
 
 
 
 

Downtown Memphis Commission 
 
 

Downtown PILOT Program 
APPLICATION 

 
Date Submitted:  March 31, 2015 

 
Administered By: 

Center City Revenue Finance Corporation 
 
 
1. Applying Entity: Self Tucker Properties, LLC 

505 Tennessee Street, Suite 101 
Memphis, TN  38103 
(901) 261-1505 
Representatives:  Juan Self and Jimmie Tucker 

 
2. Applicant Background Information:   

Self Tucker Properties, LLC is a real estate development company whose co-
owners are Jimmie Tucker and Juan Self.  Self Tucker Properties, LLC is the 
contract owner of the subject properties located at 480 and 504 Dr. Martin Luther 
King Jr. Avenue in the South Forum redevelopment area of Memphis, 
Tennessee. Self +Tucker Architects, Inc., also owned by Self and Tucker, is a 
key project participant providing architectural services, program management 
and construction administration for the project.  

Architects Jimmie Tucker and Juan Self, also co-owners of Self+Tucker 
Architects, have a combined 40 + years of real estate development related 
experience.  Both, with extensive backgrounds in urban planning, have planned 
and designed numerous commercial buildings, affordable housing communities, 
healthcare facilities, educational and religious institutions throughout urban, 
suburban and rural communities of Memphis and the United States.   

3. Proposed Project Description: 
a) Intended Usage: Mixed-use Office and Commercial Space 
b) Economic and Environmental Impact: Development of this historic 

property will play a pivotal role in the overall redevelopment of the South 
Forum District. The project will create a dynamic work environment for as 
many as 150 working professionals and bring new services and clientele to 
the neighborhood. The consistent daily activity of the renovated building, 
which had been vacant since 2001, will reduce loitering and undesirable 
activities, further increasing property values in the area. Located on a highly 
visible corner of Danny Thomas Blvd. and Dr. ML King Jr. Avenue, the project 
will also open its doors to the public as an important historic landmark and 
one of the notable anchors of the proposed Memphis Heritage Trail. 
 
This project will pursue a Gold level of certification from the United States 
Green Building Council (USGBC) under the Leadership for Energy and 
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Environment Design (LEED) Building Design and Construction (BD&C) New 
Construction (NC) rating system. The intent is to promote healthy, durable, 
affordable, and environmentally sound practices in building design and 
construction. As part of this renovation, the project will include significant 
investments into new mechanical equipment, new lighting, upgraded 
envelope systems, and water efficient fixtures to improve the overall energy, 
emissions, and water performance of the building. It is anticipated that these 
strategies will result in a minimum of a 10% reduction in energy usage, 10% 
reduction in emissions, and 10% reduction in water use.  
 

c) The square footage of the building/ land area to be renovated:     
 33,000 s. f./ 1.1 acres 

d) Other information: Constructed in 1949 as the new headquarters of the 
Universal Life Insurance Company, the building is one of the most renowned 
African American historical business landmarks in Memphis.  The renovation 
plans of Self Tucker Properties include a complete restoration of the exterior 
of the building to preserve the original Egyptian Revival architectural design. 
The existing main entryways on the first floor will be restored to include the 
original marble and terrazzo flooring, wall finishes and other original aesthetic 
features. 

e) Architectural Plans and renderings: See attachment # 1 
f) Letter from a certified structural engineer: The original structural letter 

was provided  by Toles and Associates.  Since that time, the construction 
documents for the building have been engaged and designed by local 
architectural and engineering firms, licensed in the State of Tennessee. The 
structural assessment by Toles and Associates will be updated as soon as 
feasible. 

 
4. Marketing Plan 

The building offers a total of 25,482 square feet of leasable space. Self Tucker 
Properties has entered into a long-term lease commitment with Self+Tucker 
Architects, who will occupy 5,200 square feet. Self Tucker Properties is currently 
finalizing negotiations with a single tenant to occupy 13,413 square feet, and 
considering three potential tenants for the leasing of the remaining 6,869 square 
feet. Full occupancy is anticipated within three months following project 
completion.   

