                 -                   -                    15,000           -                 -                 -                 -                 -                 15,000           

-                
Soft Costs -                
  Market Study 6,500             6,500          -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 6,500             
  Appraisal 5,000             5,000          -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 5,000             
  Environmental Reports 61,500           61,500         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 61,500           
  Tax Credit Fees 155,043         155,043       -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 155,043         
  Marketing 50,000           -              -              -              -              -              -              -              -              -                 -                   -                    -                 50,000           -                 -                 -                 -                 -                 -                 -                 -                 -                 50,000           
  Title and Recording 45,000           45,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 45,000           
  Accounting 25,000           25,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 25,000           

-                
Syndication Costs -                
  Investor Legal -                -              -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                
  Organizational 50,000           50,000         -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 50,000           
  Transactional Legal -                -              -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                
  Syndication Legal -                -              -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                

-              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                
Developer Fees / Reserves -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                
  Developer Fee 5,982,512      609,639       -              -              -              -              -              -              -              -                 -                   -                    -                 -                 609,639         -                 -                 -                 -                 -                 -                 -                 1,219,277      2,438,554      
  Operating and DS Reserve - 6 months 940,164         -              -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 940,164         940,164         
  Rent Up Reserve -                -              -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                

-                    
Excess / (Drawn) Funds -                -              -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                    
Total Uses Of Funds 38,635,238$  5,115,693$  2,211,849$  2,199,349$  2,212,223$  2,220,334$  2,228,476$  2,236,647$  2,244,848$  2,253,079$     2,261,340$       2,319,632$        2,293,137$     2,525,594$     609,639$       -$               -$               -$               -$               -$               -$               -$               2,159,441$     35,091,280$  

Excess / (Shortage) -                -              -              -              -              -              -              -              -              -                 -                   -                    -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                 -                

34


	Rule Enterprises Truman Olson RFP Response 080919
	Truman Olson AHF Supplemental Questions.docx copy
	Madison Grocery_2020.01.07 - Real v2[1]
	Cover
	Assumptions
	Source Use
	Tax Credit Calc
	Cash Flows WHEDA
	Op Expense
	Construction interest




