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The Phase 2 study is a continuation of the Phase 1 land readjustment (LR) analysis for the 
Village of Silverton Business District submitted to the Village of Silverton in January 2021. 
The six-acre site includes 31 parcels owned by 19 different property owners. The objective 
of Phase 2 was twofold, namely (1) to assess property owner sentiment and (2) to structure 
a land readjustment deal that would fit into present day market conditions.

With these objectives in mind, the team began a robust six-week interview process with 
each owner to gain insight that would inform the study. In addition, a progress meeting was 
held to present the new massing study and explain the basic framework of the deal. Based 
on input from the owners and an evaluation of market conditions, a revised massing study 
and a new proforma was created which are now presented in this report. 

Saint Francis Group modeled a deal structure by which a developer would offer an ex-
change of value at 1.2x the current market value of each property. For a Homeowner/
Occupant, the Developer offers a replacement property in the form of a newly constructed 
residential condominium flat while a Commercial or Residential Rental Property Owner is 
offered a commercial condominium within a newly constructed mixed-use development. 
For owners who do not want to participate in the land readjustment, the Developer offers a 
price of 1.2x the market value without charging a broker’s fee.  

Owners participating in the land readjustment receive a signing bonus of $30,000 per 
property owner. While there was discussion over the possibility of relieving every owner’s 
mortgage earlier in Phase 1, this was altered to the current proposal for several reasons: 

1� For modeling purposes, those amounts are currently unknown.
2� Setting the price/exchange by a flat value controls the development costs  

and is more reflective of market realities.
3� While the “fairness” of this approach was supposed to be reflected by shares of the  

ground-lease, there could be a perception that some owners would receive a windfall.
4� Relieving the entire mortgage debt would prolong ground lease payouts  

to owners indefinitely. 

In addition to receiving replacement properties and a signing bonus, participating owners 
would retain ownership of their land� The developer is granted a 30 year no-fee ground 
lease which yields an Internal Rate of Return of approximately 13.34%. 

EXECUTIVE SUMMARY
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The model serves as the basis for the financial architecture of the project and illustrates 
how the deal could function for both the developer and the community.

Total project development scope and costs include the following: 

Replacement Condos:
• 10 units
• Average size of 1,000 sf
• Construction cost: $2,000,000

Townhomes:
• 20 units
• 2,000 sf per unit
• Project cost: $11,804,045
• Projected total sales: $13,000,000

Apartment/Commercial Development:
• 80 apartments/ 78,250 sf residential
• 36,000 sf retail, street level
• 4,387 sf office, second floor
• Construction cost: $17,500,000

The information contained in this report is based upon known construction prices and 
market conditions at the time of its publication and is intended for general information. 
Users should consult with their financial, legal, and regulatory advisers before making any 
investment decisions.
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Positive property owner sentiment is generally the first and leading indicator of a successful land assem-
blage process. In order to assess the viability of the assemblage, all 19 property owners, representing 
31 properties on site, were contacted and 16 completed the full Phase 2 interview process.1 Individual 
interviews were conducted over a six-week period usually in person at the Silverton Town Hall, Council 
Chambers, often followed by a second meeting with a business advisor or friend. Interviews were facili-
tated by a combination of four individuals, including a Spanish interpreter as needed. 

The owner profile for the land readjustment site is diverse with approximately one-third owners repre-
senting owner-occupied single-family houses (6 homeowners) and the remaining two-thirds represent-
ing commercial spaces, including multifamily and retail properties (13 commercial property owners). 
Given the different lifestyles, motivations, and mindsets of the owners, it became apparent that the land 
readjustment had to satisfy a range of interests. 

HOMEOWNERS

The five homeowners interviewed for Phase 2 occupy their single-family homes as their primary 
residence and represent a demographically diverse profile in age, race, and ethnicity.  Many of the 
homeowners are long-term residents of Silverton, with a few having lived in the neighborhood since 
childhood. Overall, homeowners were very fond of Silverton, citing the community’s stability, friendly 
neighbors, easy access to highways, proximity to workplaces and schools, and its affordability. While 
most owners found themselves in a good and stable living condition, some cited challenging lifestyle 
situations including caretaking for a special-needs individual or working several shifts in different parts of 
the city. All six homeowners live in single-family houses constructed between 1895 and 1926, ranging in 
size from two to four bedrooms.  

Most homeowners were not sentimental over their existing houses and were not hesitant to transition 
into a new multifamily building. In fact, while some homes have been renovated, most expressed that 
the older homes were outdated and in need of repairs ranging from costly structural problems and leaky 
roofs or basements, to substantial heating or air conditioning problems and the like. A few homeown-
ers liked the intimacy a single family home provides and may consider moving if the land readjustment 
is implemented. Homeowners that had larger houses were interested in splitting their living quarters 
into two (2) separate replacement condominium flats or something similar. This arrangement seemed 
to meet many of their existing lifestyle needs or was an attractive option for those with children who 
wanted to divide an inheritance. There was also an interest in amenity spaces such as gyms and areas 
for social entertainment to compensate for the loss of backyard spaces. The only problematic issue that 
arose regarding the new multifamily property was its suggested location in the Phase 1 study on the cor-
ner of Montgomery Road and Plainfield Avenue. While some did not object to this location, the majority 
were more interested in the quieter areas of Parkview Lane and Saint James Avenue, preferably closer to 
greenery. While most homeowners intend to occupy the new replacement housing as their future pri-
mary home, a few are considering selling their replacement home for a profit while still retaining partial 
ownership of the land lease�  
1 One commercial owner was in the process of assembling three (3) adjacent sites during the interview. Since this 
assemblage was nearing completion, the team did not contact owners of the adjacent sites.   

PROPERTY OWNER SENTIMENT
CHANGING GROUND PROJECT
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The homeowners understand that the development will bring about a 
change in the urban character of the area. In general, the homeowners 
had no problem with an increase in population density and greatly wel-
comed more retail choices within walking distance. One owner, who 
otherwise likes to support the local businesses in the area, commented 
that current establishments along Montgomery Road do not meet 
the daily needs of the residents and that vibrancy in the retail sector 
is needed.  Another owner cited a recent trip to a larger metropolitan 
area and liked the idea of walking to meet daily needs versus using a 
car�  

Most homeowners would prefer to avoid temporary relocation during 
construction if they had the choice.  Some owners, such as the family 
with the special needs individual may need extra assistance should the 
phasing start in their location. If relocated, owners would like to stay 
in the general area as it is close to jobs and familiar places and, in one 
case, within the school district of a family with two children.  

COMMERCIAL OWNERS

Commercial owners are by far the largest landholder by acreage repre-
senting approximately 75% of the landmass clustered along Montgom-
ery Road and Plainfield Avenue. The types of commercial properties on 
the site include multifamily apartment buildings, four-family apart-
ments, duplexes, a single-family house for rent, a hardware store, a 
café, two daycare centers, small retail shops, office space, and several 
lots, some of which are used for public parking. Approximately 20% 
of the multifamily units are vacant, while a few of the retail spaces 
are unoccupied. Tenant relationships in occupied spaces however are 
established and appear to be financially stable across the board.   

While homeowners view the development as a personal decision 
affecting everyday life, commercial owners are evaluating their op-
tions mostly from an investment perspective. Most of the commercial 
owners live outside the site, within the Greater Cincinnati area, apart 
from one owner who lives onsite and another who lives out-of-state. 
All commercial owners are local investors and do not represent a larger 
institutional organization. Outside of the private individuals and local 
companies, one owner, Hamilton County Community Mental Health 
Board, represents a county government. The commercial owners can 
be divided into two basic categories: (1) owners of residential rent-
al properties and (2) owners of retail spaces. The income that they 

Awesome idea. Not opposed to revitalizing Silverton, just want to 
make sure I know what I’m getting into.” 
     - Village of Silverton property owner

WHITE   71% 
BLACK   17% 
HISPANIC  6% 
ASIAN   6% 

FEMALE 
33%

MALE 
67%
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receive from the commercial properties is tied to a range of financial 
obligations, from financing other investments and personal retirement 
funds to providing ongoing living expenses�

There are approximately 40 occupied residential units rented across 
the site.  The multifamily owners are comfortable with the apartment 
rental business and would like to continue leasing apartment units in 
the new development. Since the mindset of the multifamily owners 
is different than that of the homeowners, it became fitting to create 
a separate apartment rental replacement property dedicated only to 
them. The multifamily owners are primarily concerned with maintaining 
an equal or greater cash flow through the development and having an 
asset that could easily be sold. Multifamily owners are also interested 
in having individual control over their rents and tenants, versus having 
to comply with uniform rental rates and property management guide-
lines. Sentiment towards keeping existing tenants is mixed. While some 
multifamily owners have personal relationships with tenants and would 
like to keep them at existing rental rates regardless of their own poten-
tial income loss, others are not as attached and do not see a need to 
keep existing tenants, suggesting that there will be some displacement 
of residential rental tenants if the development moves forward. Hamil-
ton County Community Mental Health Board, who otherwise delegates 
property management to Excel Development Co. Inc, a property man-
agement firm specializing in housing homeless individuals and those 
overcoming additions, is interested in participating in the land assem-
blage process so long as their tenants feel completely welcome in the 
new community without any stigma. The relationships and agreements 
between the multifamily owners will nonetheless need to be discussed 
and planned separately as the project progresses.  