 
5. a) Project Location: The property includes two parcels located at 480 and 504 

Dr. Martin Luther King Jr. Avenue, Memphis, TN 38126. See attachment # 2 for 
the legal property description. 
b) Property Owner: Self Tucker Properties owns both parcels for the proposed 
development.  
c) Additional Property Purchase:  Self Tucker Properties is pursuing a 
purchase of an additional adjacent parcel to add extra parking to the project. 
However, this option does not impact the development of the proposed project.  
d) Existing Financing: Mix of private bank financing, grants, historic tax credits 
and owner equity. Commitment letters are being coordinated and finalized by the 
bank which are contingent upon firm commitments from the City of Memphis. As 
noted on the Sources and Uses attachment, due to the amount of support 
provided by the Green Communities Program and other grants administered by 
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the City of Memphis, the bank is awaiting finalization of commitments from the 
City which are promised the week of April 6, 2015.  We have attached the Green 
Community  Program grant  award letter, and will deliver bank letters and further 
City commitment letters when received.  See attachments # 3-Sources and Uses 
and # 5-Commitment Letters.  
 

6. Estimated Project Costs broken down by Component and Bid Estimates: 
See attachment # 3-Sources and Uses.  

   
7. Are changes needed to the public space around the Project (sidewalks, 

lighting and planting)? Yes, changes to the public space include: side walk 
improvements, ADA upgrades, new curb cuts and landscape improvements.  

 
8. Proposed Time Schedule: 

a) Closing of the loan or contributing financing availability: 07/01/2015 
b) First expenditure of funds with regards to the project: 07/15/2015 
c) Anticipated date construction will begin: 07/06/2015 
d) Anticipated completion date: 07/05/2016 

  
9. Financial Background: Attachment # 4-Personal Financial Statements-

 Submitted Under Separate Cover 
 
10. The following will be involved with the Project: 

a) Counsel for the Applicant: 
Monice Moore Hagler, Hagler Bruce Turner, PLLC  
2650 Thousand Oaks. Suite 2140, Memphis, TN  38118 

       Phone:  901-290-6610 
b) Architect:  

Self Tucker Architects, 505 Tennessee Street, Suite 101, Memphis, TN, 
38103; Phone: 901-261-1505 
Engineers:  
Allen & Hoshall, 1661 International Drive, Suite 100, Memphis, TN  38120; 
Phone: 901-820-0820 
Toles and Associates, 2851 Lamb Place, Suite 2, Memphis, TN  38118; 
Phone: 901-794-9815 

c) Contractor for project: 
Precise Contracting, 1123 South Third St., Memphis, TN 38106;  
Phone: 901-774-8010  

d) Historic Tax Credit Consultant TBD 
Financial Consultant: National Development Council (Stephanie Dugan), 
7513 Thistledown Drive, McKinney, TX  75071, Phone:  325-668-6555 
Construction Consultant: Caroma Construction Company (Dan Jones), 
6168 Montridge, Memphis, TN  38118; Phone: 901-795-4580 

e) Relationship of the Applicant or guarantor with any Board member or 
legal counsel of the Board: Jimmie Tucker and Juan Self have previously 
served as members of the Downtown Memphis Commission Design Review 
Board. 

 
11. Credit References: See Attachment # 4-Financial  Documents 
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12. Applicant Disclosure: No person involved with the project is currently engaged 
in any civil or criminal proceeding. No individual involved with the project has 
ever been charged or convicted of any felony or currently is under indictment. 

 
13. Lessees/ Tax Assessment/ Property Subdivision 

The Lessees will be Jimmie Tucker and Juan Self dba Self Tucker Properties. 
a) Tax Parcel Numbers: 
Parcel ID: 007011 00035/ 2014 Assessed Value: $200,000 
Parcel ID: 007011 00036/ 2014 Assessed Value: $21,280 
b) Assessments under appeal: No.  Please see question 16 below regarding 

tax assessments and outstanding tax payments. 
c) Will the project result in the subdivision of any present tax parcel?  No 

 
14. Information Regarding Proposed Loan:  

a) Lender and contact person:  

First Tennessee Bank, 4385 Poplar Street, Memphis, TN 38117;  
Phone (901)-681-2328  
Herman Strickland and Keith Collins  

b) Amount of Loan: $1,800,000.00 

c) Lender's commitment letter: See question 5.d above and attachment # 5 

 

15. Two cash flow pro formas: See attachment # 6 

16. Financial History of the project and previous attempts to develop:   

Self Tucker Properties, LLC was created in 2005 by Architects Juan Self & 
Jimmie Tucker for the sole purpose of purchasing, re-habilitating and preserving 
the Universal Life Insurance Company Building (ULIB), one of Memphis’ most 
renowned historic  African American business landmarks.  Tremendous effort 
and financial resources have been invested over the past 10+ years. The costs 
associated with all development activities to date have been covered by the 
owners and are included in the S&U as owner equity. After 10+ years, the project 
is closer than ever to becoming the reality as envisioned. Although not all 
inclusive, below is a narrative time line summary of key activities that hopefully 
addresses this question.  

