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I.    Executive Summary 

  

University Plaza - A Student Focused T.O.D. Housing and Retail Community 

  

Endeavor Development Group 

  

Perry Karn- President & CFO 

Christoph Mooshammer-CEO & Co-Owner 

Adrian Vainisi-Project Manager & Co-Owner 

Kathryn Scott- Vice President & Director of Marketing and Research 

  

Vision Statement and Objectives. 

  

University Plaza, with its 39 retailers and 257 apartments, will serve as a place for health and home, for 
middle-income students attending Xavier University, and young professionals. The apartments at 
University Plaza will be highly coveted due to their proximity to Xavier University (.5 miles). Students 
who desire to live near the beginning of the Wasson Way Bike Trail will have all of the amenities they 
desire, plus many more. Several retail uses in the space intended to increase the well-being of customers 
will include a yoga studio, and a massage clinic these allow students to relax and decompress following 
a stressful day. University Plaza will also include a restaurant, bar, and a café where students or 
community members can enjoy a nice meal or beverage. According to the website Walk Score.com, the 
area lacks a bar, a proper grocers and a coffee shop within reasonable walking distance of our site. As 
for those using the Wasson Way Bike Trail, there will be a bike shop that will be outfitted with all the 
necessary knowledge for a tune up or a fresh inner tube. In addition to these uses the development will 
include a book store for students to get the latest novel or texts for class.  

  

The overall vision of the project is to construct a habitation for students and young professionals to 
increase their well-being, and satisfaction with their lives. The mix of uses are aimed at maximizing 
student’s comfort and welfare, while providing a safe and secure living space for students attending 
Xavier University. The uses provided will provide the desired goods and services of students attending 
Xavier University. The goal for University Plaza is provide a contemporary alternative to the current 
student and neighborhood housing options. 
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Development Plan Overview 

Phase 1:  Acquisition 

- The site consist of multiple properties and multiple owners, but the properties will be packaged 
together and sold to Endeavor Realties as a incentive for neighborhood redevelopment.   The property 
will be financed using a long term loan from PNC bank. 

Phase 2:  Construction 2- year time line 

-We will use Fifth-Third bank for our 2 year construction loan 

-Demolition of current properties 

-Finalize site work 

-Begin work on foundations elevators and parking garages 

-Finalize structures and landscaping             

Phase 3: Lease up 

-Goal for first year of operation is 50% vacancy next year is 30% vacancy and every year after that is an 
average of 10% vacancy in our residential units.  Our retail goals for our first year of operation is 60% 
Vacancy 

  

Summary of Uses and Square Footages 

  

There will be 79,200 sf. of net rentable retail space on the first floor with tenants ranging from 
restaurants and a coffee shop to a bookstore and a yoga studio.  There will be 207,570 sf. of net rentable 
residential space equaling 257 units; consisting of a mix of studio, one bedroom and two bedroom units. 

  

 Financial Summary 

  

There are currently 31 existing properties occupying our site that are owned by 22 owners and have all 
agreed to sell their land at market value for $3,899,900 to the city.  We will then purchase the combined 
properties as a whole from the city.  This cost plus our cost of construction will equal $60,455,639.57 
which we will take a two year semi-perm construction loan out from Fifth-Third Bank and then a 30 
year fixed long term loan from PNC bank for the remainder of the loan.  With the L.T.C. ratio of 80% 
required for our loan, we will use investor capital to cover the $12,091,127.91 in initial capital needed.  
We will pay our investors and annual return of 15%, totaling $1,813,669.19 annually. 
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Important Calculations 

Total Cost                                       = $60,455,639.57 

  

LTV                                                 =75% 

  

LTC                                                 =80% 

 

Investor Equity                               =$12,091,127.91 

  

Average R.O.R.                              =29% 

  

Average R.O.E.                              =69% 

  

N.P.V.                                              = $ 137,739,033.51 

  

Value Based on Cap Rate             = $ 346,017,634.98 

  

Terminal Value                              = $ 452,955,910.45 

  

Average NOI                                   = 15,400,405.98                                                        

  

Average NCF                                   = $8,367,560.69 

  

Average ADS                                  = $ 3,115,573.88 
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Market Summary 

The current market conditions are strong enough to support University Plaza throughout the different 
phases of development and the population and demographic trends of the Evanston area forecast a stable 
and promising future. While the population of the Greater Cincinnati area has shown a significant 
decrease (18.5% over the past 20 years), Evanston has continued to grow. Absorption and rental rates as 
well as comparables can be found in the Appendix. 