In total, there is approximately 31,600 square feet of existing, mostly 
C-class commercial space. Like the multifamily owners, commercial 
retail owners are mixed over the issue of keeping existing commercial 
tenants. Owners would like to keep two legacy businesses, Brother’s 
Café (tenant-occupied) and Silverton Hardware (owner-occupied), 
within the new development. Specialized facilities such as daycare 
centers may be difficult to retain since each relocation involves coun-
ty inspections which could be cumbersome if a facility were to move 
once before demolition and then again after construction. One of 
the daycare facilities, however, is owner-occupied, suggesting that at 
least one daycare center might remain on the site. Several commercial 
owners who represent approximately 16,300 square feet are open to 
exchanging their existing commercial space (or a portion of it) for a 

It will make the area nice. New design looks pleasing.”   
    - Village of Silverton property owner

APPROXIMATE NUMBER 
OF OCCUPIED RESIDENTAL RENTALS

11 APARTMENT RENTAL BUILDINGS
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share in the apartment rental property. If these owners decide on this 
arrangement, the total commercial retail space that would need to be 
accounted for would decrease to approximately 15,300 square feet.  

ISSUES IMPORTANT TO OWNERS:  

During the interviews, owners expressed issues that were important 
to them as they move through the process. Most notably, they were 
interested in the quality of their properties, construction timeline, 
transparency in the deal-making process, furthering their own educa-
tion, and taking part in a turnkey process. 

Owners understood that the Phase 1 conceptual design was created to 
start the conversation and that a revised development would be made 
based on their feedback from the Phase 2 interviews. While in general, 
the owners felt the development is going in the right direction, under-
standably more detail is needed before they can make a stronger com-
mitment. Owners expressed the importance of having quality buildings 
and will need more information on market values, square footages, 
design layouts, and other rough estimates on associated costs such as 
property management fees.   

Questions regarding timeline related to the coordination, scheduling 
(or possible cancelation) of improvements to the existing properties 
and to general planning issues. Owners are seeking greater clarity on 
the schedule to determine whether they should proceed with im-
provements on existing properties such as roof replacements, im-
provements to yards, and the like. One commercial owner has been as-
sembling properties for several years in the hopes of redeveloping the 
land. While the owner is supportive of the land readjustment process, 
they will nonetheless need more schedule information to adjust their 
development plans. Other owners, especially the homeowners, were 
eager to move forward with the development and move into their new 
units. Whatever the case, momentum will be important to maintain as 
the project progresses in the next few critical steps. 

Owners expressed that a transparent process is important as the deal 
is being structured� Transparency will build trust as owners begin a 
long-term relationship with each other. Terms of the deal need to be 
fair, and owners should be comfortable in disclosing their compensa-
tion with other owners. Compensation guidelines need to be clear and 
acceptable to all�   

Hoping this will come sooner rather than later. Good idea – the 
homes are all old. 
   - Village of Silverton property owner

COMMERCIAL VS.  
HOMEOWNERS   

BY ACREAGE

CURRENT LAND USES

COMMERCIAL - RETAIL / C-CLASS

VACANT LOTS

RESIDENTIAL - SINGLE FAMILY HOMES

RESIDENTIAL - RENTALS
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OWNER PRIORITIES

INTERVIEW OUTCOMES

All 19 owners were contacted for the Phase 
2 interviews. A total of 16 competed the 
interviews� At the end of each interview, 
owners were asked to assess their likelihood 
of particpiated in the land readjustment:

 (1) = VERY UNLIKELY
 (2) = UNLIKELY
 (3) = DON’T KNOW
 (4) = LIKELY
 (5) = VERY LIKELY

QUALITY OF PROPERTIES 
CONSTRUCTION TIMELINE
TRANSPARENCY
EDUCATION
TURNKEY PROCESS

In addition to compensation guidelines, owners also want to know 
more about the risks and responsibilities in the process. Owners posed 
many practical and hypothetical questions during the interviews from 
what happens if there is a downturn in the economy to what would 
be their tax obligations as landowners and the like. An in-depth owner 
education process will be critical. Owners will need to increase their 
technical knowledge in addition to learning more on self-governance.  

Finally, owners are interested in a turnkey solution. Whether it was 
a homeowner busy with everyday life, or a commercial owner who 
would rather not have added responsibility, owners want as little dis-
ruption in their lives as possible. A perfectly seamless process however, 
will not be entirely possible and the assemblage will certainly require 
facilitation from a dedicated professional team. 

OUTCOME OF THE INTERVIEWS 

Based on the Phase 2 interviews, owners were in favor of a revitalized 
area and wanted Silverton to succeed� They understood that their 
properties are located on an important site and that it would be more 
valuable for them and the community if the site were to be redevel-
oped. When asked to assess the likelihood of their participation in the 
process, approximately 79% were “very likely” or “likely” to participate, 
while 5% were not sure (on a five-point scale with 1=very unlikely and 
5=very likely). This sentiment is based on the pending structure of the 
deal and the properties meeting owner expectations. 

The remaining 16% represent three property owners who did not 
participate in the full interview, although they were contacted and 
are aware of the land assemblage discussion. One owner of the three 
recently passed away and their attorney is in the process of managing 
their portfolio of properties. The remaining two owners were difficult 
to reach and still need to be properly debriefed about the assemblage 
process. Some of the participating owners have offered to assist in 
connecting with the remaining owners. Regardless however, of their 
response, the participating owners have geographically connected 
properties that could comprise an effective and worthwhile develop-
ment.

Looks like what Silverton needs - someone to break ground first so 
that other things fall into place.” 
     - Village of Silverton property owner

Don’t 
know Did not complete 

interview

“very likely”  
or “likely”  

to participate
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3932 St. James Avenue 4050 St. James Avenue 6828 Alpine Avenue

6828 Parkview Lane

6829 Alpine Avenue

6831 Plainfield Road

6832 Alpine Avenue

6832 Parkview Lane

6835 Alpine Avenue

6836 Alpine Avenue

6836 Parkview Lane

6840 Alpine Avenue 6843 Alpine Avenue

6844 Alpine Avenue 6846 Alpine Avenue

REFERENCE: EXISTING PROPERTIES ON SITE
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6835 Plainfield Road 6839 Plainfield Road 6843 Plainfield Road

6847 & 6851 Plainfield Road 7121 Montgomery Road 7128 Montgomery Road

7132-7134 Montgomery Road 7136 Montgomery Road 7136-7140 Montgomery Road

7144 Montgomery Road 7202 Montgomery Road 7206 Montgomery Road

7208 Montgomery Road 7210 Montgomery Road 7214-7220 Montgomery Road

Photos source: Hamilton County Ohio Auditor
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The current concept site diagram tries to maximize the total project area, including the area 
reserved for the future ground leased land. Alpine Avenue and Parkview Lane have been ab-
sorbed by the site and a new north-south connector street is proposed near the western end 
of the site. To the west of this new street, and adjacent to Silverton Park, the existing residen-
tial owners’ new flats would be constructed in a two-story condominium building and include 
tuck-under parking. On the south and east edges of the site, twenty for-sale townhomes are 
proposed. The remaining land area would be dedicated to the leased land. 

On the leased land, approximately 36,000 square feet of ground level, street-facing retail is 
placed along Montgomery Road, starting at the intersection with Plainfield Road and continu-
ing southwest. Above this retail, one and two-story residential apartments are proposed. At 
the western end of the retail, the apartments continue south and become four stories, with 
the residential lobby opening westward onto the new north-south street. The plan has flex-
ibility for the number of apartments, from 80 units up to the shown 130 units. A 140-space 
surface parking lot is proposed on the site, screened from the street by the retail, residential 
and townhomes.

