


3401 & 3433 EAST WASHINGTON AVE, MADISON WI - NEW CONSTRUCTION PRO FORMA
10/24/2023
USES TOTAL COST UNIT MATRIX

CMI% # UNITS # BR # BA SF
CONTRACT 

RENT RENT PSF UA
HOUSING 
EXPENSE

ANNUAL 
RENT

ACQUISITION 3,659,488$           30% 5 1 1 726 $618 $0.85 $68 $686 $37,080 3630 3630
CONSTRUCTION AND SITE WORK 56,510,816$         30% 5 2 2 1059 $729 $0.69 $95 $824 $43,736 5295 5295
CONTINGENCY 2,823,168$           30% 2 3 2 1298 $834 $0.64 $118 $952 $20,026 2596 2596
ARCHITECTURE AND ENGINEERING 842,000$              50% 44 1 1 726 $1,076 $1.48 $68 $1,144 $568,128 31944 31944
FINANCING FEES/INTEREST 6,675,066$           50% 38 2 2 1059 $1,278 $1.21 $95 $1,373 $582,768
SOFT COSTS 1,991,509$           50% 16 3 2 1298 $1,469 $1.13 $118 $1,587 $282,131
DEVELOPER FEE ITEMS AND RESERVES 9,524,263$           50% 4 3 2 1429 $1,456 $1.02 $131 $1,587 $69,910 5716 5716
TOTAL USES 82,026,309$         60% 18 1 1 726 $1,240 $1.71 $68 $1,308 $267,840 13068 13068

60% 16 2 2 1059 $1,475 $1.39 $95 $1,570 $283,200 16944 16944
SOURCES TOTAL SOURCES 60% 7 3 2 1298 $1,697 $1.31 $118 $1,815 $142,548

60% 6 3 2 1429 $1,684 $1.18 $131 $1,815 $121,248
MEMBER EQUITY 200$                     70% 32 1 1 726 $1,400 $1.93 $68 $1,468 $537,600
FEDERAL TAX CREDIT EQUITY 33,270,915$         70% 37 2 2 1059 $1,650 $1.56 $95 $1,745 $732,600
LONG TERM TAX EXEMPT BONDS 28,770,562$         70% 7 3 2 1298 $1,850 $1.43 $118 $1,968 $155,400
EXISTING CITY OF MADISON AFFORDABLE HOUSING FUNDS 2,950,000$           70% 2 3 2 1429 $1,837 $1.29 $131 $1,968 $44,088
WHPC CAPITAL MAGNET FUND GRANT 2,940,000$           80% 3 1 1 726 $1,500 $2.07 $68 $1,568 $54,000 2178 2178
WHPC SELLER NOTE 3,000,000$           80% 3 2 2 1059 $1,775 $1.68 $95 $1,870 $63,900 3177 3177
TAX INCREMENTAL FINANCING 2,350,000$           245 237,577 $333,850 $1.41 4,006,202$  84548 84548
DEFERRED DEVELOPER FEEES (68% MAX ALLOWABLE) 5,659,645$           
DANE WORKFORCE HOUSING FUND 2,000,000$           COMMERCIAL SPACE PARKING RENT
WDNR BROWNFIELD GRANT 200,000$              SF RENT PSF STALLS PER STALL
TOTAL SOURCES 81,141,323$         4,000 20.40$         209 75.00$         

FINANCIAL GAP CONDITION (884,986)$            

FIFTEEN YEAR CASH FLOW ANALYSIS
INCOME INFLATION RATE 2%
EXPENSES INFLATION RATE 3%
INSURANCE INFLATION RATE 4%

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
--------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- ---------------

