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This project proposal will explore the highest and 
best use for a mixed-use development project located 
between Rockdale Avenue and Forest Avenue and 
east and west of  Burnet Avenue in Avondale. The site 
area includes four parcels of  land totaling around 5 
acres of  land. Parcels A and C are currently owned 
by the Uptown Consortium; Parcels B and D must 
be purchased at $1.1 million dollars each. The Model 
Group proposed a site plan for a dense mixed-use 
development in 2006, but the proposal never came to 
fruition due to the downturn of  the market and the 
residual effect of  the financial crisis. The land has been 
sitting vacant for years. The Uptown Consortium is 
interested in developing the land but first an analysis of  
the highest and best use must be executed to determine 
the most feasible investment in the current market. 
After a thorough market and financial feasibility analysis 
of  potential uses for the site, it has been determined 
that a mixed-use development featuring 90 market rate 
apartments with 13,000 square feet of  retail and 67,000 
square feet of  office space would garner the least risk 
and greatest return from the market. Avondale sits in 
close proximity to the downtown and uptown areas 
of  Cincinnati. The development of  this land is aimed 
at attracting potential or existing employees from the 
neighborhood, young professionals, and is designed to 
create a central business district. The goal is to attract 
those who can both live and work in the neighborhood, 
and ultimately to revitalize the entire neighborhood. 
Burnet Avenue is well known as a neighborhood “Main 
Street” that has suffered from years, if  not decades, 

EXECUTIVE SUMMARY
of  disinvestment and social change, as many urban 
neighborhoods have faced. What was once a thriving, 
culturally rich area is now stricken by abandoned/
underutilized buildings, vacant lots, and unclaimed 
urban spaces, which have contributed to an overall 
perception that the area is unsafe, isolated, and certainly 
unattractive. We are proposing a plan with the ultimate 
goal to make Avondale an attractive and safe place to 
live by incorporating new housing, retail and office 
opportunities. 
Though Avondale has seen better times, it is important 
to recognize the potential of  this area. The district 
encompasses a series of  diverse neighborhoods with 
rich histories, a world-renowned university, cutting-
edge health care and research institutions, lively 
neighborhood commercial areas, beautiful parks, and 
the Cincinnati Zoo, which are all within close proximity. 
Our revitalization plan for Burnet Avenue will not 
only draw a new market to the area, but it will also 
compliment the current inhabitants and enhance the 
existing character of  the area.  The following proposal 
will describe in more detail the specific elements of  this 
mixed-use development.

INSPIRATION FOR NAME
It is claimed that the wife of  Stephen Burton, the first 
mayor of  the Village of  Avondale, began calling the 
area Avondale in 1853 after she saw a resemblance 
between the stream behind her house and the Avon 
River in England. This story is the inspiration for the 
name of  our development. Welcome to Avon Crossing!

                     
AVON CROSSING 
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Existing Context

BACKGROUND
The Burnet Avenue Development is located in the 
Northern Cincinnati neighborhood of  Avondale.  In the 
1800s, Avondale was established a rural suburb.  It held 
many notable estates and a vibrant business district.  
However, like many American cities, post-WWII urban 
sprawl and displacement affected the area and resulted 
in blight, decline, and divestment. 
After decades of  rising vacancy rates and negative 
public perception, Avondale is in need of  renewed 
identity and interest.  Without this type of  attention, 
the area will continue to decline and deteriorate and 
Cincinnati will miss the chance to reinvigorate a 
neighborhood full of  character and history.  

LOCATION
The Burnet Avenue Development has the unique 
opportunity to support many major Uptown Cincinnati 

SITE
institutions. Within a mile radius (approx. 5-6 minutes 
driving) of  the Burnet Avenue Development is 
Children’s Hospital, the Cincinnati Zoo & Botanical 
Gardens, UC Health, the VA Hospital, and the 
University of  Cincinnati.  Within a ten minute drive of  
the Burnet Avenue Development is the central business 
district of  Cincinnati, Xavier University, and many local 
museums and cultural destinations.  
Due to the Burnet Avenue Development’s close 
adjacency to these numerous Cincinnati institutions 
and destinations and its prime location along the future 
Avondale Business District corridor, the Development 
can be seen as a key project in establishing a new 
Avondale hub.  This hub will be both a destination 
for the wider population of  Cincinnati and the local 
Avondale community.