REVISED MASSING STUDY
REZTARK DESIGN STUDIO



A NEW MODEL OF FIRST SUBURBAN REVITALIZATION: ACHIEVING EQUITY AND SUSTAINABILITY THROUGH LAND READJUSTMENT IN SILVERTON, OHIO - PHASE 2 

EXISTING SITE AERIAL

PA
RK

VI
EW

 LA
NE

EXISTING SITE 

SITE AREA TOTAL 
5�88 ACRES

ALPINE AVENUE 
0.47 ACRES

PRIVATE PARCELS 
5�41 ACRES



FEBRUARY 2022 

©2022 REZTARK DESIGN STUDIO, LLC.

21

MONTGOMERY ROAD

ST. JAMES AVENUE

AL
PI

N
E 

AV
EN

U
E

PL
AI

N
FI

EL
D

 R
O

AD



A NEW MODEL OF FIRST SUBURBAN REVITALIZATION: ACHIEVING EQUITY AND SUSTAINABILITY THROUGH LAND READJUSTMENT IN SILVERTON, OHIO - PHASE 2 

PARKVIEW LANE

ST� JAMES AVENUE

EXISTING SITE AERIAL 
LOOKING NORTHWEST

RESIDENTIAL 
SINGLE FAMILY HOMES 
10,000 SF

COMMERCIAL 
-RETAIL/OFFICE:  36,000 SF
-APT RENTALS:  ~50 UNITS
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PLAINFIELD ROAD
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ST� JAMES AVENUE

PROPOSED SITE 
AERIAL LOOKING 
NORTHWEST

CONDO FLATS 
10 UNITS

RETAIL 
36,000 SF

APARTMENT RENTAL 
130 UNITS

TOWNHOMES 
20 UNITS

SURFACE PARKING 
140 CARS
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PROPOSED SITE 
SITE PLAN

CONDO FLATS 
10 UNITS

RETAIL 
36,000 SF

APARTMENT RENTAL 
130 UNITS

TOWNHOMES 
20 UNITS

SURFACE PARKING 
140 CARS

STUDY MODEL SITE PLAN

ST� JAMES AVENUE

MONTGOMERY ROAD
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CONCEPT MASSING PERSPECTIVE
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The Changing Ground Project, in conjunction with Saint Francis Group, engaged in inter-
views with individual property owners to better understand their needs in terms of how 
they might participate in a potential development. It is important that the deal balances the 
unique needs of each property owner with overall fairness and consistency when it comes 
to individual offers. We recommend a neutral approach to assessing the value of each prop-
erty, while basing the deal structure off those values.

In our model, the Developer offers Owner/Occupants of residential properties (i.e., home-
owners who occupy said home) replacement properties (condominiums) valued at 1.2x 
the appraised value of their current homes. Either both the Developer and sellers mutually 
agree upon an appraiser, or each side of the deal selects an appraiser and the average of 
the two appraised values is used� The selected appraiser will value both the property being 
sold and the replacement properties.

Another concern raised during the interview process was regarding temporary displace-
ment during construction. In our model, the Developer reimburses Owner/Occupants in the 
zone slated for the replacement condos for temporary relocation expenses (estimated to 
be 4 properties). Ideally, the Developer will work with the families to find a suitable rental 
home for the construction period.

Based on conversations with the Owner/Occupants, it is likely that an additional incen-
tive will facilitate the deal. In addition to the above-appraisal exchange and ground lease 
entitlement, a “signing bonus” in the range of $30,000 per owner would reduce potential 
anxiety around the unknowns of the deal. Though unlikely to pay off existing mortgages on 
the properties, it will ease some financial burden or facilitate upgrades to the replacement 
property. While the exact timing of the “signing bonus” payment has not yet been identi-
fied, we recommend the payment occur as up-front as possible to illustrate that the devel-
opment is ready to move forward. Such timing would also provide some positive cash flow 
to the sellers earlier in the process, rather than a year or more between signing a contract 
and moving into a new home.

Though similar to the aforementioned Owner/Occupant residential deal structure, the 
commercial deal structure differs in that it does not contemplate the construction of 

DEAL STRUCTURE
SAINT FRANCIS GROUP
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replacement properties. As illustrated, the commercial property structure assumes a typical property sale 
transaction, with the Developer offering Commercial and Multi-family/rental owners market price for their 
properties. Should a Commercial or Multi-family/rental owner be interested in rolling their property into the 
new development, they will be granted the opportunity for a similar deal to the Owner/Occupants (exchange 
for condo(s) with 1.2x value of the appraised value Commercial or Multi-family rental property.

RISK ASSESSMENT

Every development deal contains numerous issues that could derail a project before it gets off the ground. 
land readjustment is a unique concept that has not been proven locally, but it also serves to address possible 
threats as well�

Property Assemblage:
A critical mass of properties is always a primary concern when assembling a group of contiguous parcels. 
Through Phase 1 and 2 of this study, we have begun the process of engaging the owners to both assess the 
size of this risk and mitigate its potential. We have found that the optimal way to convince property owners 
to sell is consistent communication, offering a fair deal, and flexibility on timing (particularly as it pertains to 
owner/occupants). 

Recruiting a Developer:
A developer will look at a project if there is a belief that it could ultimately meet its requirements for return/
profits. The model does not have to be proven upfront; that is part of the developer’s job. As a new concept, 
the developer will require a detailed explanation of the land readjustment model, an illustration as to the 
path to an acceptable return, and some assurances that banks are willing to participate in the financing. 
Often developers are drawn to a project in a previously unproven marketplace by incentives, such as project 
grants and land contributions below market or free. Other than the possibility of rights of way, neither incen-
tive has been identified yet. Whether it be from the Village of Silverton, Hamilton County, the State of Ohio, 
or a quasi-public development agency such as the Port of Greater Cincinnati Development Authority , it will 
be critical to identify additional incentives. The ability to have a deal with the property owners set so that the 
developer does not have to engage in the up-front assembly work is an important tool for recruitment.

Financing:
Working with possible lenders in advance to find the right bank or institutions willing to understand this 
model is essential to effect the project. Community-minded lenders such as Cincinnati Development Fund 
(CDF) will be the most likely to engage. Even if an institution such as CDF does not serve as the primary lend-
er, its participation could spark interest from other banks.

DEVELOPMENT PLAN

The first phase would be to construct the replacement condos to minimize the number of residents who are 
displaced. We estimate that there will be 10 condos with an average size of 1,000 square feet each. The size 
and scope of the condo development will vary based on negotiations with the property owners. Due to the 
lack of comparable developments with this type of condo, construction of the replacement condos will fall 
under the acquisition cost/equity side of the proforma. It is unlikely that a developer will pursue additional 
flat-style condos to sell on the market. It is possible, however, that the uniqueness of the product may spur 
additional interest from potential buyers. In this event, the resale value of the units should hold steady. 
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Once that section of the site becomes available, the second phase of development will be the construction 
of 20 townhomes. The townhomes are fully detached, and purchasers would not be subject to the ground 
lease. The townhomes are essential for generating early cash flow that can then be rolled into the larger 
development. The model shows an estimated sales price of $650,000 per townhome. While that would be 
significantly higher than the average sales price of a home in Silverton, it is in line with the overall regional 
market for new construction residential properties of this size and finish. 

The third and largest phase would be the construction of a mixed-use commercial and residential building. 
This building would serve as a new anchor for the business district and would create long-term value for the 
land trust/partnership. Funding for this phase of the development is contemplated to consist partially of 
the proceeds from the preceding townhome development phase. Residential rents are projected to be an 
average of $1,825 per unit, or $1.95 per square foot per month. Annual retail rents are projected to be an 
average of $15.00 per square foot, while annual office rents are estimated at $18.00 per square foot. This 
would bring annual revenues of approximately $1.5 million once stabilized. 

CONSIDERATIONS

When Saint Francis Group investigates a possible development opportunity, we examine several factors to 
determine whether a particular project is worth further investment of time and resources. If it meets our 
test, then we continue to test our hypotheses and confirm details such as market specifics, construction 
costs, and the appetite of potential financing sources.

1� Are we excited about the specific location? 
Objectively, Silverton is well located in the Cincinnati region. It has a local government that desires 
increased development and has thoughtfully engaged the community to bring about investment that 
conforms to its goals. Real estate development is always challenging, so headwinds such as potential 
opposition from the community could be enough to prevent a project from moving forward. Silverton, 
however, has positioned itself to be attractive to developers. 

2� Are we excited about this project? 
The more complicated a project, the more time will be required to bring it to fruition. If it isn’t a proven 
model, then it needs to have intangible value on top of the projected return. We are often attracted to 
complicated projects because it rewards patience. In this case, the developer that appreciates the value 
of pioneering a new concept that comes with a community-centered approach will be the best fit. 
 