2000-2004 

Juan Self and Jimmie Tucker contemplated and developed their vision for saving 
the abandoned ULIB and restoring a semblance of the iconic cultural, aesthetic 
and economic prominence it once held in Downtown Memphis.   

2005 

Legal-Created Self Tucker Properties, LLC to purchase & develop the ULIB.  

Pre closing-Phase I, structural assessments, surveys, etc. 

2006 

Property purchase –received bank loan and closed. 
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Application of Historic Certification Part I & II (1 ½ yr process; received July 
2007). 

Application & Approval of PILOT application.  

Application & Approval of Design Review Board Application.  

Application & Approval of Center City Commission (DMC) Development Loan. 

Memphis Renewal Community Commercial Revitalization Credits application & 
award made for the project. 

Building design completed by architect & engineers (shell & core). 

Phase II environmental assessment report completed requiring asbestos 
abatement. 

Hired environmental contractor who completed abatement of the building. 

Completed LEED registration of the project. 

Hired a financial consultant to assist with putting together a development 
package for a commercial construction bank loan. 

 

2007 

To say the least, timing was not good when we  started to pursue bank financing 
for the project, as the real estate crisis was beginning to escalate.  Efforts were 
kept up as windows for all CCC/DMC approvals were closing, contingent upon 
finalizing bank financing.  CBRE, Inc. (a commercial leasing company) was 
engaged to obtain pre-leases to meet lending requirements.  Bank commitments 
were halted by the very dismal commercial real estate market, especially in 
downtown Memphis.   

 

2008-2013 

In 2008, with the entire world economy teetering on a cliff and real estate 
development at its lowest point, development of the ULIB project stagnated.  It 
was made clear by the banks that they would not be able to make a loan at the 
level needed to build the project due to prevailing market factors that continued 
to negatively impact lending.  With this level of clarity, diversification of funding 
sources became a new impetus to address the funding gaps.  We submitted 
applications on three occasions for Strategic Community Investment Fund (SCIF) 
loans through the City of Memphis. We also applied for State historic 
preservation grants on three separate occasions, as well as a re-hab grant 
through the US Department of Energy. Although we met application eligibility 
requirements, we were not able to secure any funding through those sources at 
the time.   

During this period, we also continued to pursue conventional lenders as well as 
small business development resources.   With no available options for continuing 
development plans, the project went into survival mode to hold on to the vision 
and mission of saving the ULIB.  One thing had become crystal clear:  To 
complete a project like the ULIB, there would have to be strong support of our 
vision and substantial financial investment from entities and leaders keenly 
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attuned to expanding Downtown redevelopment, with the ULIB  in the middle of 
such a path. 

Around year 4 of no revenue being generated coupled with dwindling personal 
resources and the ongoing economic recession, maintaining became the 
challenge. In 2010, we began experiencing difficulty fully meeting our Memphis & 
Shelby County property tax obligations of around $20,000 per year. We prevailed 
with getting a re-assessment, which offered some relief. Even so, we  continued 
to experience problems.  Finally, in 2012, a payment plan was established by the 
Shelby County Trustee’s office to pay down back taxes, with all monthly 
payments going first to the County arrearage until paid in full. By the end of 2014, 
all County arrears had been paid. However, the arrearage owed to the City 
remained & has continued to increase with penalties.  Currently the balance for 
the City tax liability as of March totaled 33,891.33. Last year, our mortgage 
lender set up an escrow account which currently has balance of $10,000.  We 
are working with the bank to have those funds released directly to the City of 
Memphis as payment to reduce the balance. The owners will raise personal 
funds to clear all remaining arrearages prior to DMC PILOT and development 
loan closings.  

2014-Current 

Response to another request for proposals in October 2014, initiated this latest 
development effort of the ULIB project.  A grant was received from the City of 
Memphis Green Communities Program, which was a perfect fit to fund some 
“green” aspects of the project construction.  Many of the “green” items had been 
planned and designed in 2006 after the project was registered for LEED 
construction.  The grant was substantial enough to significantly impact the 
funding gaps, generating new life for the project and renewed interest by the 
banks.   