FUTURE
After witnessing the explosive growth currently taking 
place in the Cincinnati neighborhood of  Over-the-
Rhine, there is ample evidence of  Cincinnati interest in 
vibrant, walkable, urban environments with a mix of  
retail, residential, and commercial establishments.  
As a future hub of  the Cincinnati community, the 
Burnet Avenue Development sits at a strategic location 
in serving to bring a similar, yet specific and unique, 
identity to Avondale.  This Development will help 
to establish the Avondale Business District, grow 
investment in the community, and heighten a sense of  
ownership among its current and future residents.. 
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The development site is primarily vacant with two retail 
shops located in the existing building next to parcel A, a 
convenience store expected to be demolished on parcel 
B, and a church with the potential to be demolished on 
parcel D.  

PERCEPTION
Avondale is not typically considered a popular 
neighborhood for homeowners and renters who are 
seeking a high quality residential area and schools.  As 
a result, the neighborhood has been unable to attract 
new- and long-term investment, like home ownership 
and new businesses.

STATISTICS
The average assessed value of  a housing unit in 2014 
was $96,000. The average rent per month was $400.
Avondale has an estimated population of  17,000 
within a 1-mile radius with a projected annual growth 

The developement site is located in the heart of  
Avondale and bordered by a mix of  uses. Adjacent land 
uses range from low-density retail shops to the west, 
single-family homes, and high-density office buildings 
and institutional campuses to the south.
Buildings in the area include the following:
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NEIGHBORHOOD 
of  -0.34%.  The majority of  residents living in this 
area are between the ages of  18-22.  Unemployment 
rates in the neighborhood average 20%.  30% of  
Avondale residents hold a high school degree and 
19% have graduated from a 4-yr college. Avondale’s 
median household income is $17,207, substantially low, 
compared to that of  the Cincinnati area.

EXISTING CHARACTER
Two main building types comprise the Avondale 
community area.  Many estate houses which remain 
from the areas initial occupants and more recent high-
density apartment structure.

Existing Context
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The Burnet Avenue corridor in the Avondale 
neighborhood provides a unique opportunity to enter a 
market where the community is evolving and ready for 
revitalization. With a prime location near the University 
of  Cincinnati, Children’s Hospital, The Cincinnati Zoo 
and other local attractions, a mixed-use development 
has become a necessity. This development in Avondale 
is key in the redevelopment of  the business district 
along Burnet Avenue
The area along Forest Avenue heading towards 
Harvey avenue is an area that will help to transition 
from the Children’s Hospital buildings to a residential 
neighborhood. 
This development plan simulates other nearby 
Cincinnati developments such as Stetson Square or 
U-Square but also carries a uniqueness that embodies 
the community of  Avondale.  The development of  this 
location will draw employees of  both the university and 

MARKET & FEASIBILITY DEMAND DRIVERS
hospital, as well as those who would like to cut down 
on commute times without being too close to the hustle 
and bustle of  downtown.
68% of  commuters in a 5-mile radius drive to work 
alone while about 50% have a 20+ minute commute 
to work. Our residential planning satisfies the need for 
young singles looking to cut down on this drive time.
The number of  people in this 1 mile area greatly 
increases during business hours. This population creates 
a market opportunity that can be filled with retail space 
that provides convenience. The need for restaurant 
space, café’s, shopping, and everyday convenience 
services is evident.
The location, quality designs, affordability and 
conveniences will give us the advantage to pull our 
target market from other developments in the area and 
really set itself  apart as “somewhere you want to be.”