3� Do we have an IRR that meets our requirements? 
Typically, we look for projects that have an Internal Rate of Return (IRR)1 of somewhere between 15% 
and 20%. Some larger developers, institutional investors, and REITS have lower IRR thresholds, but typ-
ically will have a specific market niche that they seek to replicate, rather than engage in something new 
and speculative. The IRR currently projected in our proforma, 13.34%, is close enough to warrant further 
investigation, with the hope that through more research on an optimal financial structure, the return 
could be improved.

1 Internal Rate of Return (IRR): the internal rate of return is a standard metric of investment that tells investors the average 
annual return they have either realized or can expect to realize from a real estate investment over time, expressed as a percentage. 
The basic idea behind IRR is to combine a measure of both profit and time into a single metric. Example: The IRR for Project A is 10%. 
If I invest money in Project A, I can expect to receive an average of 10% of my money back from Project A annually. 
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Any owner interersted in selling 
their property receives 1�2x value of 
the appraised property� Owners do 
not not pay a broker’s fee. 

Every property owner receives a 
$30,000 signing bonus. Signing 
bonuses are intended to ease 
the transition, reduce mortgage 
principal, or be used at the owner’s 
discretion.     

APPRAISALS FLAT-RATE 
SIGNING BONUS

PROPERTY SALE

Each property is appraised by an 
accredited appraiser� Owners have 
the option to arrange a second 
accredited appraiser of their 
choice� If there is a discrepancy in 
appraisals, the average is used�  

NO BROKER FEE

APPRAISALS

$30K

OWNER  
PARTICIPATES IN LAND 
READJUSTMENT

OWNER  
SELLS PROPERTY 

Each property is appraised by an 
accredited appraiser� Owners have 
the option to arrange a second 
accredited appraiser of their 
choice� If there is a discrepancy in 
appraisals, the average is used�  
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PROPERTY OWNER OPTIONS  
FOR PARTICPATING IN THE ASSEMBLAGE

Participating owners retain 
ownership of the land that is 
ground leased based on proper-
ty market value. 

REPLACEMENT 
PROPERTY

RELOCATION 
BONUS

OWNERSHIP IN 
LEASED LAND

Homeowners whose properties are 
demolished for the first replacement 
property are temporarily relocated. 
A relocation bonus is provided to 
affected owners. 

Both homeowners and commer-
cial owners receive replacement 
properties 1.2x the value of their 
original property� 

SHORT  
NO FEE PERIOD 

LESS DEBT 

100% MORTGAGE DEBT RELIEF VS.  
FLAT-RATE SIGNING BONUS

LONG  
NO FEE PERIOD 

MORE DEBT 

The original land readjusment model in Phase 1 outlined a strategy to eliminate 
the mortgage debt on the properties. The Phase 2 interview process revealed that 
some owners hardly had a mortgage debt while others were heavily leveraged. 

A complete cancelation of debt in Silverton would prolong the “no fee” period 
considerably and disproportionately affect some owners. Substantial time would 
be needed to balance the size of the overall debt. In order to frame the “no fee” 
period within a reasonable timeframe, a flat-rate signing bonus of equal amount 
to each property owner is recommended. 

%
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CONDO FLATS
(REPLACEMENT PROPERTY FOR 
HOMEOWNERS) 
10 UNITS
COST: $2M

MIXED-USE APARTMENT / 
RETAIL RENTALS
(INVESTMENT PROPERTY)
80 UNITS
36,000 SF RETAIL
COST: $17.5 M 

TOWNHOMES FOR SALE
(SUBSIDIZES PROJECT)
20 UNITS 
COST: $11.8 M
PROJECTED SALE: $13M
PROFIT: $1.2M  

ESTIMATED IRR

13.34% $27.9 M

PROJECT COST

~$2-3M

FUNDING GAP

CONSTRUCTION PHASES

ST� JAMES AVENUE

(Range depends on amount of  
affordable housing to be constructed.)
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MONTGOMERY ROAD

PLAINFIELD ROAD

ESTIMATED ANNUAL OWNER  
GROUND LEASE PAYOUTS 

YEAR 30

$100K $125K $150K
YEAR 1-30 
NO-FEE  
GROUND LEASE PERIOD

YEAR 35 YEAR 40

PROJECT PHASES, COSTS, EXPECTED RETURN,  
AND ESTIMATED OWNER PAYOUTS

GROUND LEASED LAND
(Permanent Owner-Owned Land)

0 30 35 40

(Payouts based on 3-5% of net cashflow to investors.)



PROJECT  CAPITALIZATION 
& PROFORMA 

SECTION 5
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PROJECT CAPITALIZATION

The total estimated project cost, including acquisition, hard construction costs, soft costs 
(such as architecture and legal fees), and financing costs is almost $28 million. In order to 
achieve the projected return, the project relies on a Public Subsidy in the form of a grant for 
$2 million. While generous, that amount of public subsidy is not unprecedented for a proj-
ect of this size. The loan is sized to be 75% of the total project cost. Loan size can be based 
on various metrics, typically cost or value. However, the most critical piece of sizing the loan 
is actually the “debt service coverage ratio” upon stabilization. In this case, the DSCR in year 
3 is 1.2 which is generally the minimum acceptable ratio. This means that the cashflow can 
support 1.2 times the required debt service payment. The capitalization also contemplates 
a mezzanine lender that will provide $3 million and accept annual interest-only payments 
until it receives repayment. This lender will have a community-oriented approach and a mis-
sion that seeks to make projects such as this come to fruition. The investor equity required 
is approximately $3.5 million and it is upon that number that the IRR is calculated.

The proforma illustrates 100% market rate apartments. If we were to designate 25% of the 
planned 80-unit apartment building as affordable (80% AMI in this scenario), as well as 
abate property taxes on the new residential improvements (net 67% abatement, approxi-
mately $115,000 of savings per year) for 15 years, an additional grant of $1 million would 
be required to generate an IRR of 12.49%.

In addition, standard of construction assumed in the profoma will likely make LEED Silver at-
tainable under current standards. If additional standards of sustainability would be desired, 
then additional subsidy would likely be required.

PROFORMA

The “make or break” number for any project is the projected IRR. For this project, the in-
vestment of $3.5 million generates an IRR of 13.34% through annual cash flow and a sale in 
year 18. Our analysis found that a sale in year 18 was the optimal way to achieve the high-
est IRR. The projections rely on an annual vacancy of 7% and for the retail tenants to pay a 
portion of the operating expenses for the building. The projection of 3% annual increases 
due to inflation is somewhat low based on recent inflation trends, but overall necessary 
because those increases are not automatic and will fluctuate based on market trends, lease 
terms, and the credit strength of retail and office tenants.

PROJECT CAPITALIZATION & PROFORMA
SAINT FRANCIS GROUP
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Silverton Land Readjustment
Operating Proforma
September 24 2021

3 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038
Average Vacancy 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7%

Total Units 80                            80                                  80                                   80                          80                          80                          80                          80                               80                          80                          80                          80                          80                          80                          80                          80                          80                          80                            
Avg Units Occupied 74.40                     74.40                           74.40                            74.40                    74.40                    74.40                    74.40                    74.40                        74.40                    74.40                    74.40                    74.40                    74.40                    74.40                    74.40                    74.40                    74.40                    74.40                     

Inflation Factor 1.030                     1.030                           1.030                            1.030                    1.030                    1.030                    1.030                    1.030                        1.030                    1.030                    1.030                    1.030                    1.030                    1.030                    1.030                    1.030                    1.030                    1.030                     

Apartment Revenue
Potential Gross Apartment Rental 1,752,000             1,804,560                   1,858,697                    1,914,458            1,971,891            2,031,048            2,091,980            2,154,739                2,219,381            2,285,963            2,354,541            2,425,178            2,497,933            2,572,871            2,650,057            2,729,559            2,811,446            2,895,789             
Vacancy (122,640)               (126,319)                     (130,109)                      (134,012)              (138,032)              (142,173)              (146,439)              (150,832)                  (155,357)              (160,017)              (164,818)              (169,762)              (174,855)              (180,101)              (185,504)              (191,069)              (196,801)              (202,705)               

Total Expected Gross Apartment Rental 407,340                 1,678,241                   1,728,588                    1,780,446            1,833,859            1,888,875            1,945,541            2,003,907                2,064,024            2,125,945            2,189,724            2,255,415            2,323,078            2,392,770            2,464,553            2,538,490            2,614,644            2,693,084             

Apartment Expenses
Total Property Expenses 103,715             122,202                 607,188                       622,292                        637,849               653,873               670,378               687,378               704,887                    722,923               741,499               760,632               780,340               800,639               821,546               843,081               865,262               888,109               911,640                 