RENTAL INCOME 4,006,202$           4,086,326$  4,168,053$   4,251,414$  4,336,442$  4,423,171$  4,511,634$  4,601,867$      4,693,904$  4,787,783$  4,883,538$    4,981,209$  5,080,833$   5,182,450$   5,286,099$   
PARKING INCOME 188,100$              191,862$     195,699$      199,613$     203,605$     207,678$     211,831$     216,068$         220,389$     224,797$     229,293$       233,879$     238,556$      243,327$      248,194$      
COMMERCIAL INCOME 81,600$                83,232$       84,897$        86,595$       88,326$       90,093$       91,895$       93,733$           95,607$       97,520$       99,470$         101,459$     103,489$      105,558$      107,669$      
MISC INCOME 24,500$                24,990$       25,490$        26,000$       26,520$       27,050$       27,591$       28,143$           28,706$       29,280$       29,865$         30,463$       31,072$        31,693$        32,327$        
-------------------------- --------------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- ---------------
GROSS RENTAL INCOME 4,300,402$           4,386,410$  4,474,139$   4,563,621$  4,654,894$  4,747,992$  4,842,951$  4,939,810$      5,038,607$  5,139,379$  5,242,166$    5,347,010$  5,453,950$   5,563,029$   5,674,289$   
-------------------------- --------------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- ---------------
RENTAL VACANCY (280,434)$             (286,043)$   (291,764)$     (297,599)$   (303,551)$   (309,622)$   (315,814)$   (322,131)$       (328,573)$   (335,145)$   (341,848)$      (348,685)$   (355,658)$     (362,771)$     (370,027)$     
PARKING VACANCY (18,810)$               (19,186)$     (19,570)$       (19,961)$     (20,361)$     (20,768)$     (21,183)$     (21,607)$         (22,039)$     (22,480)$     (22,929)$        (23,388)$     (23,856)$       (24,333)$       (24,819)$       
OTHER VACANCY (1,715)$                 (1,749)$       (1,784)$         (1,820)$       (1,856)$       (1,893)$       (1,931)$       (1,970)$           (2,009)$       (2,050)$       (2,091)$          (2,132)$       (2,175)$         (2,219)$         (2,263)$         
-------------------------- --------------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- ---------------
EFFECTIVE GROSS INCOME 3,999,443$           4,079,432$  4,161,021$   4,244,241$  4,329,126$  4,415,708$  4,504,023$  4,594,103$      4,685,985$  4,779,705$  4,875,299$    4,972,805$  5,072,261$   5,173,706$   5,277,180$   
-------------------------- --------------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- ---------------
RENT EXPENSE 10,000$                10,300$       10,609$        10,927$       11,255$       11,593$       11,941$       12,299$           12,668$       13,048$       13,439$         13,842$       14,258$        14,685$        15,126$        
ADMINISTRATIVE EXPENSE 394,383$              406,214$     418,401$      430,953$     443,881$     457,198$     470,914$     485,041$         499,592$     514,580$     530,017$       545,918$     562,295$      579,164$      596,539$      
UTILITIES EXPENSE 228,300$              235,149$     242,203$      249,470$     256,954$     264,662$     272,602$     280,780$         289,204$     297,880$     306,816$       316,021$     325,501$      335,266$      345,324$      
OPERATING & MAINTENANCE EXPENSE 351,000$              361,530$     372,376$      383,547$     395,054$     406,905$     419,112$     431,686$         444,636$     457,975$     471,715$       485,866$     500,442$      515,455$      530,919$      
TAXES 540,000$              556,200$     572,886$      590,073$     607,775$     626,008$     644,788$     664,132$         684,056$     704,578$     725,715$       747,486$     769,911$      793,008$      816,798$      
INSURANCE 137,400$              142,896$     148,612$      154,556$     160,739$     167,168$     173,855$     180,809$         188,041$     195,563$     203,386$       211,521$     219,982$      228,781$      237,932$      
TAXES AND INSURANCE 677,400$              699,096$     721,498$      744,629$     768,513$     793,176$     818,643$     844,941$         872,097$     900,141$     929,100$       959,007$     989,893$      1,021,789$   1,054,731$   
SUPPORTIVE SERVICES, MONITORING, RESERVES 119,525$              123,111$     126,804$      130,608$     134,526$     138,562$     142,719$     147,001$         151,411$     155,953$     160,632$       165,451$     170,414$      175,526$      180,792$      
-------------------------- --------------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- ---------------
TOTAL OPERATING EXPENSES 1,780,608$           1,835,400$  1,891,891$   1,950,134$  2,010,183$  2,072,096$  2,135,931$  2,201,747$      2,269,608$  2,339,576$  2,411,719$    2,486,105$  2,562,803$   2,641,887$   2,723,431$   
-------------------------- --------------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- ---------------
NET OPERATING INCOME 2,218,835$           2,244,032$  2,269,130$   2,294,107$  2,318,943$  2,343,612$  2,368,092$  2,392,356$      2,416,377$  2,440,128$  2,463,580$    2,486,700$  2,509,458$   2,531,819$   2,553,749$   
-------------------------- --------------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- ---------------
DEBT SERVICE LOAN 1 - LT TE BONDS 1,823,156$           1,823,156$  1,823,156$   1,823,156$  1,823,156$  1,823,156$  1,823,156$  1,823,156$      1,823,156$  1,823,156$  1,823,156$    1,823,156$  1,823,156$   1,823,156$   1,823,156$   
DCR LOAN 1 - LT TE BONDS 1.217 1.232 1.246 1.260 1.274 1.287 1.301 1.315 1.328 1.341 1.354 1.367 1.380 1.393 1.405
DEBT SERVICE LOAN 2 - DWHF 106,266$              106,266$     106,266$      106,266$     106,266$     106,266$     106,266$     106,266$         106,266$     106,266$     106,266$       106,266$     106,266$      106,266$      106,266$      
DCR LOAN 2 - DWHF 1.150 1.163 1.177 1.190 1.203 1.216 1.229 1.241 1.254 1.267 1.279 1.291 1.303 1.315 1.327
-------------------------- --------------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- ---------------
INVESTOR ASSET MANAGEMENT FEE 10,000$                10,300$       10,609$        10,927$       11,255$       11,593$       11,941$       12,299$           12,668$       13,048$       13,439$         13,842$       14,258$        14,685$        15,126$        
-------------------------- --------------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- --------------- ---------------
NET CASH FLOW AVAILABLE FOR DEFERRED DEVELOPER FEE 279,413$              304,310$     329,099$      353,758$     378,265$     402,597$     426,729$     450,635$         474,287$     497,659$     520,718$       543,436$     565,778$      587,712$      609,201$      
DEFERRED DEVELOPER FEE BALANCE RUNNING TOTAL  5,380,232$           5,075,922$  4,746,824$   4,393,066$  4,014,800$  3,612,203$  3,185,474$  2,734,839$      2,260,551$  1,762,893$  1,242,175$    698,739$     132,961$      -$                  -$                  