Existing Context
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The development corridor along Burnet Avenue is of  
crucial importance in bringing identity to the future 
Avondale Business District and in establishing the 
area as a walkable, vibrant, urban hub.  Implementing 
pedestrian friendly measures while maintaining and 
improving vehicular traffic through the site will both 
encourage pedestrian and vehicular movement to the 
site and result in increased levels of  exposure and 
interest.
In order to improve existing conditions along Burnet 
Avenue several methods dealing with streetscape, 
building frontage, and parking strategies will be 
employed.

PEDESTRIAN
To improve pedestrian flow along Burnet Avenue, the 
sidewalk will be widened and landscaping added to 
buffer pedestrians from vehicular traffic.  Buildings will 
meet and exceed frontage requirements set by the City 
of  Cincinnati to allow pedestrians to have visual access 
to the interior of  retail and commercial establishments.  
Buildings will be limited in height and mass to maintain 
human scale and encourage a neighborhood feel.

VEHICULAR
An additional center turn lane will be added to Burnet 
Ave to help relieve mild congestion which tends to 
occur at rush hour times.  Street parking will also be 
prohibited at these times.

PARKING
Major areas of  parking will be located off-street at the 
rear of  buildings.  

NEIGHBORHOOD
To create a comfortable transition from the large 
institutional campuses a few blocks south of  the site to 
the single family homes to the north and sides of  the 
site, buildings will also decrease in height as they move 
north.
New goVibrant walking signs will be incorporated along 
Forest Ave.  goVibrant has established four walking 
routes through Avondale.  The 1-mile orange path and 
3-mile pink path both run along this portion of  the site.  
  

STREETSCAPE & MASSING

BURNET AVE
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Frontage on Burnet
(Residential is exempt)
<40 linear ft, 80%
41-80 linear ft, 70%
>81 linear ft, 60%

Building Height

Surface Lot Parking

50’ max

15’ min

Design Considerations

 Currently, three types of  zoning exist on the four 
parcels designated for development.  

 ▪  Parcel A is zoned Residential Mixed (RMX).  
Certain setbacks apply based on the type of  
residential built and building height (§1405-07).

 ▪  Parcel B and Parcel C are zoned Commerical 
Neighborhood (CN-M).  According to Schedule 
1409-09 in the Cincinnati Code of  Ordinances, new 
buildings in the CN-M zone are to have a  15 ft. min, 
50 ft. max. building height with a max. setback of  
12 ft.  Other notable restrictions require vehicular 
access from a side street or alley (§1409-11) and a 
certain amount of  building transparency on sides 
fronting a street (§1409-23). 

 ▪  Parcel D is zoned Residential Mixed Multi-family 
1,200 sf  (RM-1.2).  In this zone the minimum land 
area for every dwelling is 1,200 sf.

 
 

ZONING
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To best communicate the intent of  the Burnet Avenue Development, several goals 
have been established: 

 ▪ Create a vibrant, walkable, urban community which encourages and supports a 
mix of  programs including retail, residential, and commercial

 ▪ Cater the development to the local institutional and residential community while 
simultaneously bringing in new residents by offering different scales of  market-
rate housing and relevant amenities

 ▪ Develop a safe, welcoming, family-friendly environment 
 ▪ Capatialize on the different user groups present at different times of  the day and 

use them to establish movement within the development, effectively creating an 
active environment with less opportunity for crime

 ▪ Use the development as an area of  transition, from large-scale campus at the 
south to single-family homes to the north, through appropriate building massing 
reduction from the south to north side of  the site

 ▪ Create an area of  community focus at corner of  Burnet and Rockdale reinforcing 
this intersection as the major hub of  activity along the Burnet Avenue business 
corridor 

Our team will work closely with Ozie Davis and the Avondale Comprehensive 
Development Corporation to revitalize Burnet Avenue. To keep the community 
involved and supportive of  all development processes, we will collaborate with 
neighborhood leadership, community stakeholders, and local area businesses. In order 
to improve existing conditions, it is vital that we gauge the interests of  the current 
inhabitants and ensure their needs are being heard and met. This proposal aims 
to design a lively, safe community that attracts future residents while retaining the 
historical and cultural elements of  the neighborhood.