33.48%
Apartment Net Operating Income 285,138                 1,071,053                   1,106,296                    1,142,597            1,179,986            1,218,497            1,258,163            1,299,020                1,341,102            1,384,446            1,429,091            1,475,075            1,522,439            1,571,224            1,621,472            1,673,228            1,726,536            1,781,443             

Capital Reserves 4% -                          67,130                         69,144                          71,218                  73,354                  75,555                  77,822                  80,156                      82,561                  85,038                  87,589                  90,217                  92,923                  95,711                  98,582                  101,540               104,586               107,723                 

Apartment Cash Flow 285,138                 1,003,924                   1,037,153                    1,071,379            1,106,632            1,142,942            1,180,342            1,218,864                1,258,541            1,299,409            1,341,502            1,384,859            1,429,516            1,475,513            1,522,890            1,571,688            1,621,950            1,673,720             

Retail Revenue Sq.Ft. Rate
Retail Program 36,000      
Net Rent 15.00           135,000                 540,000                       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               841,302                 
Property Tax Recovery -                          -                                -                                 -                         -                         -                         -                         -                             -                         -                         -                         -                         -                         -                         -                         -                         -                         -                          
Operating Expense Recovery 3.00              27,000                   108,000                       108,000                        111,240               114,577               118,015               121,555               125,202                    128,958               132,826               136,811               140,916               145,143               149,497               153,982               158,602               163,360               168,260                 
Potential Retail Gross Rent 162,000                 648,000                       648,000                        667,440               687,463               708,087               729,330               751,210                    773,746               796,958               820,867               845,493               870,858               896,984               923,893               951,610               980,158               1,009,563             
Vacancy 7% (11,340)                  (45,360)                        (45,360)                         (46,721)                (48,122)                (49,566)                (51,053)                (52,585)                     (54,162)                (55,787)                (57,461)                (59,185)                (60,960)                (62,789)                (64,673)                (66,613)                (68,611)                (70,669)                  
Expected Retail Gross Rental 150,660                 602,640                       602,640                        620,719               639,341               658,521               678,277               698,625                    719,584               741,171               763,406               786,309               809,898               834,195               859,221               884,997               911,547               938,893                 

Additional Retail Operating Expenses 3.00              (27,000)                  (108,000)                     (108,000)                      (111,240)              (114,577)              (118,015)              (121,555)              (125,202)                  (128,958)              (132,826)              (136,811)              (140,916)              (145,143)              (149,497)              (153,982)              (158,602)              (163,360)              (168,260)               

Retail Net Operating Income 123,660                 494,640                       494,640                        509,479               524,764               540,506               556,722               573,423                    590,626               608,345               626,595               645,393               664,755               684,697               705,238               726,396               748,187               770,633                 

Office Revenue Sq.Ft. Rate
Retail Program 4,387         
Net Rent 18.00           19,742                   78,966                         78,966                          81,335                  83,775                  86,288                  88,877                  91,543                      94,290                  97,118                  100,032               103,033               106,124               109,307               112,587               115,964               119,443               123,026                 
Property Tax Recovery -                          -                                -                                 -                         -                         -                         -                         -                             -                         -                         -                         -                         -                         -                         -                         -                         -                         -                          
Operating Expense Recovery 3.00              3,290                      13,161                         13,161                          13,161                  13,161                  13,161                  13,161                  13,161                      13,161                  13,161                  13,161                  13,161                  13,161                  13,161                  13,161                  13,161                  13,161                  13,161                   
Potential Retail Gross Rent 23,032                   92,127                         92,127                          94,496                  96,936                  99,449                  102,038               104,704                    107,451               110,279               113,193               116,194               119,285               122,468               125,748               129,125               132,604               136,187                 
Vacancy 7% (1,612)                    (6,449)                          (6,449)                           (6,615)                   (6,786)                   (6,961)                   (7,143)                   (7,329)                       (7,522)                   (7,720)                   (7,923)                   (8,134)                   (8,350)                   (8,573)                   (8,802)                   (9,039)                   (9,282)                   (9,533)                    
Expected Office Gross Rental 21,420                   85,678                         85,678                          87,881                  90,151                  92,488                  94,895                  97,375                      99,929                  102,560               105,269               108,060               110,935               113,896               116,945               120,086               123,322               126,654                 

Additional Office Operating Expenses 3.00              (3,290)                    (13,161)                        (13,161)                         (13,556)                (13,963)                (14,381)                (14,813)                (15,257)                     (15,715)                (16,186)                (16,672)                (17,172)                (17,687)                (18,218)                (18,764)                (19,327)                (19,907)                (20,504)                  

Office Net Operating Income 24,710                   72,517                         72,517                          74,325                  76,188                  78,106                  80,082                  82,118                      84,214                  86,373                  88,597                  90,888                  93,247                  95,678                  98,181                  100,759               103,415               106,150                 

Total Project Net Operating Income 433,508                 1,571,081                   1,604,310                    1,655,183            1,707,583            1,761,555            1,817,146            1,874,405                1,933,381            1,994,127            2,056,695            2,121,140            2,187,518            2,255,888            2,326,309            2,398,843            2,473,552            2,550,503             

Performance Based Property Mgmt Fee 0% -                          -                                -                                 -                         -                         -                         -                         -                             -                         -                         -                         -                         -                         -                         -                         -                         -                         -                          

Mezz Interest Expense 90,000                   90,000                         90,000                          90,000                  90,000                  90,000                  90,000                  90,000                      90,000                  90,000                  90,000                  90,000                  90,000                  90,000                  90,000                  90,000                  90,000                  90,000                   

Total Project Cash Flow Before Debt Service 343,508                 1,481,081                   1,514,310                    1,565,183            1,617,583            1,671,555            1,727,146            1,784,405                1,843,381            1,904,127            1,966,695            2,031,140            2,097,518            2,165,888            2,236,309            2,308,843            2,383,552            2,460,503             

Construction Loan (1st 18 months in Project Budget) 1,674,371             837,185                       -                                 

Permanent Loan $632,351 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703

Cash Flow After Debt Service (1,330,863)           11,544                         249,607                       300,481               352,881               406,852               462,443               519,702                   578,678               639,424               701,992               766,437               832,816               901,185               971,606               1,044,140           1,118,849           1,195,800            

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 1.00% -                         -                         -                         -                         -                             -                         -                         -                         -                         -                         -                         -                         -                         -                         -                          

Total Cash Flow After Capital Management Fee (1,330,863)           11,544                         249,607                       300,481               352,881               406,852               462,443               519,702                   578,678               639,424               701,992               766,437               832,816               901,185               971,606               1,044,140           1,118,849           1,195,800            

Cumulative Net Cash Flow (1,330,863)            (1,319,319)                  (1,069,711)                   (769,231)              (416,350)              (9,498)                   452,946               972,648                    1,551,326            2,190,750            2,892,742            3,659,179            4,491,995            5,393,181            6,364,787            7,408,927            8,527,776            9,723,577             

Senior Lender Debt Service Coverage 2.34                              1.20                               1.24                      1.28                      1.32                      1.37                      1.41                           1.46                      1.51                      1.56                      1.61                      1.66                      1.71                      1.77                      1.83                      1.88                      1.95                        

Global Debt Service Coverage 2.34                              1.20                               1.24                      1.28                      1.32                      1.37                      1.41                           1.46                      1.51                      1.56                      1.61                      1.66                      1.71                      1.77                      1.83                      1.88                      1.95                        

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18

Cash on Cash (Investor Project Equity Capital) 0.33% 7.16% 8.62% 10.13% 11.68% 13.27% 14.91% 16.61% 18.35% 20.14% 21.99% 23.90% 25.86% 27.88% 29.96% 32.11% 34.31%

Exit Valuation Cap Rate Value
8.00% 33,227,829           

Transaction Costs 6.00% 1,993,670             
Net Sale Proceeds 31,234,159           
Senior Loan Balance 9,704,041             
Mezzanine Balance 3,000,000             
Pre-Tax Cash to Equity 18,530,119           
Restore Cummultive Cash Loss or Deferred Fee 9,723,577             
Net Cash to Distribute 28,253,695           

Global Project-Level Equity Cash Flow IRR 13.34% (3,484,799)        (1,330,863)            11,544                         249,607                        300,481               352,881               406,852               462,443               519,702                    578,678               639,424               701,992               766,437               832,816               901,185               971,606               1,044,140            1,118,849            19,725,919           