Other sources that went dormant during our initial attempts are now viable due to 
the funding commitments made to the project by the City of Memphis.  We are 
now finalizing our historic tax credit equity deal that will be closed during the 
construction start up phase.   

Currently, a small gap still remains that can be bridged with the support of the 
DMC through a downtown development loan and PILOT.  Without the support of 
the DMC, the project will not viewed as viable to move forward at this time by the 
bank and the Memphis Green Communities Program grantor.  Their 
commitments are contingent upon the all other budgeted sources being 
available. 

The Downtown development loan will bridge the remaining construction funding 
gap.  It is understood that normally these loans are designated for development 
and are not available during construction.  However, this gap during construction 
is caused by the pay-in schedule of the historic tax credit deal.  A portion of the 
HTC funds will not be available until the end of construction and remaining funds 
will only be available in years 1 and 5 of operations.  These funds will then be 
needed to help offset increased HTC investor expenses due in proforma years 1 
and 5.  (See proforma). 
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The PILOT  of at least 10 years, as requested, will allow the project to adequately 
cover the debt service while  completing development and stabilizing operations.  
HTC investor obligations will be met after year 5 with investor exit, making more 
cash available to increase operating reserves in years 6-10.  With anticipation of 
exit from the PILOT program in year 10, operations will be stable with adequate 
reserves and equity to restructure remaining debt.  The plan is to refinance 
existing loans, thereby reducing the debt service and offsetting any operating 
deficits that would be caused by the increased tax liability following the PILOT 
exit. Implementation of these plans will ensure the continued long term success 
of the ULIB operation, contributing to the downtown economy and tax base on 
quite a substantial level. 

 

17. EBO Form A:  See attachment # 7 

 

18. The statement on the following page must be included along with a dated 
signature of the applicant or applicant’s representatives. 

 
ATTACHMENTS LIST 
 
Attachment # 1 Architectural Plans          Referenced Question # 3 
Attachment # 2 Legal Property Description         Referenced Question # 5 
Attachment # 3 Sources and Uses of Funds         Referenced Question # 5, 6 
Attachment # 4 Personal Financial Statements      Referenced Question # 9 
Attachment # 5 Lender's Commitment Letter          Referenced Question # 14, 5 
Attachment # 6 Two cash flow proformas         Referenced Questions # 15 
Attachment # 7 EBO Form A           Referenced Question # 17 
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site plan

Attachment # 1: Architectural Plans and Renderings

Downtown PILOT Program Application
Self Tucker Properties- Universal Life Insurance Building (ULIB)
March 31, 2015
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Lower Level plan

Attachment # 1: Architectural Plans and Renderings
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Attachment # 1: Architectural Plans and Renderings

First Floor plan
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Second Floor plan
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roof plan
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exterior renderings
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exterior renderings
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exterior renderings
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exterior renderings
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Attachment # 1: Architectural Plans and Renderings

interior renderings
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Downtown PILOT Program Application 
Self Tucker Properties- Universal Life Insurance Building (ULIB) 
March 31, 2015 
 
 

SOURCES OF FUNDS 

First TN Bank Loan @ 5%  10 yr term $ 1,800,000 

DMC Development Loan @3% 20 yr term $ 300,000 

Owner's Historic Tax Credit Equity (80% Disbursement) $ 508,106 

Owner Funded - Supported by Self Tucker $ 595,492 

Memphis Green Communities Program Grant  $ 1,975,000 

City of Memphis Public Infrastructure Construction Funding $ 600,000 

City of Memphis Pre-Development Grant $ 482,282 

TOTAL SOURCES $ 6,260,880 

USES OF FUNDS

Acquisition Costs $ 580,000 

Hard Costs $ 4,860,388 

Soft Costs * $ 820,492 

    

TOTAL USES $ 6,260,880 
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*Soft Costs Detail         Total                     Owner Equity 
Architectural design & Project Management              291,765  174,000

Civil                24,000  9,000

MEP/FP                90,300  24,000

Structural                13,000  5,000

Landscape Design Services                  5,300  2,650

LEED A/E & Registration Fees                   9,600  9,600

Preservation Services Fees (Part I & II)                13,200  13,200

Financial advisor                10,000  10,000

Consultant fees                  2,000  2,000

Construction Consultant Fees (Caroma)                20,000   

LEED Special Consultant for Commissioning                61,000   

Survey Updates                    4,000   

Survey (Original)                  1,250               1,250 

Environmental  

Insurance                  5,000                    

Financing fees:  

