
 

 

 

 
PILOT APPLICATION 

For 
Mixed-Use Development @ 

2035 Madison Ave., Memphis, TN 38104 
 

Administered By: 
Center City Revenue Finance Corporation 

 
 
 

1. Application Background of the applying entity.  
State the name(s) of the applying entity’s representatives and any other financial guarantors of the 
Project and their addresses and telephone numbers if different from above. 

 

Mr. Taylor Caruthers 

Caruthers Group, LLC 
2075 Madison Avenue 

Memphis, TN 38104 
taylor@caruthersgroup.com 

(901) 726-1074 
 

Provide background information about the applicant and guarantors, including development experience, if 
any, and all other relevant information this organization may need to consider while reviewing the 
application.  Describe the corporate or partnership structure as applicable. 
 
Caruthers Group, LLC is a real estate investment and management company that has a long history as 

a property investor in Memphis and the Mid-south. Taylor Caruthers has been investing in Memphis 

property for over three decades. He owns and manages a dozen properties most of which are within the 
same midtown neighborhood as the proposed development. The proposed Overton Flatts Mixed-use 

Development will be owned and managed as a long-term hold strategy and is intended to contribute to 
the revitalization of the neighborhood. 

 
2. Proposed Project Description.   

a) Location:  2035 Madison Avenue, Memphis, TN 38104 

b) Intended Use: Mixed-use multi-family residential, and retail uses. Project includes 29 
residential units, approximately 4,000 s.f. of retail with 50 off-street & 10 on-street parking 

spaces.  
c) Economic and environmental impact: New Construction of a three-story mixed-use building in 

the Overton Square area of Midtown Memphis.  

d) The square footage of the building / land area to be improved: 22,400 s.f. / 1.06 Acres 
e) Attached are architectural plans, renderings. See Appendix 

f) A letter from a certified engineer, licensed in the State of Tennessee, as to the structural integrity of 
the building for its intended usage: The new building is being designed by Tennessee licensed 

architects and engineers and will meet all applicable building code requirements.  

g) State the marketing plans for the project identifying the intended market.  What types of lessees are 
anticipated?  Retail lease will be secured prior to completion of construction. Marketing of 

residential leases will begin six weeks prior to completion of construction. 
h) If the project is speculative, how long is full occupancy expected to take and who will manage the 

project? The developer will serve as the real estate manager, with full occupancy 
projected within in the first quarter of opening. 

i) Are changes needed to the public space around the Project (For example; sidewalks, lighting and 
planting)?  Yes, the proposed site improvements include: new surface parking, 
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landscaping and new sidewalks and streetscape enhancements. This newly improved 

streetscape, which will be a positive neighbor. 
j) Other information fully explaining the project and its history.  

The proposed project is new ground-up construction of two three-story mixed-use 
buildings, containing a ground level office and retail on Madison, along with 29 multi-

family apartments. 
The site is located at a key location on Madison and Morrison in the Overton Square area 

of Midtown Memphis. The project scope includes 29 residential units, approximately 

4,000 s.f. of ground floor retail and 50 off street parking spaces.  

 
3. Site Control 

a) Name the property owner at the time of application submittal. 
 Taylor Caruthers 
Describe any and all existing financing, options and liens on the property. The property purchase is 
financed by the applicant. The improvement project will be financed through bank financing 

and capital equity provided by the developer. 
 

4. Financial Items: 

 
a) Financial Background: 

Attach current audited financial statements of the applicant and guarantors.  If audited financial 
statements are unavailable, please submit non-audited statements. 
State the relationship any applicant or grantor has had with any accounting firm over the last five 
years and reason for change, if any. Not Applicable 
Attach three years tax returns if Applicant is an individual. (under separate cover) 
 
Provide the following information about the loan or proposed loan for the Project. 
Name of Lender / Debt Service Financing TBD 
Amount of loan for improvements – approximately $5,000,000. 

 
Attach information about the financial history of the Project and previous attempts to develop, if 
possible. Not Applicable 

 
b) Financial Projections:  

 
State the estimated Project costs broken down by component (i.e., land, buildings, equipment, soft 
costs, etc.) Attach bid estimates and show amounts to be paid from loans and equity amounts. (See 

Attached project costs in sources and uses) 
 

Attach a cash flow pro-forma along with a statement of Sources and Uses of Funds for the project. 
See attached cash flow pro-forma. 

 

5. Project Timeline: State the proposed time schedule for the Project including the dates anticipated for 
the following: 
a) Closing of the loan or contributing financing availability. Within nine months of PILOT approval. 
b) First expenditure of funds with regard to the project. Soft cost expenditures have begun. 
c) Anticipated date construction will begin: Early, 2021 
d)  Anticipated completion date. Late, 2022   

 
6. Project Team: 

a) Architects and engineers: archimania 
b) Contractor for project: General Contractor to be determined 
c) Other professionals: Development Studio, LLC 
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d) Does the Applicant or any guarantor have any previous or ongoing relationship with any Board 
member or legal counsel of the Board?  No If so please describe in detail. N/A 

 
7. Project Team: 

Give three credit references for you personally, and your business – Who do you want to use?