Perm Loan Amortization Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18
Beg 19,454,398                  19,016,507         18,560,006         18,084,104         17,587,976         17,070,762              16,531,567         15,969,456         15,383,455         14,772,549         14,135,680         13,471,744         12,779,590         12,058,020         11,305,783         10,521,576           
Int 826,812                        808,202               788,800               768,574               747,489               725,507                    702,592               678,702               653,797               627,833               600,766               572,549               543,133               512,466               480,496               447,167                 
Prin 437,891                        456,501               475,902               496,128               517,214               539,195                    562,111               586,001               610,906               636,869               663,936               692,154               721,570               752,237               784,207               817,536                 
End 19,016,507                  18,560,006         18,084,104         17,587,976         17,070,762         16,531,567              15,969,456         15,383,455         14,772,549         14,135,680         13,471,744         12,779,590         12,058,020         11,305,783         10,521,576         9,704,041             

Construction / Lease - Up
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Silverton Land Readjustment
Operating Proforma
September 24 2021

3 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038
Average Vacancy 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7% 7%

Total Units 80                            80                                  80                                   80                          80                          80                          80                          80                               80                          80                          80                          80                          80                          80                          80                          80                          80                          80                            
Avg Units Occupied 74.40                     74.40                           74.40                            74.40                    74.40                    74.40                    74.40                    74.40                        74.40                    74.40                    74.40                    74.40                    74.40                    74.40                    74.40                    74.40                    74.40                    74.40                     

Inflation Factor 1.030                     1.030                           1.030                            1.030                    1.030                    1.030                    1.030                    1.030                        1.030                    1.030                    1.030                    1.030                    1.030                    1.030                    1.030                    1.030                    1.030                    1.030                     

Apartment Revenue
Potential Gross Apartment Rental 1,752,000             1,804,560                   1,858,697                    1,914,458            1,971,891            2,031,048            2,091,980            2,154,739                2,219,381            2,285,963            2,354,541            2,425,178            2,497,933            2,572,871            2,650,057            2,729,559            2,811,446            2,895,789             
Vacancy (122,640)               (126,319)                     (130,109)                      (134,012)              (138,032)              (142,173)              (146,439)              (150,832)                  (155,357)              (160,017)              (164,818)              (169,762)              (174,855)              (180,101)              (185,504)              (191,069)              (196,801)              (202,705)               

Total Expected Gross Apartment Rental 407,340                 1,678,241                   1,728,588                    1,780,446            1,833,859            1,888,875            1,945,541            2,003,907                2,064,024            2,125,945            2,189,724            2,255,415            2,323,078            2,392,770            2,464,553            2,538,490            2,614,644            2,693,084             

Apartment Expenses
Total Property Expenses 103,715             122,202                 607,188                       622,292                        637,849               653,873               670,378               687,378               704,887                    722,923               741,499               760,632               780,340               800,639               821,546               843,081               865,262               888,109               911,640                 

33.48%
Apartment Net Operating Income 285,138                 1,071,053                   1,106,296                    1,142,597            1,179,986            1,218,497            1,258,163            1,299,020                1,341,102            1,384,446            1,429,091            1,475,075            1,522,439            1,571,224            1,621,472            1,673,228            1,726,536            1,781,443             

Capital Reserves 4% -                          67,130                         69,144                          71,218                  73,354                  75,555                  77,822                  80,156                      82,561                  85,038                  87,589                  90,217                  92,923                  95,711                  98,582                  101,540               104,586               107,723                 

Apartment Cash Flow 285,138                 1,003,924                   1,037,153                    1,071,379            1,106,632            1,142,942            1,180,342            1,218,864                1,258,541            1,299,409            1,341,502            1,384,859            1,429,516            1,475,513            1,522,890            1,571,688            1,621,950            1,673,720             

Retail Revenue Sq.Ft. Rate
Retail Program 36,000      
Net Rent 15.00           135,000                 540,000                       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               841,302                 
Property Tax Recovery -                          -                                -                                 -                         -                         -                         -                         -                             -                         -                         -                         -                         -                         -                         -                         -                         -                         -                          
Operating Expense Recovery 3.00              27,000                   108,000                       108,000                        111,240               114,577               118,015               121,555               125,202                    128,958               132,826               136,811               140,916               145,143               149,497               153,982               158,602               163,360               168,260                 
Potential Retail Gross Rent 162,000                 648,000                       648,000                        667,440               687,463               708,087               729,330               751,210                    773,746               796,958               820,867               845,493               870,858               896,984               923,893               951,610               980,158               1,009,563             
Vacancy 7% (11,340)                  (45,360)                        (45,360)                         (46,721)                (48,122)                (49,566)                (51,053)                (52,585)                     (54,162)                (55,787)                (57,461)                (59,185)                (60,960)                (62,789)                (64,673)                (66,613)                (68,611)                (70,669)                  
Expected Retail Gross Rental 150,660                 602,640                       602,640                        620,719               639,341               658,521               678,277               698,625                    719,584               741,171               763,406               786,309               809,898               834,195               859,221               884,997               911,547               938,893                 

Additional Retail Operating Expenses 3.00              (27,000)                  (108,000)                     (108,000)                      (111,240)              (114,577)              (118,015)              (121,555)              (125,202)                  (128,958)              (132,826)              (136,811)              (140,916)              (145,143)              (149,497)              (153,982)              (158,602)              (163,360)              (168,260)               

Retail Net Operating Income 123,660                 494,640                       494,640                        509,479               524,764               540,506               556,722               573,423                    590,626               608,345               626,595               645,393               664,755               684,697               705,238               726,396               748,187               770,633                 

Office Revenue Sq.Ft. Rate
Retail Program 4,387         
Net Rent 18.00           19,742                   78,966                         78,966                          81,335                  83,775                  86,288                  88,877                  91,543                      94,290                  97,118                  100,032               103,033               106,124               109,307               112,587               115,964               119,443               123,026                 
Property Tax Recovery -                          -                                -                                 -                         -                         -                         -                         -                             -                         -                         -                         -                         -                         -                         -                         -                         -                         -                          
Operating Expense Recovery 3.00              3,290                      13,161                         13,161                          13,161                  13,161                  13,161                  13,161                  13,161                      13,161                  13,161                  13,161                  13,161                  13,161                  13,161                  13,161                  13,161                  13,161                  13,161                   
Potential Retail Gross Rent 23,032                   92,127                         92,127                          94,496                  96,936                  99,449                  102,038               104,704                    107,451               110,279               113,193               116,194               119,285               122,468               125,748               129,125               132,604               136,187                 
Vacancy 7% (1,612)                    (6,449)                          (6,449)                           (6,615)                   (6,786)                   (6,961)                   (7,143)                   (7,329)                       (7,522)                   (7,720)                   (7,923)                   (8,134)                   (8,350)                   (8,573)                   (8,802)                   (9,039)                   (9,282)                   (9,533)                    
Expected Office Gross Rental 21,420                   85,678                         85,678                          87,881                  90,151                  92,488                  94,895                  97,375                      99,929                  102,560               105,269               108,060               110,935               113,896               116,945               120,086               123,322               126,654                 

Additional Office Operating Expenses 3.00              (3,290)                    (13,161)                        (13,161)                         (13,556)                (13,963)                (14,381)                (14,813)                (15,257)                     (15,715)                (16,186)                (16,672)                (17,172)                (17,687)                (18,218)                (18,764)                (19,327)                (19,907)                (20,504)                  

Office Net Operating Income 24,710                   72,517                         72,517                          74,325                  76,188                  78,106                  80,082                  82,118                      84,214                  86,373                  88,597                  90,888                  93,247                  95,678                  98,181                  100,759               103,415               106,150                 

Total Project Net Operating Income 433,508                 1,571,081                   1,604,310                    1,655,183            1,707,583            1,761,555            1,817,146            1,874,405                1,933,381            1,994,127            2,056,695            2,121,140            2,187,518            2,255,888            2,326,309            2,398,843            2,473,552            2,550,503             

Performance Based Property Mgmt Fee 0% -                          -                                -                                 -                         -                         -                         -                         -                             -                         -                         -                         -                         -                         -                         -                         -                         -                         -                          

Mezz Interest Expense 90,000                   90,000                         90,000                          90,000                  90,000                  90,000                  90,000                  90,000                      90,000                  90,000                  90,000                  90,000                  90,000                  90,000                  90,000                  90,000                  90,000                  90,000                   

Total Project Cash Flow Before Debt Service 343,508                 1,481,081                   1,514,310                    1,565,183            1,617,583            1,671,555            1,727,146            1,784,405                1,843,381            1,904,127            1,966,695            2,031,140            2,097,518            2,165,888            2,236,309            2,308,843            2,383,552            2,460,503             