DESIGN GOALS

COMMUNITY RELATIONS PLAN
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Design Goals
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Parcel D will be allocated for future townhomes and is 
subject to change based on market needs.
This plan provides enough parking to accommodate 
this phase of  development based on 1 spot per unit 
and 1 spot per 1,000 SF office/retail.  It also allows for 
surface lots to be built on in the future.
Some retail possibilities are:

 ▪ Coffee Shop
 ▪ Sandwich/ Lunch Shops
 ▪ Laundromat
 ▪ Dry Cleaners

CONCEPT

 ▪ J & W BBQ
 ▪ Stationary
 ▪ Hardware
 ▪ Bar and Grill

Due to the accessible location and close adjacency 
of  the Burnet Avenue Development to downtown 
Cincinnati and several major uptown institutions, the 
redevelopment of  these four parcels is geared towards 
those who want to maintain a short commute time 
to their place of  work, while still maintaining some 
distance from the expense and congestion of  the city 
center.   
This user group will likely be composed of  younger 
individuals and families who work in one of  the major 
uptown institutions or in downtown Cincinnati.
Recognizing the intersection of  Burnet and Rockdale 
as the closest edge of  the site to the largest area of  

population, Avon Crossing chooses to focus the 
main public space at the southern edge of  the site 
and transitions north into residential buildings to 
meet the residential neighborhood north of  the site 
more comfortably.  The main public square was also 
located at the southern side of  the site to capture 
lunchtime traffic which would likely be coming from 
the institutional campuses to the south and to take 
advantage of  the two existing brick buildings on either 
side of  Rockdale Avenue on Burnet.  This square would 
be the active, public space of  the Burnet Avenue central 
business district and would be where the old meets the 
new. 

Concept
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DEVELOPMENT PLAN
Office
The office space that we have developed was designed 
to target the health services industry. We anticipate 
Children’s Hospital expanding their services and 
operating in 30,500 square feet of  our proposed 67,000 
of  office space.  We will be developing high quality 
office space, outfitted with high end fixtures, amenities, 
and systems. We anticipate the office units to fall 
either under the Class A or Class B categories. We are 
expecting to be able to sell our office space at $15 per 
square foot. 

Market Rate Housing 
The apartment units that we have developed were 
designed to attract young professionals and employees 
who work in the nearby institutions and downtown. We 
are proposing 1-bedroom and 2-bedroom apartments, 
ranging from 700-1200 square feet. Part of  our 
marketing effort includes pre-leasing units to to help 
minimize vacancy rates in year 1. We anticipate selling 
these units for $1.40 per square foot (approximately 
$1,000 per 1-bedroom, or $1,400 per 2-bedroom unit). 

Retail
The retail space in the development was designed to 
bring investment back into the Avondale neighborhood. 
Part of  our marketing effort would include pre-leasing 
and encouraging tenants to commit to a longer term 
contract. In our tenant mix we would like to incorporate 
a coffee shop, a few places for nearby employees to pick 
up lunch, a laundromat and dry cleaning service, a bar 
and grill, etc. Our goal is to add convenience as well as 
promote an active central business district. 

Hospitality
We have decided to leave Parcel D as green space 
that may be used for community events, festivals, and 
gatherings. We believe this open space will market itself  
and will be frequently used by the community. This 
space was included in our development plan to promote 
positive community relationships and foster economic 
growth.

PARKING
69,500 SF
90 Spots Residential
89 Spots Retail/Office
18 Street Spots

RETAIL
13,350 SF
9 Units

1 BEDROOM APARTMENTS
48,460 SF     
65 Units

INSTITUTIONAL
31,150 SF
3 Upper Floors in No. 2

2 BEDROOM APARTMENTS
25,360 SF
25 Units

OFFICE
26,350 SF
2 Upper Floors in No. 1
2 Street Level Spaces in No. 1 & No. 4

TOWNHOMES
Slated for future development 
on Parcel D

SAFETY
Well lit sidewalks and public areas       
Key card entry to residential and offices 
Patrol path by Cincinnati Police  

ARTS & CULTURE
Square for outdoor community events      
Space for outdoor art at noticeable areas 