  

Developer Qualifications 

The Endeavor Development Group started five years ago by the two Co-Owners Adrian Vainisi and 
Christoph Mooshammer, who have backgrounds in planning and real estate respectively.  After forming 
the group they soon added Perry Karn as CFO and Kathryn Scott as head of marketing and research.  
Together we have created a great team able to deal with a variety of issues and problems other 
developers simply cannot. We have been developing student housing and retail for over 5 years and 
have developed a reputation of success in the development community.  We are experts in our field and 
when brought together there is no development project we cannot tackle. 

  

  

II.     Development Goals and Objectives 

  

Current Situation 

  

Physical Characteristics-The physical characteristics of the development area are one of partial 
vacancy and disparate industrial uses including small businesses such as an automotive repair shop.  The 
site is flat and would not need a large amount of excavation or resurfacing.  It borders the busy street of 
Dana ave but has single family houses on the south border and a green space to the north. 

  

Location- The site sits between Dana ave and Lexington ave bordering Montgomery road on the west 
border, and runs until the Cincinnati Bell building on the east border.  The whole site is located in 
Evanston within .3 miles to Xavier University, in the north east part of Cincinnati. 

  

Access- The site has amazing access to all major forms of public transportations and all major highways.  
It is located 72 ft. from a bus stop on Dana Ave, on the north edge of the property it borders the planned 
light rail and Wasson Way bike trail on the north, it is only .3 miles to I-71, 4.5 miles to I-75,   and 5.0 
miles from I-74. 
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Visibility- Great visibility from the major streets of Montgomery and Dana, since it sits on the corner at 
one end it has great visibility.  The project sits right next to planned development across the street of 
office and retail related to University of Xavier which will attract people to our site. 

  

Surrounding Uses- Currently there are only small stores and offices including a hip scooter store and 
car mechanic shop as well as other small family owned businesses inside the site.  There are currently 
mostly single-family owned residences with a few businesses surrounding the site.  In the near future 
through the different stages of our development and the development across the street the uses will be 
multifaceted. 

  

Positives - Proximity to Xavier University, proposed light rail and green space.  Great Retail possibility 
and community feel. 

  

Negatives -Notably, the area has a lack of new housing; some of the surrounding area is run down. 

  

Specific Issues Addressed by Project- Lack of new housing and retail in the north Evanston area. 

  

Vision Statement. 

The vision of the project is to construct a habitation and retail community setting for students and young 
professionals to increase their well-being, and satisfaction with their lives. The mix of uses are aimed at 
maximizing student’s comfort and welfare, while providing a safe and secure living space for students 
attending Xavier University and young professionals in the area. 

  

Development Objectives 

1.      Attract new businesses to the north Evanston are. 

2.      Achieve the ideals of Mixed-Use, Transit-Oriented Development. 

3.      Create a long term sustainable and profitable living and shopping community 
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III.    Development Plan 

 

 Summary Table 

  

Use Square Feet (units) Description 

Retail 79,200 sf/39 units Small, local and modern 
retailers like coffee shops 
and bars, which are 
attractive to our young 
target group. 

Residential 207,570 sf / 257 units We will have modern 
apartments that attract 
college students and 
young professionals. The 
apartments will use 
modern design but stay 
competitive on the market 
on price point. 

Parking 

  Surface 

  Parking garage 

  

165 spaces 

535 spaces 

 3 multiple floor parking 
garages. 