Construction Loan (1st 18 months in Project Budget) 1,674,371             837,185                       -                                 

Permanent Loan $632,351 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703 $1,264,703

Cash Flow After Debt Service (1,330,863)           11,544                         249,607                       300,481               352,881               406,852               462,443               519,702                   578,678               639,424               701,992               766,437               832,816               901,185               971,606               1,044,140           1,118,849           1,195,800            

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 1.00% -                         -                         -                         -                         -                             -                         -                         -                         -                         -                         -                         -                         -                         -                         -                          

Total Cash Flow After Capital Management Fee (1,330,863)           11,544                         249,607                       300,481               352,881               406,852               462,443               519,702                   578,678               639,424               701,992               766,437               832,816               901,185               971,606               1,044,140           1,118,849           1,195,800            

Cumulative Net Cash Flow (1,330,863)            (1,319,319)                  (1,069,711)                   (769,231)              (416,350)              (9,498)                   452,946               972,648                    1,551,326            2,190,750            2,892,742            3,659,179            4,491,995            5,393,181            6,364,787            7,408,927            8,527,776            9,723,577             

Senior Lender Debt Service Coverage 2.34                              1.20                               1.24                      1.28                      1.32                      1.37                      1.41                           1.46                      1.51                      1.56                      1.61                      1.66                      1.71                      1.77                      1.83                      1.88                      1.95                        

Global Debt Service Coverage 2.34                              1.20                               1.24                      1.28                      1.32                      1.37                      1.41                           1.46                      1.51                      1.56                      1.61                      1.66                      1.71                      1.77                      1.83                      1.88                      1.95                        

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18

Cash on Cash (Investor Project Equity Capital) 0.33% 7.16% 8.62% 10.13% 11.68% 13.27% 14.91% 16.61% 18.35% 20.14% 21.99% 23.90% 25.86% 27.88% 29.96% 32.11% 34.31%

Exit Valuation Cap Rate Value
8.00% 33,227,829           

Transaction Costs 6.00% 1,993,670             
Net Sale Proceeds 31,234,159           
Senior Loan Balance 9,704,041             
Mezzanine Balance 3,000,000             
Pre-Tax Cash to Equity 18,530,119           
Restore Cummultive Cash Loss or Deferred Fee 9,723,577             
Net Cash to Distribute 28,253,695           

Global Project-Level Equity Cash Flow IRR 13.34% (3,484,799)        (1,330,863)            11,544                         249,607                        300,481               352,881               406,852               462,443               519,702                    578,678               639,424               701,992               766,437               832,816               901,185               971,606               1,044,140            1,118,849            19,725,919           

Perm Loan Amortization Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18
Beg 19,454,398                  19,016,507         18,560,006         18,084,104         17,587,976         17,070,762              16,531,567         15,969,456         15,383,455         14,772,549         14,135,680         13,471,744         12,779,590         12,058,020         11,305,783         10,521,576           
Int 826,812                        808,202               788,800               768,574               747,489               725,507                    702,592               678,702               653,797               627,833               600,766               572,549               543,133               512,466               480,496               447,167                 
Prin 437,891                        456,501               475,902               496,128               517,214               539,195                    562,111               586,001               610,906               636,869               663,936               692,154               721,570               752,237               784,207               817,536                 
End 19,016,507                  18,560,006         18,084,104         17,587,976         17,070,762         16,531,567              15,969,456         15,383,455         14,772,549         14,135,680         13,471,744         12,779,590         12,058,020         11,305,783         10,521,576         9,704,041             

Construction / Lease - Up
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Silverton Land Readjustment
Project Capitalization
November 11 2021

Total Project Cost $27,939,198

Public Subsidy $2,000,000

Loan Sizing

Loan to Cost 75.00% $19,454,398

Maximum Mortgage Amount

Construction Loan $19,454,398
Term 12 mo.

Interest Only 6.00%

Origination Fee / Costs 50 bps 97,272                  
Construction Loan Payment $1,674,371

Permanent Loan $19,454,398

Term 120 mo.

Interest Rate 4.25%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                        
Payment (P&I) $1,264,703

$105,392 per month

Investor Equity
Investor Project Equity Capital (or Fees Contributed) $3,484,799

Preferred Equity 100% $3,484,799

Mezzanine Loan $3,000,000

PROJECT: Silverton Land Readjustment

Hard Costs
TOTAL Construction Cost PSF / Space

Commercial 3,600,000$         $100
Office 987,075$            $225
Residential 12,520,000$       $160
Surface Lot 400,000$            $5,000

Total Hard Costs 17,507,075$       

Acquisition
Acquisition Cost 5,180,000$         

Soft / Pre-Development Costs
Soft Cost 5,252,123$         

Total Soft Costs 5,252,123$         

Total Project Cost 27,939,198$       

PROJECT: Silverton Land Readjustment

Hard Costs
TOTAL Construction Cost PSF / Space

Commercial 3,600,000$         $100
Office 987,075$            $225
Residential 12,520,000$       $160
Surface Lot 400,000$            $5,000

Total Hard Costs 17,507,075$       

Acquisition
Acquisition Cost 5,180,000$         

Soft / Pre-Development Costs
Soft Cost 5,252,123$         

Total Soft Costs 5,252,123$         

Total Project Cost 27,939,198$       
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Based on Phase 2 findings, both property owner interest and estimated IRR are strong 
enough to proceed to a Phase 3 analysis. Phase 3 will include numerous activities from 
reconfirming property owner participation to building up a local development team. 

While owners reacted favorably to the initial idea of land readjustment, both the deal 
structure and massing study were revised by the end of Phase 2 to accommodate mar-
ket conditions. Owners will need to reconfirm their participation based on these Phase 
2 recommendations. Owners who did not fully participate in the interviews will need to en-
gage in the next round of interviews. Property owners who have special situations such as 
those who may be currently selling their properties to new owners, or those with specific 
investment or life situations may need more support in Phase 3. In any case, all owners 
must substantially understand their property options and need to be comfortable with 
their decisions� 

If property owner sentiment continues to be strong, a development team will need to be 
established. Qualified investors who either have their own equity or can raise funds will 
need to be recruited. Lenders who are comfortable underwriting new construction loans 
on ground leases will also need to be identified. Moreover, a plan for transferring mortgage 
notes on the existing properties will need to be arranged. Possible incentives and state 
and county programs will need to be examined to determine how the funding gap can be 
covered�

Complementary to this, the project should prepare to pass a legal and regulatory review. A 
preliminary legal structure will need to be identified for the ground leased land as well as 
the company structure of the mixed-use development. 

Phase 3 should conclude the schematic portion of the project. Participating owners and 
the local development team will be called to a higher level of commitment in time and 
focus as they prepare for implementation and a mutually rewarding arrangement. 
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BIOGRAPHIES

Cody Brooks, Director, Saint Francis Group
Cody joined Saint Francis Group in November 2020, bringing a combined experience 
across both the public and private real estate development sectors. At Saint Francis 
Group, Cody performs financial analyses and due diligence activities on potential 
investment opportunities. Prior to joining Saint Francis Group, Cody most recently led 
underwriting and deal sourcing for a St. Louis, Missouri-based private equity fund, 
supporting the investment of nearly $40 million of patient capital across the urban 
core and advancing the fund’s primary goals of increasing population, jobs, and tax 
base in St. Louis. Additionally, Cody draws from experience from the City of Cincinna-
ti’s Department of Community and Economic Development, where he served as a Se-
nior Development Office for the Department’s Major Projects division. During his time 
with the City of Cincinnati, he assisted in shepherding over $123 million of private real 
estate investment through the City Council process while supporting the growth of 
more than 560 jobs comprising nearly $40 million in payroll across the City. Cody has a 
BA in Modern Language and International Economics from Xavier University.