HEALTH & WELLNESS
New goVibrant walking signs             
New Red Bike station and bike rakes   
Pedestrian-oriented sidewalks   

GREENSPACE
Located along Forest Avenue to help 
transition site to more residential area

PUBLIC SPACE
Primary public space is located at 
northeast corner of  Burnet Ave. and 
Rockdale Ave.
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BUILDING NO. 1
(4) LEVELS

4,000 SF RETAIL - (3) UNITS

35,650 SF OFFICE

BUILDING NO. 2
(4) LEVELS

5,625 SF RETAIL - (4) UNITS

32,775 SF OFFICE
GROSS SF  
38,400 

GROSS SF  
38,400 

GROSS SF  
19,020

GROSS SF  
19,335

GROSS SF  
52,950

BUILDING NO. 4
(3) LEVELS

1,550 SF OFFICE - (1) UNIT

2,100 SF RETAIL - (2) UNITS

49,300 SF RESIDENTIAL

(41) 1 BEDROOM APARTMENTS

(13) 2 BEDROOM APARTMENTS

BUILDING NO. 5
(3) LEVELS

19,335 SF RESIDENTIAL

(15) 1 BEDROOM APARTMENTS

(3) 2 BEDROOM APARTMENTS

BUILDING NO. 3
(3) LEVELS

19,020 SF RESIDENTIAL

(9) 1 BEDROOM APARTMENTS

(9) 2 BEDROOM APARTMENTS

10’ FL TO FL

13’ FL TO FL

11’ FL TO FL

11’ FL TO FL

11’ FL TO FL

10’ FL TO FL

10’ FL TO FL

10’ FL TO FL

10’ FL TO FL

10’ FL TO FL

10’
10’
10’
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FINANCE PLAN ASSUMPTIONS
The following is a brief  pro forma financial analysis 
for the mixed-use development of  the site.  Our team 
is proposing a 155,000 square foot live, work, and play 
(mixed-use) complex which would serve as a destination 
for the Avondale and surrounding communities. 
Additionally, our team has proposed 65,000 square feet 
of  surface level parking, 50,000 square feet of  green 
space (for community events, festivals, and general 
community use).  The unit mix table provides a brief  
synopsis of  the overall square footage breakdown of  
each program.  This analysis was provided to serve as 
an example of  what could be placed on property and 
the potential return on investment for a non-phased, 
mixed-use strategy.  
 The equity requirement was calculated by rolling 
up the development costs and interest costs from the 
construction loan and multiplying it by the loan-to-
value cost ratio of  64%.  The remaining 36% is the total 
equity requirement. Total construction costs amounted 
to approximately 24 million dollars. We anticipate 
receiving a 15 million dollar construction loan, and 
would therefore have to front the remaining 8.5 million 
dollars. As this will be a costly project, we will use a 
regional bank for our construction loan. This bank will 
more than likely require a personal recourse on the loan 
due to the absence of  cash flows during construction. 
As construction nears completion and lease up begins, 
the recourse terms will be reduced and eventually 
eliminated. For this project, our team has proposed the 
use of  several subsidies to back our equity gap.  We are 
anticipating receiving at least 3million of  the 100 million 
U.S. Department HUB Grant acquired by the Avondale 
Towne Center, and 3.5 million from New Market Tax 
Credits. We had also found that the Avondale TIF 
district was created in 2005, and includes parcel B and 
parcel C. Therefore we are anticipating at least 500,000 
in TIF financing. Finally, we are expecting a grant 
from Children’s Hospital of  300,000, in exchange for 
discounted office rents. 
 Excepted Net Operating Income (NOI) for the 
project is projected to be an estimated $848,691 in year 

Development & Finance Plan

one and $1,218,803 in year 6.  After factoring in debt 
service obligations, these calculations drop to $128,061 
and $303,595 respectively. These calculations may also 
be termed as the cash throw off  from the project. 
 Furthermore, while the pro forma indicates 
the project will yield relatively low DCR during 
implementation, we anticipate the project will ultimately 
yield healthier returns once it reaches stabilization.  
Additionally, return on investment is expected to 
be further enhanced by the many surrounding 
infrastructure projects being developed in the Avondale 
neighborhood. This realization also suggests something 
broader: holistically community development-driven 
real estate strategies will most likely require a longer 
term approach to investment than traditional, market-
driven strategies.