Loan origination (.5% of construction loan $1.8 mil)                  9,000                    

MAI appraisal                  4,000   

Lender's inspection fee                  6,500   

Title insurance                  7,000   

Closing/recording fees                  1,875   

Title search                     200   

Construction period interest (rate = 5% $1.8M Bank Loan)                62,500    

Termite inspection                  1,000   

DMC Development loan fee (3% of $150,000 loan)                  9000                 4,500 

Historic tax credit syndication closing costs                10,000   

Permits and Fees: 600
PILOT application (initial app. fee + extension fee)                  3,500                

10-year PILOT closing fee (1% of allowable project cost)                62,400    

MSCCCE                  1,200                    

Historic tax credit fee (Part III Certification)                  2,500   

Taxes (Current yr)                20,545   

Marketing and lease up                10,000             10,000 

Leasing Commissions (avg 2.5%)           

Legal fees:  

Legal (Incl. tax credit closing)                20,000                  

Legal (bank)  

Soft Cost Contingency                 38,857                4,042  

TOTAL SOFT COSTS                820,492             269,842 
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Owner Equity 
HARD COSTS DETAIL   
Abatement‐Pre‐Construction  85,650               85,650 

Rehab Construction    3,173,448    
Committed Tenants‐ Buildout    670,650    
City of Memphis‐Public Infrastructure Construction  560,640    
Construction contingency    250,000    
Tenant build out allowance   120,000    

       

TOTAL HARD COSTS  4,860,388                85,650 

       

ACQUISITION COSTS  580,000                240,000  
  
Owner Equity for Construction Total           595,492
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UNIVERSAL LIFE INSURANCE BUILDING
480 DR M L KING AVENUE

10 YEAR PRO FORMA-WITH PILOT

 (Lease Up) 
YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 6 YEAR 7 YEAR 8 YEAR 9 YEAR 10

GROSS REVENUE (7) SF $/SF Beg 75% yr end 90%

OFFICE SPACE  (1)          10,937 x $12 psf 10,937 $12.00 111,557            131,244         131,244         135,181         135,181         135,181         139,237         139,237         139,237         141,325         
OFFICE SPACE (2)        13,413 $15 psf 13,413 $15.00 201,195            201,195         201,195         207,231         207,231         207,231         213,448         213,448         213,448         216,649         
STORAGE CUBICLES    1,132 X $5.00 psf 1,132 $5.00 4,811                5,660             5,660             5,660             5,660             5,660             5,660             5,660             5,660             5,660             

COMMON AREA MAINTENANCE      $4.23 psf 24,350 $4.23 87,550              103,001         105,061         107,162         109,305         111,491         113,721         115,995         118,315         120,682         
PARKING (2)    80 spaces @ $30 per space 80 $30.00 24,480              28,800           28,800           28,800           28,800           28,800           28,800           28,800           28,800           28,800           

TOTAL GROSS REVENUE 429,594            469,900         471,960         484,034         486,177         488,363         500,865         503,140         505,460         513,116         
 

VACANCY ADJUSTMENTS: (3)
OFFICE SPACE  (1)          10,937 x $12 psf 10.00% 13,124           13,124           13,518           13,518           13,518           13,924           13,924           13,924           14,133           
OFFICE SPACE (2)       13,413 $15 psf 0.00% -                -                -                -                -                -                -                -                -                
COMMON AREA MAINTENANCE 10.00% 10,300           10,506           10,716           10,930           11,149           11,372           11,600           11,832           12,068           
PARKING 0.00% -                -                -                -                -                -                -                -                -                
STORAGE CUBICLES    1,132 X $5.00 psf 7.00% 396                396                396                396                396                396                396                396                396                
TOTAL VACANCY ADJUSTMENTS 23,821           24,027           24,631           24,845           25,063           25,692           25,919           26,151           26,597           

Effective Gross Rent 429,594            446,079         447,933         459,403         461,332         463,300         475,173         477,220         479,308         486,519         