Eric Greenberg, Director, Saint Francis Group
Eric joined the Saint Francis Group in 2013, bringing an approach to real estate analy-
sis and investment that balances economic, policy, and community perspectives – truly 
the pillars of economic development. Eric focuses on pre-development research and 
market analysis, grants and incentives, and tracking public policy. He leads internal 
advancement of projects and processes, such as: market feasibility studies, project 
proposals and partner updates, grant applications, coordination with planners and 
architects, and property assemblage. Eric recently led the public incentive process 
for a $30 million development in downtown Cincinnati. The project was awarded $2 
million in the competitive State Historic Tax Credit program, as well as Federal Historic 
Tax Credits and a tax abatement from the City of Cincinnati. Eric has coordinated with 
the City of Cincinnati and agencies such as the Greater Cincinnati Port Authority on 
other efforts to provide market analysis, public engagement, marketing & develop-
ment strategies and plan implementation for municipalities in the area. Eric began his 
career working for a regional non-profit in the capacity of community building and 
fundraising and has also advised political campaigns and managed a small portfolio of 
residential investment properties. He is a member of the Miami University Hillel Board 
of Directors and serves as an advisor for Career Cincinnati. Eric has a BA in Political 
Science from Miami University.
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Andrea Jandricek, Founder, Changing Ground Project
Andrea Jandricek is Founder of the Changing Ground Project, a pilot urban develop-
ment initiative whose mission is to use land readjustment strategies to build com-
munity wealth while easing the land assemblage process for investors. She has a 
combined professional background in business development and architectural and 
urban design.  She is a trained Passive House Designer certified by the Passive House 
Institute in Germany and a LEED-certified professional. Jandricek holds a Bachelor 
of Arts Degree in Architecture from Columbia University in the City of New York and 
a dual Master’s Degree in Architecture and Urban Planning from the University of 
Zagreb in Croatia.

Brett Kratzer, CEO, Design Principal, Reztark Design Studio
Brett established Reztark Design Studio to investigate the relationship between archi-
tecture and urban design with the common man. Brett’s passion is organizing a mix 
of uses to create places for people to live, work, shop and have fun. It is about bring-
ing out the visceral wonders of life, and that is the focus of Reztark: Creating Places 
for People. Brett Kratzer has over 35-years of national and international professional 
experience creating imaginative designs for complex mixed-use, retail, entertainment, 
and hospitality developments. Brett’s experience has provided him keen insight into 
many different cultures, rich in architectural diversity, style and texture, which have 
given him a deep perspective towards design and the public realm.

Jennifer Kelley, Director, Reztark Design Studio
Jennifer is responsible for the design and delivery of environments providing strategic 
and creative leadership from concept generation to implementation. Her meticulous 
attention to detail not only provides a valuable resource for the design of experiences; 
it affords an added dimension to successful design detailing for these environments. 
Jennifer’s versatile experience in product management, professional problem solv-
ing, understanding of materials and manufacturing have proven to be beneficial for 
Reztark’s creative and collaborative, agile environment. She received her Bachelor of 
Science in Industrial Design from the University of Cincinnati.

Dean Lutton, Principal, Director of Operations, Reztark Design Studio
As an Architect with a passion for sustainability, Dean utilizes innovative methods for 
designing and building that minimize architecture’s impact on environmental systems. 
Since his childhood Dean has enjoyed the ability to physically make and build various 
products. Today, Dean leverages this life-long skill to work with teams and clients in 
detailing and creating architecture that can positively influence people’s daily lives. 
Focused on mixed-used environments, sustainability, and new technology, Dean 
brings innovation and practicality to his projects. When designing and implementing a 
project, he believes that if it promotes the health and satisfaction of the end user, the 
project will flourish which in turn benefits the client, and environment. Dean received 
a Bachelor of Science in Architecture, Bachelor of Science in Interior Design, and a 
Master in Architecture from the University of Cincinnati.
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Tom Neyer, Jr., Executive Chairman, Saint Francis Group
Tom is Chairman and CEO of Saint Francis Group’s parent company, Neyer Hold-
ings Corporation, an advisory, investment, and development group based in 
Cincinnati. Those three activities are concentrated in three areas: real estate, 
private capital, and public policy. Neyer Holdings’ Real Estate Group seeks and 
creates extraordinary opportunities to generate value through unique combina-
tions of functions in the financial, physical and market aspects of real estate. Tom 
has worked as an investor, developer, contractor, lender and consultant, with deep 
knowledge of the office, industrial, retail and hospitality sectors. Neyer Holdings’ 
Private Capital Group invests expertise and capital in earlier stage growth compa-
nies with strong management teams, solid business models and bold aspirations. 
Prior to forming Neyer Holdings in 2003, Tom was Chairman of his family’s region-
al design, construction, and commercial development firm. From 1997 to 2003, 
Tom served as Commissioner of Hamilton County, Ohio, in addition to his real 
estate and investing activities. During Tom’s tenure, Hamilton County completely 
reinvented itself, including the $1.5 billion reconstruction of Cincinnati’s riverfront, 
stadia and infrastructure, its approach to integrated human services delivery, and 
its role as the region’s preeminent government. As President of the Board, Tom 
and his colleagues directed the County’s policies, restructured and managed a 
$2.1 billion annual budget, and 6,400 employees. 

Grant Wagner, Professional, Reztark Design Studio
Grant Wagner a Master of Architecture graduate from the University of Cincinna-
ti, takes a multi-faceted approach to design. He believes that architecture is best 
when it is informed by the world around it. Grant is constantly seeking to push the 
envelope. He’s always looking for ways to enhance his own process by working 
smarter and as a result, improving design.
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The Changing Ground Project is a pilot housing and community development initiative that builds 
community wealth for property owners while creating opportunities for investors through land read-
justment. The objective is to transform low-density areas into economically stronger, more prosper-
ous mixed-use neighborhoods for the benefit of the community. 

The initiative is an independent facilitator of land readjustment strategies that coordinates profes-
sional market reviews, massing studies, and community workshops to assess the viability of the 
land readjustment process. Our Board of Advisors includes established urban planning practitioners 
and scholars, while our professional team is comprised of experienced real estate development and 
design professionals with strong local knowledge of the communities. The team has a hands-on 
approach to community development that identifies equitable land ownership strategies addressing 
a range of urban issues from income inequality and a lack of affordable housing to the overuse of 
automobiles as well as other environmental concerns. The Changing Ground Project is fiscally spon-
sored by FJC in New York.  

Changing Ground Project 
c/o FJC
31 West 34th Street, Suite 8026
New York, NY 10001 

T: (212) 714-0001
www�changingground�org
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Reztark Design Studio, founded by Brett Kratzer, began from his desire to create
uniqueness in a world of uniformity.

At Reztark Design Studio, we believe good design is good business: good design breeds
community, community fuels legacy, legacy begets memory, and memory is what bonds
people to place. Collaboration is at the heart of what we do. Developing lifelong profes-
sional relationships with our clients and their input is integral to our process from the first 
sketches to the project installation.

Reztark works in all fields of design to ensure all client needs are met and a holistic ap-
proach to the end product is conceived� We are a full-service architectural design studio 
specializing in master planning, urban planning, architecture, interior design, industrial de-
sign, graphic design, and branding. We serve the multifamily, senior living, retail, workplace, 
and hospitality markets. Licensed to practice architecture in 46 states, we are currently 
active from California to New York and Florida to North Dakota.

Reztark selects every project team base on the specific problem to be solved. Our design
principals have over sixty years of extensive experience in the fields of urban design, from
macro to micro. They can analyze the traffic pattens of people and vehicles, understand
ideal sidewalk depth and specify the perfect tree grate, all seemingly minor details which
add up to an irreplaceable sense of place. People today talk about user experience as
it relates to digital media and handheld devices but have lost touch with the real user
experience, that of people, outside, interacting with other people in the environment.
Consumer satisfaction as it relates to directing people through a space is of paramount
importance in what we do.

Passion, Loyalty, and Drive. We love what we do; we are steadfast in our devotion to
improving the quality of life for those that interact with our work, which in turn creates
destinations that drive positive economic results. Good planning and great design have the
power to change lives�

Reztark Design Studio
601 Main Street, Suite 200
Cincinnati, Ohio 45202
www.reztark.com
Tel: (513) 233-3333
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Saint Francis Group is an economic development and real estate consulting firm that was launched 
in 2011 to focus on real estate projects serving as a catalyst for economic development. We spe-
cialize in challenged, neglected and underdeveloped properties and assets that generally require 
public and private sector cooperation. Saint Francis Group has a successful track record of unlocking 
a property’s potential through entitlements, incentives, repositioning, development, joint ventures 
and public-private partnerships—enabling Prosperity, through Property and Policy� Saint Francis 
Group’s members have served as elected officials, economic development specialists, and private 
commercial real estate developers & operators. Having practical experience, in both the public and
private sectors, affords us the unique perspective and know-how to create public-private partner-
ships, allowing policy and property to work together to create prosperity. Saint Francis Group keeps 
our clients informed of the most current and innovative financing options and economic develop-
ment tools at the local, state and federal levels. We perform financial analysis, enabling our clients to 
understand the economic impact and capital costs of proposed transactions and developments.

Saint Francis Group
646 Main Street, Suite 200
Cincinnati, OH 45202
www.neyerholdings.com/sfg
Tel: (513) 421-2000
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