Open space 2.5 acres Open green space for 
gathering and enjoying the 
first floor retail. 
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Detailed Description of Each Use 

Retail 

On our 79,200 square sf. of retail space we provide coffee shops, bars, grocery stores restaurants and 
wellness retail as well. There will be multiple different sizes of retail units ranging from 2000 sf. to 4000 
sf. and ranging in price from $10/sf. to $15/sf. depending on size and location.  The Stores are geared 
towards middle income students and young professionals with local welcoming shops with modern 
design. The stores will be small locally owned and operated to create a sense of community. The retail 
area should provide useful and necessary products for our clientele such as books for school and bikes 
parts for Wasson Way users. Furthermore, University Plaza will provide an open area for our students 
and young professionals to spend time and enjoy each other and their surroundings. It will emulate U-
square with its shops and restaurants on the street level and residential on the upper floors, but unlike 
you square we will create a modern structure, with an large areas of green space which will create the 
community we want to create. 

Residential 

University Plaza with its 207,570 sf. of net rentable residential space will create 257 units with more 
modern and updated amenities and fixtures than our competition for a price slightly below market.  We 
will offer rental apartments including studio, 1 bedroom, and 2 bedrooms with three different design 
varieties of each. Our target market is college students and young professionals who are looking for 
apartments near the Xavier University. In order to accommodate our clientele our apartments and 
studios will be safe, comfortable, and accessible apartments with a modern design.  Amenities included 
will be washers and dryers, fitness center, air conditioning, secure entry etc. 
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Illustrations of Development Plan. 
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Rationale for Mix of Uses. 

  

The overarching rationale for building a structure such as this in an area like Evanston to fill a demand 

created by this area that has not been met.  We noticed a lack of new housing options and lack of 

exciting retail immediately and realized the students attending Xavier as well as young professionals 

related to Xavier as well as inhabitants of Evanston all wanted University Plaza so we set out to prove it. 

The first step was to analyze our competitors in this area to have an idea of what is currently on the 

market. We looked and several factors including square footage, rent, cam etc. Furthermore we looked 

at the demographics to find out if the market provides demand for studios, single and two bedroom 

apartments. Our primary target groups are college students and young professionals who want to live 

just minutes from the University. After the whole analysis we decided to build mix used buildings with 

retail on the street level and residential on the upper floors. We think with this concept we can be 

competitive and have a great chance of success in the market. 

  

IV.    Financial Summary 

  

Summary 

We will acquire the financing through two banks and from outside investors.  We will have a weighted 
average cost of capital of 7% and with our average return on cost of 29% we will pay all of our debt and 
taxes and still make a large profit.  

Table 

  

    

Retail 

  

Residential 

Total 

Project 

Square Feet/Units  79,200sf. / 39 units  286,280sf. /257  336,852sf. /296 

Stabilized NOI  $15,580,903.52 $ 5,193,634.51 $ 20,774,538.02 

Total Cost   $ 9,278,280.00 $29,264,422.00  $60,455,639.57 
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Stabilized Value $103,304,275.10 

 

 $34,434,758.38 $ 137,739,033.51 

 

Capitalization 

  Debt 

  Developer’s equity 

  

5% 

15% 

  

5% 

15% 

  

5% 

15% 

Returns 

  ROC 

  ROE 

  

168% 

69% 

  

17% 

69% 

  

29% 

69% 

Key Operating 
Assumptions 

10% Vacancy 

2% CAM 

4% Management Fee 

3% annual taxes 

0.51% Insurance 

10% Vacancy 

2% CAM 

4% Management Fee 

3% annual taxes 

0.51% Insurance 

10% Vacancy 

2% CAM 

4% Management Fee 

3% annual taxes 

0.51% Insurance 

Financing 
Assumptions 

  LTV Ratio 

  DCR Ratio 

  Interest Rate 

  Amortization 

  

  

80% 

1.25 

Libor+2.5 

30 Year 

  

  

80% 

1.25 

Libor+2.5 

30 Year 

  

  

80% 

1.25 

Libor+2.5 

30 Year 

  

  

Proposal to the City 

 

We will need the city to purchase all parcels contained in site and sell the entire site to us as one parcel 
for market value.  The Jobs this will create as well as the tax income will benefit the city as a whole.  
The site will also bring higher density to the area which will drive revenue for the surrounding 
businesses. 