OPERATING EXPENSES  (8)
ACCOUNTING 2,500                2,575             2,652             2,732             2,814             2,898             2,985             3,075             3,167             3,262             
EXTERMINATION 2,000                2,060             2,122             2,185             2,251             2,319             2,388             2,460             2,534             2,610             
INSURANCE 8,000                8,240             8,487             8,742             9,004             9,274             9,552             9,839             10,134           10,438           
JANITORIAL CONTRACT 20,400              21,012           21,642           22,292           22,960           23,649           24,359           25,089           25,842           26,617           
LANDSCAPING CONTRACT 4,500                4,635             4,774             4,917             5,065             5,217             5,373             5,534             5,700             5,871             
LEGAL 1,500                1,545             1,591             1,639             1,688             1,739             1,791             1,845             1,900             1,957             
LICENSES/FEES 1,000                1,030             1,061             1,093             1,126             1,159             1,194             1,230             1,267             1,305             
MAINTENANCE 5,100                6,180             6,365             6,556             6,753             6,956             7,164             7,379             7,601             7,829             
MAINTENANCE CONTRACT Inc Elevator 4,250                5,150             5,305             5,464             5,628             5,796             5,970             6,149             6,334             6,524             
MAINTENANCE SUPPLIES 2,550                3,090             3,183             3,278             3,377             3,478             3,582             3,690             3,800             3,914             
PROPERTY MANAGEMENT FEE 7.00% EGR 30,072              32,893           33,037           33,882           34,032           34,185           35,061           35,220           35,382           35,918           
PROPERTY TAX - CITY OF MEMPHIS w/ PILOT 7,533                7,533             7,533             7,533             7,533             7,533             7,533             7,533             7,533             7,533             
PROPERTY TAX - SHELBY COUNTY  (w/ PILOT) 26,662              26,662           26,662           26,662           26,662           26,662           26,662           26,662           26,662           26,662           
CBID Assessment 10,110              10,110           10,110           10,110           10,110           10,110           10,110           10,110           10,110           10,110           
SECURITY (Security Guard During Evening Hours) 14,400              14,832           15,277           15,735           16,207           16,694           17,194           17,710           18,241           18,789           
TRASH COLLECTION 5,000                5,150             5,305             5,464             5,628             5,796             5,970             6,149             6,334             6,524             
UTILITIES
ELECTRIC (COMMON AREAS) 7,650             9,270          9,548          9,835          10,130        10,433        10,746        11,069        11,401        11,743        
GAS 2,550             3,090          3,183          3,278          3,377          3,478          3,582          3,690          3,800          3,914          
HOT WATER (ELECTRIC) 2,550             3,090          3,183          3,278          3,377          3,478          3,582          3,690          3,800          3,914          
STORM DRAINAGE FEE 1,200             1,236          1,273          1,311          1,351          1,391          1,433          1,476          1,520          1,566          
WATER/SEWER 2,040                2,472          2,546             2,623             2,701             2,782             2,866             2,952             3,040             3,131             
MISCELLANEOUS 8,500                10,300        10,609        10,927        11,255        11,593        11,941        12,299        12,668        13,048        
TOTAL EXPENSES: 170,067            182,155         185,448         189,536         193,027         196,620         201,040         204,849         208,771         213,180         
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UNIVERSAL LIFE INSURANCE BUILDING
480 DR M L KING AVENUE

10 YEAR PRO FORMA-WITH PILOT

 (Lease Up) 
YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 6 YEAR 7 YEAR 8 YEAR 9 YEAR 10

NET OPERATING INCOME 259,517            263,924         262,485         269,867         268,306         266,679         274,134         272,371         270,537         273,340         
Other Income (HTC Pay In 6.5% yr 1 & 13.5% yr 6) 100.00%

INCOME After Operating Expenses 259,517            263,924         262,485         269,867         268,306         266,679         274,134         272,371         270,537         273,340         
DEBT FINANCING  (6)
Bank 1,800,000 142,550            142,550         142,550         142,550         142,550         142,550         142,550         142,550         142,550         142,550         
DMC Development Loan 150,000 9,983                9,983             9,983             9,983             9,983             9,983             9,983             9,983             9,983             9,983             
Developer Loan -                    

TOTAL DEBT FINANCING 152,533            152,533         152,533         152,533         152,533         152,533         152,533         152,533         152,533         152,533         