In order to determine accurate assumptions for 
the financial analysis, comparable properties in the 
Cincinnati area were used to determine average costs, 
unit mix, average price per square foot, and average 
square foot per unit. The residential properties we 
used as comparable include: U-Square at the Loop, the 
Mercer in OTR, and Stetson Square. For comparable on 
office and retail space we looked at various properties 
listed online ranging all across the Cincinnati area. 
In addition to these comparables, we used the most 
recent RS Means cost data handbook to confirm our 
construction costs were accurate. 

LEASING ASSUMPTIONS
Monthly Leasing Starts 13     months
Leasing Duration 6     months
Units Per Month 12
Stabilized Occupancy 96%MARKET COMPARABLES

RESIDENTIAL 1 BR 2 BR 
Stetson Square (Avondale)  $1.76  $1.70 
The Mercer (OTR)  $1.54  $1.43 
Avon Crossing  $1.40  $1.40 
RETAIL
City of  Cincinnati Average  $12.24 
Avon Crossing  $17.00 
OFFICE FOR LEASE
City of  Cincinnati Average  $14.00 
Avon Crossing  $15.00 

KEY POINTS
 ▪ Strong NOI which is projected to grow 37% though 

a 6 year hold
 ▪ Combination of  cash flow stability with revenue 

growth provides a rare opportunity
 ▪ Once financing is secured, the project will be 

completed by year 3. We hold a 6-year projection on 
a calendar year basis

EXIT STRATEGY
The goal of  our exit strategy is to ensure better 
outcomes and encourage commitment to the 
sustainability of  our project. We have decided to sell our 
asset at the conclusion of  year 6 at a 4% cap rate. This 
cap rate along with the potential NOI growth in the 
future will demand a premium price and give us a top 
dollar return. Our projected sale price is 
The Uptown Consortium will provide its ownership of  
land as equity.
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RENT AND EXPENSE ASSUMPTIONS
TYPE # OF UNITS AVG. SF TOTAL SF TOTAL RENT RENT/SF ANNUALIZED
RESIDENTIAL
1-Bedroom 65 750 48,750  $1,050  $1.40  $68,250
2-Bedroom 25 1,000 25,000  $1,400  $1.40  $35,000

COMMERCIAL
Office Space 67,102  $1,006,530  $15.00  $1,006,530 
Retail 13,000  $221,000  $17.00  $221,000 

RESIDENTIAL 

PARKING REVENUE SPOTS SF/LOT

COST/

MONTH

 REVENUE/

MONTH  ANNUALIZED 
Lot 1 6 17,105  $35.00  $210  $2,520
Lot 2 6 23,830  $35.00  $210  $2,520
Lot 3 32 8,064  $50.00  $1,600  $19,200
Lot 4 46 20,500  $50.00  $2,300  $27,600

Totals 90 69,499  $4,320  $51,840 

ASSUMPTIONS

OPERATING EXPENSE ASSUMPTIONS
Property Management 5.00%     of  Effective Gross Revenue  $69,131
Administration $500     per unit  $50,000
Real Estate Taxes      Based on CRA Tax Abatement  $33,000
Residential Maintenance/Re-Leasing $600     Per Residential Unit  $54,000 
Accounting $5000     lump sum  $5,000
Professional Fees $2500     lump sum  $2,500 
Insurance $350     per unit  $35,00
Replacement Reserve $300     Per unit  $30,000

Total Expenses  $278,63 

Development & Finance Plan

FINANCING

CONSTRUCTION LOAN
LTC 64%

Term 18 months

Interest Rate 4.25%  
Annual Rate Increase 0.25%
Loan Fees 0.50%

MINI PERM LOAN
LTV 80%
Amortization Period 25 years
Annual Rate Increase 0.25%
Interest Rate 4%
Loan Fees 0.50%

