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Owner Goals:  To provide housing in a decent, safe, and sanitary manner for low-income residents and to maintain the 

property as senior housing as an integral part of the Burr Oaks and Arbor Hills Neighborhoods in order to provide an 

option for the aging population to stay in the neighborhood.  

Project Summary:  The CDA redeveloped Burr Oaks Senior Apartments in 2011 as a way to continue the revitalization 

and blight elimination in the South Park Street Badger Road area and to stimulate commercial and residential 

development. The original project site held 7 properties primarily composed of apartment buildings which had 

experienced high vacancy rates and were in various stages of foreclosure. The CDA owns 2 adjacent parcels: Burr 

Oaks Senior Apartments located at 2417 Cypress Way and a vacant parcel located at 2405 Cypress Way.   

Burr Oaks Senior Apartments, which is owned by Burr Oaks Senior Housing LLC, sits on 1.43 acres on the corner of 

Cypress Way and W Badger Road. The project investor is Wells Fargo. The property is comprised of 1 three-story 

building with 49 units, 1 property management unit, and 44 underground parking stalls. 49 units are tax credit units, 

11 are HOME assisted units (occupancy is County Median Income restricted), and 30 units have a Section 8 Project 

Based Voucher (PBV) attached. The building includes 33 - 1bed/1bath units, 6 - 2bed/1bath units, and 10 - 

2bed/1/5bath units. Horizon Management Services constructed the building and has managed the building since 

2011. The property management fee is 8% monthly gross income.  The property is a senior property with many 

monthly resident activities including a coffee social, food pantry, movie night, bible studies, and birthday parties. 

The property has a large common area for residents to use and the building includes a hair salon.      

Financing Summary: The permanent mortgage note is held by Impact Center for Independent Living LLC and has a 

current balance of $1,071,750 at 6.15% and matures on 12/01/2028. The subordinated second mortgage note is a 

Home Investment Partnership (HOME) loan in the amount of $385,000 at 0% which matures on 12/31/2040. The 

required Operating Reserve and Replacement Reserve are adequately funded in accordance with the Operating 

Agreement. The cash flow requirements of the Operating Agreement state the Investor Member earns 99.99% of 

the balance of any cash flow annually.  

Key Indicators: 

 

 

 

 

 

 

 

 

Risk Assessment:  The property is assessed at a score of 1 of 6, with 6 being the lowest score. A score of 1 shows the 

property is very strong and stable, is in no way impaired, and the likelihood of realizing all project tax and ownership 

benefits are excellent. The property is in excellent physical condition and there have been no major capital 

improvements since construction was completed in 2011. Occupancy has been maintained near 100% for at least 

the past 2 years. Vacancies are rare at this property; the main reasons for vacancies are if a resident passes away or 

moves to a nursing home or assisted living facility. Police calls for service primarily include check person calls and are 

Indicator Current Rate Benchmark 

Occupancy Rate 97% 95% 

2018 Turnover Rate 4% < 20% 

Net Operating Income (MTD) $5,986  

Total Expense Per Unit (Annualized) $6,870 $5,542 

Debt Service Coverage Ratio 1.44 1.15 

Police Calls for Service Per Month 3  



not serious crimes. The property had a reasonable expense per unit in 2018 at $5,521. The current maintenance 

expense per unit is $222, which is well below the 2018 industry standard of $1,049. Replacement reserves are 

adequately funded and the property has annually paid the management fee to the CDA. Monthly reports are 

consistently on time and thorough.   

2019 Asset Goals:  After the initial assessment was completed, asset managers have established a 2019 work plan for 

the property. A summary of this work plan is below: 

1. Strategize with the property management team on ways to utilize excess cash flow at the property.  

2. Capital Planning & Improvements 

a. Replace common area carpets on the 1st floor 

b. Clean dryer vents 

c. Landscape along the back fence line 

 