CASH FLOW AFTER DEBT SERVICE 106,984 111,391 109,952 117,334 115,772 114,146 121,601 119,838 118,004 120,807
PERFORMANCE BENCHMARK EQUITY INVESTOR 53,471              111,055         
CASH DISTRIBUTION TO HTC EQUITY INVESTOR (3% ROI YRS.1-5) 24,679              24,679           24,679           24,679           24,679           
CASH DISTRIBUTION TO HTC EQUITY INVESTOR (15% ROI at sale  yr 5) 123,320         
ADJUSTED CASH FLOW 135,776 86,712 85,273 92,655 91,093 101,882 121,601 119,838 118,004 120,807
REPLACEMENT RESERVES OF 5,000 PER YR. -                    5,000             5,000             5,000             5,000             5,000             5,000             5,000             5,000             5,000             
OPERATING RESERVE (@ 3% GROSS ANNUAL REVENUE 12,888              14,097           14,159           14,521           14,585           14,651           15,026           15,094           15,164           15,393           
   

SURPLUS CASH FLOW 122,888            67,615           66,114           73,134           71,508           82,231           101,575         99,744           97,840           100,413         

DEBT COVERAGE RATIO (DCR) 1.70 1.73 1.72 1.77 1.76 1.75 1.80 1.79 1.77 1.79
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UNIVERSAL LIFE INSURANCE BUILDING
480 DR M L KING AVENUE

10 YEAR PRO FORMA-WITHOUT PILOT

 (Lease Up) 
YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 6 YEAR 7 YEAR 8 YEAR 9 YEAR 10

GROSS REVENUE (7) SF $/SF Beg 75% yr end 90%

OFFICE SPACE  (1)          10,937 x $12 psf 10,937 $12.00 111,557            131,244         131,244         135,181         135,181         135,181         139,237         139,237         139,237         141,325         
OFFICE SPACE (2)        13,413 $15 psf 13,413 $15.00 201,195            201,195         201,195         207,231         207,231         207,231         213,448         213,448         213,448         216,649         
STORAGE CUBICLES    1,132 X $5.00 psf 1,132 $5.00 4,811                5,660             5,660             5,660             5,660             5,660             5,660             5,660             5,660             5,660             

COMMON AREA MAINTENANCE      $4.23 psf 24,350 $4.23 87,550              103,001         105,061         107,162         109,305         111,491         113,721         115,995         118,315         120,682         
PARKING (2)    80 spaces @ $30 per space 80 $30.00 24,480              28,800           28,800           28,800           28,800           28,800           28,800           28,800           28,800           28,800           

TOTAL GROSS REVENUE 429,594            469,900         471,960         484,034         486,177         488,363         500,865         503,140         505,460         513,116         
 

VACANCY ADJUSTMENTS: (3)
OFFICE SPACE  (1)          10,937 x $12 psf 10.00% 13,124           13,124           13,518           13,518           13,518           13,924           13,924           13,924           14,133           
OFFICE SPACE (2)       13,413 $15 psf 0.00% -                -                -                -                -                -                -                -                -                
COMMON AREA MAINTENANCE 10.00% 10,300           10,506           10,716           10,930           11,149           11,372           11,600           11,832           12,068           
PARKING 0.00% -                -                -                -                -                -                -                -                -                
STORAGE CUBICLES    1,132 X $5.00 psf 7.00% 396                396                396                396                396                396                396                396                396                
TOTAL VACANCY ADJUSTMENTS 23,821           24,027           24,631           24,845           25,063           25,692           25,919           26,151           26,597           

Effective Gross Rent 429,594            446,079         447,933         459,403         461,332         463,300         475,173         477,220         479,308         486,519         