DCR ANALYSIS
Gross Income  $1,382,620.00 
Annual Debt 
Service  $893,031.00 
20% DCR  $178,606.20 
Feasibly Possible  $1,071,637.20 
Net Income  $1,103,989.00 
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SOURCES & USES

Development & Finance Plan

Office
Site Work  $250,000 1.06%
Building Construction Cost  $7,475,260 31.73%
Furniture, Fixtures, 
Equipment, Appliances  $- 0.00%
Construction Supervision & 
Management  $175,000 0.74%
Hard Cost Contingency  $237,008 1.01%

Total Hard Costs $21,537,411 91.41%

CATEGORY AMOUNT

% OF 

TOTAL

LAND ACQUISITION  $2,200,000 9.34%
  DEMO OF CHURCH  $40,000 0.17%

HARD COSTS
RESIDENTIAL
Site Work  $250,000 1.06%
Building Construction Cost  $8,120,090 34.46%
Furniture, Fixtures, 
Equipment, Appliances  $110,000 0.47%
Construction Supervision & 
Management  $175,000 0.74%
Hard Cost Contingency  $259,653 1.10%
RETAIL
Site Work  $250,000 1.06%
Building Construction Cost  $1,755,000 7.45%
Furniture, Fixtures, 
Equipment, Appliances  $- 
Construction Supervision & 
Management  $175,000 0.74%
Hard Cost Contingency  $65,400 0.28%

SOFT COSTS
Environmental, Soil Testing  $15,000 0.06%
Survey  $10,000 0.04%
Appraisal  $10,000 0.04%
Borrower & Lender Legal  $30,000 0.13%
Construction Loan Fees  $84,639 0.36%
Miscellaneous Closing Costs  $20,000 0.08%
Construction Loan Interest  $800,000 3.40%
Contingency  $80,000 0.34%

Total Soft Costs  $1,049,639 4.45%

TOTAL PROJECT COST  $23,562,008 100%OTHER COSTS
Building Permits  $20,000 0.08%
Tap & Entitlement Fees  $60,000 0.25%
Architectural Design  $753,809 3.20%
Permits and Fees  $40,000 0.17%
Engineering  $86,150 0.37%
Builders Risk Insurance  $15,000 0.06%

Total Other Costs  $974,959 4.14%

TOTAL HARD COSTS 
AND FEES

 

$22,512,370 95.55%

EQUITY
U.S. Department HUB Grant  $3,000,00 13%
New Market Tax Credits  $3,500,000 15%
TIF Financing  $500,000 2%
Children’s Hospital Grant  $300,000 1%
Developer equity  $1,200,000 5%

Total Equity  $8,500,000 36%
CONSTRUCTION 
LOAN  $15,062,008 64%

CASH FLOW ANALYSIS
CASH FLOWS YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 6

Occupancy % 75.00% 90.00% 96.00% 96.00% 96.00% 96.00%
Inflation Rate 1.025 1.05 1.075 1.10 1.125 1.15

Effective Gross Income  $1,062,889.13  $1,306,575.90  $1,426,863.84  $1,460,046.72  $1,493,229.60  $1,526,412.48 
Operating Expenses  $(214,197.58)  $(263,306.30)  $(287,547.19)  $(294,234.34)  $(300,921.48)  $(307,608.62)
Net Operating Income  $848,691.54  $1,043,269.61  $1,139,316.65  $1,165,812.38  $1,192,308.12  $1,218,803.86 
Annual Debt Service  $(893,031.00)  $(893,031.00)  $(893,031.00)  $(893,031.00)  $(893,031.00)  $(893,031.00)
Cash Throw Off  $(44,339.46)  $150,238.61  $246,285.65  $272,781.38  $299,277.12  $325,772.86 
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PROJECT TEAM

PROJECT SCHEDULE

 ▪ Uptown Consortium:  The client will be the voice of  the neighborhood and help inform 
the vision of  the project