UNIVERSITY PLAZA 

 

Page 13 

  

Key Financial Calculations 

  

Total Project Cost                          = $60,455,639.57 

  

Loan Amount                                 =$48,364,511.66 

  

Developer Equity                           =$12,091,127.91 

  

Source of Equity                            =Investors 

  

R.O.R.                                             =29% 

  

R.O.E.                                             =71% 

  

N.P.V.                                              = $ 138,249,933.34 

  

Value Based on Cap Rate             = $ 351,882,340.65 

  

Terminal Value                              = $ 452,955,910.45 
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Sources of Financing 

  

Debt 

  

Lending institution 

  

Construction - Fifth Third Bank 

  

Permanent - PNC Bank 

  

Terms of Loan 

  

Construction- Total Loan $60,455,639.57  2 years, Interest Only, Adjustable-Libor +2.5%, payments are 
worked into permanent financing. 

  

Permanent- Total Loan $60,455,639.57 30 year, fixed, 5% APR. 

  

Equity 

  

Our Equity will come from 15 investors which we will pay an annual return of 15 %. 

   

Financial Merits of Development  for City 

- Taxes from Development 

- Jobs increase 

-Higher Density 
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V.     Market Information 

 

Market Summary 

The current market conditions are strong enough to support University Plaza throughout the different 
phases of development and the population and demographic trends of the Evanston area forecast a stable 
and promising future. While the population of the Greater Cincinnati area has shown a significant 
decrease (18.5% over the past 20 years), Evanston has continued to grow. The data gathered through 
market research enabled us to identify developments that are comparable to University Plaza. 

  

Market Overview 

Population 

The growth patterns of the Evanston area appear much more promising than those of the Greater 
Cincinnati Area, as a whole. According to the Unites States Census, the total population of the 
Cincinnati Metropolitan Area was 296,943 in 2010. The total population of this same area in 2000 and 
1990 were 331,285 and 364040, respectively. These numbers show a steady decline in the population 
and a change of -18.5% throughout the past 20 years. The same set of data (US Census) for the area of 
Evanston reveals a total population of 9.158 in 2010. Although these numbers decreased from 8,386 to 
7,928 between 1990 and 2000, the total population has risen about 8.5% in that time span. 

  

Lifestyle & Demographics 

Age 

The median age for the population of Evanston is 31 years. This is 4 years lower than the median age of 
the Cincinnati population (35 years).  38% of the population is between the ages of 18 and 34 years, 
which supports our intended target market for the residential use of University Plaza. 

Income 

The median income in Evanston is $23,637 (US census). Although this number is quite a bit lower than 
the median income of Cincinnati ($33,681), this will not affect the rental rates for University Plaza. 

Education 

In Evanston, nearly 55% of all residents have at least some college education.  

Exhibit 4 shows the vacancy and supply of housing in the Evanston area, as provided by the 2010 
Census. 
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Market Assessment for Retail 

The market for retail in the area surrounding the TOD site is one in which a development such as 
University Plaza can thrive. With large retail centers, such as Rookwood Commons, being only 1.3 
miles away the proposed our development site, it would not be feasible to try and compete with large 
chain retailers. Instead, we will advertise the convenience of having such stores located so close to 
University Plaza. This will increase the attractiveness 

Market Assessment for Residential 

Rental price 

The current average rental price in Evanston is $706 (Realtor.com). This is quite a bit lower than the 
Cincinnati average of $1030. The parts of Evanston that lie south of Interstate 75 have large amounts of 
subsidized housing and a higher quantity of vacant housing units. This has a huge impact on the 
demographics for Evanston as a whole and is not an accurate estimate of what can be expected for a 
development such as University Plaza. For this reason, the average rental price that is used for our 
financial and market feasibility analysis was taken from the current rates of comparable projects in the 
area. An analysis of comparable developments in proximal distance to the University Plaza site reveals 
average rental rates that are significantly higher than the average gross rent for the area.  The average 
rate per square of these developments is $1.49. 

Vacancy 

The vacancy rate for rental properties in Evanston was 17% in 2010 (US Census). This rate was slightly 
higher than the average vacancy rate for the entire metro area, which is 14.68%. However, the average 
vacancy rate for the comparable developments of University Plaza is only 11%. Our financial feasibility 
analysis assumed a 90% occupancy rate once stabilized, meaning any occupancy rate above that would 
add to the profitability of University Plaza. This rate is higher than the average occupancy rate due to the 
fact that University Plaza will be located in a closer proximity than any of the comparable developments 
and will inherit some of their existing renters. 