OPERATING EXPENSES  (8)
ACCOUNTING 2,500                2,575             2,652             2,732             2,814             2,898             2,985             3,075             3,167             3,262             
EXTERMINATION 2,000                2,060             2,122             2,185             2,251             2,319             2,388             2,460             2,534             2,610             
INSURANCE 8,000                8,240             8,487             8,742             9,004             9,274             9,552             9,839             10,134           10,438           
JANITORIAL CONTRACT 20,400              21,012           21,642           22,292           22,960           23,649           24,359           25,089           25,842           26,617           
LANDSCAPING CONTRACT 4,500                4,635             4,774             4,917             5,065             5,217             5,373             5,534             5,700             5,871             
LEGAL 1,500                1,545             1,591             1,639             1,688             1,739             1,791             1,845             1,900             1,957             
LICENSES/FEES 1,000                1,030             1,061             1,093             1,126             1,159             1,194             1,230             1,267             1,305             
MAINTENANCE 5,100                6,180             6,365             6,556             6,753             6,956             7,164             7,379             7,601             7,829             
MAINTENANCE CONTRACT Inc Elevator 4,250                5,150             5,305             5,464             5,628             5,796             5,970             6,149             6,334             6,524             
MAINTENANCE SUPPLIES 2,550                3,090             3,183             3,278             3,377             3,478             3,582             3,690             3,800             3,914             
PROPERTY MANAGEMENT FEE 7.00% EGR 30,072              32,893           33,037           33,882           34,032           34,185           35,061           35,220           35,382           35,918           
PROPERTY TAX - CITY OF MEMPHIS w/o PILOT 47,184              47,184           47,184           47,184           47,184           47,184           47,184           47,184           47,184           47,184           
PROPERTY TAX - SHELBY COUNTY  (w/o PILOT) 60,646              60,646           60,646           60,646           60,646           60,646           60,646           60,646           60,646           60,646           
CBID Assessment 9,021                9,021             9,021             9,021             9,021             9,021             9,021             9,021             9,021             9,021             
SECURITY (Security Guard During Evening Hours) 14,400              14,832           15,277           15,735           16,207           16,694           17,194           17,710           18,241           18,789           
TRASH COLLECTION 5,000                5,150             5,305             5,464             5,628             5,796             5,970             6,149             6,334             6,524             
UTILITIES
ELECTRIC (COMMON AREAS) 7,650             9,270          9,548          9,835          10,130        10,433        10,746        11,069        11,401        11,743        
GAS 2,550             3,090          3,183          3,278          3,377          3,478          3,582          3,690          3,800          3,914          
HOT WATER (ELECTRIC) 2,550             3,090          3,183          3,278          3,377          3,478          3,582          3,690          3,800          3,914          
STORM DRAINAGE FEE 1,200             1,236          1,273          1,311          1,351          1,391          1,433          1,476          1,520          1,566          
WATER/SEWER 2,040                2,472          2,546             2,623             2,701             2,782             2,866             2,952             3,040             3,131             
MISCELLANEOUS 8,500                10,300        10,609        10,927        11,255        11,593        11,941        12,299        12,668        13,048        
TOTAL EXPENSES: 242,613            254,701         257,994         262,082         265,573         269,166         273,586         277,395         281,317         285,726         
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UNIVERSAL LIFE INSURANCE BUILDING
480 DR M L KING AVENUE

10 YEAR PRO FORMA-WITHOUT PILOT

 (Lease Up) 
YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 6 YEAR 7 YEAR 8 YEAR 9 YEAR 10

NET OPERATING INCOME 186,971            191,378         189,939         197,321         195,760         194,133         201,588         199,825         197,991         200,794         
Other Income (HTC Pay In 6.5% yr 1 & 13.5% yr 6) 100.00%

INCOME After Operating Expenses 186,971            191,378         189,939         197,321         195,760         194,133         201,588         199,825         197,991         200,794         
DEBT FINANCING  (6)
Bank 1,800,000 142,550            142,550         142,550         142,550         142,550         142,550         142,550         142,550         142,550         142,550         
DMC Development Loan 150,000 9,983                9,983             9,983             9,983             9,983             9,983             9,983             9,983             9,983             9,983             
Developer Loan -                    

TOTAL DEBT FINANCING 152,533            152,533         152,533         152,533         152,533         152,533         152,533         152,533         152,533         152,533         

CASH FLOW AFTER DEBT SERVICE 34,438 38,845 37,406 44,788 43,226 41,600 49,055 47,292 45,458 48,261
PERFORMANCE BENCHMARK EQUITY INVESTOR 53,471              111,055         
CASH DISTRIBUTION TO HTC EQUITY INVESTOR (3% ROI YRS.1-5) 24,679              24,679           24,679           24,679           24,679           
CASH DISTRIBUTION TO HTC EQUITY INVESTOR (15% ROI at sale  yr 5) 123,320         
ADJUSTED CASH FLOW 63,230 14,166 12,727 20,109 18,547 29,336 49,055 47,292 45,458 48,261
REPLACEMENT RESERVES OF 5,000 PER YR. -                    5,000             5,000             5,000             5,000             5,000             5,000             5,000             5,000             5,000             
OPERATING RESERVE (@ 3% GROSS ANNUAL REVENUE 12,888              14,097           14,159           14,521           14,585           14,651           15,026           15,094           15,164           15,393           
   

NET CASH FLOW 50,342              (4,931)           (6,432)           588                (1,038)           9,685             29,029           27,198           25,294           27,867           

DEBT COVERAGE RATIO (DCR) 1.23 1.25 1.25 1.29 1.28 1.27 1.32 1.31 1.30 1.32
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