 ▪ Developer:  Responsible for financial planning and budget of  the project
 ▪ Architect:  Coordinates and manages the design team and engineers to advance the design 

and drawing documents needed to execute the development project
 ▪ Design Team:  The design team will create the vision for the project, work within the 

needs of  the pro forma, and execute the necessary drawings for construction 
 ▪ Engineers:  Includes MEP, civil, and structural engineers.  Engineers will work closely 

with the Architect and Contractor to ensure the project is completed according to code 
and standards

 ▪ Contractor:  The Contractor will ensure the development project is constructed within 
budget and according to the proper means, methods, and specifications

 ▪ Property Manager:  Manages the property post-construction and during the leasing period.  
Also takes care of  the yearly maintenance of  the property

 ▪ Real Estate Broker:  Manages the leasing of  the property.  There would both a Commercial 
and Residential Real Estate Broker supporting this effort. 

 ▪ Marketing Team:  Creates the branding and marketing materials to support the publicity 
and leasing of  the development project  

Based upon the proposed schedule, the first year of  the development project will include 
securing project financing, site acquisition, pre-design, programming, zoning and planning 
approval, and design development.  At the end of  year one, the project will enter the 
construction document phase of  design followed by the building permitting process and project 
bidding and negotiation.  Major owner review periods will take place after each significant phase 
of  design. 
Upon Contractor selection, construction of  building no. 2, 3, and 4 will commence.  Five to 
six months later the construction of  buildings no. 1 and 5 will commence.  This staggering 
will allow sub-contractors to move from one building effort to another and provide a phased 
work schedule for sub-contractors.  It will also allow the majority of  residential units and 
approximately half  of  the office and retail space to be available for lease before the total 
completion of  the project.  
It is estimated that the total construction of  all five buildings will take between 16-18 months.  
Early completion will be contingent on favorable weather patterns and the absence of  
construction contingencies.  Project completion is scheduled to take place by the end of  year 
2018.  Total project time from early November 2015  to late year 2018 is three years. 
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CONCLUSION

THANK YOU!

The subject properties located on Burnet Avenue will be developed as several mixed-use 
buildings featuring apartment dwelling units, office space units, and street-level retail bays. 
Based on evidence provided in this report, a mixed-use development including apartments, 
office, and retail is the highest and best use for the subject site located in Avondale. Factors that 
are vital to the success of  the project are hard and soft costs, market demand/supply, financial 
markets and county/local support. The success of  this development is contingent on these 
factors. 
The proposed development will contribute to the revitalization of  Avondale and will surely 
compliment the vision that is outlined by both the Uptown Consortium and the Avondale 
Comprehensive Development Corporation.

We thank the Uptown Consortium for this exciting and unique opportunity to work for the 
future of  the Avondale community.

SNAPSHOTS

RETURN ON EQUITY
Net Income  $1,218,803.86 
Equity Invested  $8,500,000.00 
ROE 14%

DEBT SERVICE
Rate 4.25
Amortization 30
DCR 1.20
Annual Debt 
Service  $915,208.00 

PRICE PER SQUARE FOOT
Residential  $1.40 
Office  $15.00 
Retail  $17.00 

EXPENSES AND REVENUE
Effective Gross 
Income  $1,382,620.00 
Operating Expenses  $278,631.00 
NOI  $1,103,989.00 

RENT ROLL
Residential  $103,250.00 
Office  $1,006,530.00 
Retail  $221,000.00 
Total  $1,330,780.00 

PROJECT COSTS
Land Acquisition  $2,240,000 
Hard Costs  $20,272,370 
Soft Costs  $1,049,639 
Total  $23,562,009 

FINANCING
Total Projected Costs  $23,562,008.97 
Total Projected Debt  $15,062,008.48 
Total Subsidiaries  $7,300,000.00 
Developer Equity  $1,200,000.00 

PROPERTY VALUE
Cap Rate 4.5
NOI Year 6  $1,218,804 
Value  $27,084,530.13 

TOTAL SQ.FT. BY PROGRAM
TYPE TOTAL SF PROGRAM %
Residential 73,819 48%
Office 67,102 43%
Retail 13,346 9%

Total 154,267 100%