Absorption 

According to the data from the 2010 US census, there were no new housing structures built in Evanston 
since 1999 and no units are currently under construction. Of the 4,047 total housing units, 2029 of those 
are rental units. The addition of the 257 units to University Plaza would cause this number to increase 
but we believe due to our proximity we will be the most desirable place to live and be able to match our 
vacancy predictions. 

The turnover rate for housing in Evanston is currently 17%, meaning 17% of residents moved out of 
their home within the past 12 months. The average graduating class size at Xavier University is 1,119. 
Since our residents will be consisting primarily of students, the turnover rate is expected to be higher 
that of the Evanston area (17%). The expected turnover rate for the apartments at University Plaza is 
30%. 
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Comparable Development 

U Square is a development very similar to the concept of University Plaza. Located in close proximity to 
the University of Cincinnati. It hosts a variety of retail spaces and residential spaces, as well as a green 
space for people to gather. The community sense created by U Square has been a large driving factor for 
our success there and we will emulate it for that reason.  U Square has fitness centers yoga studios and 
all the bars and restaurants one could ask for.  We will have an advantage with University Plaza because 
it is a T.O.D site and will be a hub for commerce and interaction. 

VI.    Revitalization and Economic Development 

  

The current use of the land is light industrial and commercial, with several  vacancies. Our development 
will achieve revitalization more quickly because the neighborhood of Evanston is transected by I-71 and 
the interstate effectively insulates this part of Evanston from the more impoverished areas of the 
neighborhood. The current land to the north will undoubtedly be developed by Xavier University, so our 
location will effectively be situated to reap the benefits of the higher income clientele for the university. 
This fact coupled with the creation of the Wasson Way will allow our development to be a catalyst that 
will spur future investments in the community. 

The results will be measured initially by tax revenues received by the city, decreased vacancies, and an 
increased numbers of building permits filed with the city of Cincinnati. 

VII.     Plan for repositioning and re-leasing vacant space in Wasson 

  

The city will handle all repositioning and releasing of current tenants.  We will purchase it from the city 
as a whole. 

VIII.    Developer Qualifications 

Company History 

The Endeavor Development Group was started five years ago by the two Co-Owners Adrian Vainisi and 
Christoph Mooshammer who have backgrounds in planning and real estate respectively.  After forming 
the group they soon added Perry Karn as CFO and Kathryn Scott as head of marketing and research.  
Together we have created a great team able to deal with a variety of issues and problems other 
developers simply cannot. We have been developing student housing and retail for over 5 years and 
have developed a reputation of success in the development community.  Our portfolio consist of more 
than 1000 residential and retail spaces with a lot new modern housing projects around the University of 
Cincinnati and Xavier University area. 

Development Track Record 

We already developed student housing projects like U-square (University of Cincinnati). The project 
was similar to our current one. We developed an area close to the University with retail on the first floor 
and residential on the upper floors. We provide the students with bars, restaurants, coffee shops and with 
some health related stores like Yoga as well. 
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Developer Financial Information 

Perry Karn and Christoph Mooshammer bring a good relationship with banks to our company. Perry 
worked for four years at PNC and Christoph worked for three at Fifth/Third. They became business 
acquaintances during these four years. After Christoph and Adrian founded the company Perry was the 
natural choice for CFO.  It is for this reason that our company has such a strong working relationship 
with these two large Cincinnati financial institutions. 

Key Personnel and Qualifications 

Our company consists at the moment of four people. Perry Karn (CFO), Christoph Mooshammer (CEO), 
Kathryn Scott (Director of Marketing), Adrian Vainisi (Project Manager). We all have a Bachelor 
degrees from the University of Cincinnati in our specific fields.   Together our team members are 
experts in finance, planning, real estate, and marketing.  Our team also has international experience as 
well. Perry Karn lived in Germany and Christoph Mooshammer in Austria, which gives us broader 
perspective than most development firms. 

 

VIII.    Appendix 

  

Physical feasibility analysis  

  

See Excel (Project Layout) 

  

Financial feasibility analysis  

  

See Excel (Cost Budget through Permanent Loan Amortization) 

 

Market feasibility analysis   

 

See Market Excel  

  

 