Eric Taylor,  

Vice President  

Cadence Bank, N.A 
6515 Poplar Ave., Suite 100 

Memphis, TN 38111 
901-312-4424 

 

Justin Worley 

Senior Vice President 

First Horizon Bank 
4385 Poplar Ave. 

Memphis, TN 38111 
901-681-2334 

jworley@firsthorizon.com 

Greg Wingo 

Executive Vice President  

First Capital Bank 
7500 Poplar 

Germantown TN 38138 
901-737-5453 

  
8. Items for Lease Preparation: 

State law requires that title to the projects be conveyed to CCRFC in order for it to grant payments in lieu 
of taxes; CCRFC then leases the property to the applicant or entity designated by the applicant.  Indicate 
who the lessee will be for the Project. 
a) State the tax parcel number for all property involved with the Project and the current assessed value 

of the Property.  
 
Parcel IDs: 017064 00003C / 2020 Combined Assessed Value: $138,240 

 
b) Are any assessments presently under appeal?  No If so, describe the status of the appeal. 
c) Will the Project result in the subdivision of any present tax parcel? No 

 
9. Disclosures: 

a) Please disclose whether any applicant, guarantor or any other person involved with the project is 
currently engaged in any civil or criminal proceeding.  (NO)  

b) Also disclose whether any individual involved with the project has ever been charged or convicted of 
any felony or currently is under indictment. (NO) 

c) Please supply detailed information. Not Applicable 
 
10. Applicant Affirmation: 

 
Mr. Taylor Caruthers 

Caruthers Group, LLC 

2075 Madison Avenue 
Memphis, TN 38104 

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

 

This application is made in order to induce the Memphis Center City Revenue Finance Corporation (CCRFC) to 

grant financial incentives to the applicant.  The applicant hereby represents that all statements contained herein 

are true and correct.  All information materially significant to the CCRFC in its consideration of the application is 

included.  The applicant expressly consents to the CCRFC’s investigation of its credit in connection with this 

application.  The applicant acknowledges that it has reviewed the descriptions of the CCRFC financial program for 

which it is applying and agrees to comply with those policies.  The applicant shall also be required to show a good 

faith effort with regard to the employment of minority contractors.  The applicant specifically agrees to pay all 
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reasonable costs, fees and expenses incurred by the CCRFC whether or not the incentive is granted, or project 

completed. 

 
 

Applicant Signature   Date   
 

      Taylor Caruthers    May 26, 2020 
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Appendix 
 

I. EBO Form A - Proposed Utilization Plan 

II. Equal Business Opportunity Program and Best-Faith Effort to Attain Minority-Owned Business 

Participation 

III. Applicant Pilot Evaluation Grading 

IV. Project Financials: Cash flow pro-forma along with a statement of Sources and Uses of Funds for 

the project 

V. Architectural Schematic Drawings 
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Equal Business Opportunity Program 
Proposed Utilization Plan 

 

Bidder/Proposer/Developer: Taylor Caruthers 

 

Date Submitted: May 26, 2020 

Project Address/Description: 2035 Madison Avenue 

Memphis, TN 38104 

Contact Person: Taylor Caruthers 

 
 

The above named company requested bids for the general construction services of the following listed firms. 

 

Name/Address/Telephone 
Ownership 

Status 
Certifying Agency Type of Work 

Subcontract 

Dollars 

Subcontract 

Percentage 

 

 

MBE  GC $ TBD %  

 WOB  Sub-Contractor $ TBD %  

 MBE  Sub-Contractor $ TBD %  

 MBE  Sub-Contractor $ TBD %  

 Total MBE: $  %  

 Total WBE: $  %  

 Total White: $  %  

 Total Other: $  %  

      I certify that the above information is true to the best of my knowledge: 

 
Signature  Title Owner / Principal Date:  March 26, 2019  

Business Ownership Status 

Minority Owned – MBE 

Women Owned – WBE 
White Owned – WOB 

Other – Non-certified MBE/WBE 
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Equal Business Opportunity Program and 
Best-Faith Effort to Attain Minority-Owned Business Participation 

 As further detailed in the Center City Affiliated Boards Equal Business Opportunity (EBO) 
Program, Section 10, the applicant must give minority-owned businesses (W/MBEs) an 
equal and fair opportunity to receive notice, to bid on, and be considered for selection for 
all contracting opportunities associated with the professional and construction services in 
the design and renovation/construction of the project. Applicants are required to take 
affirmative steps to ensure an open and fair contracting process. While there are no 
mandated quotas, results achieved may evidence whether a fair process was employed. 
Applicants shall make a best-faith effort to allot, as a goal, no less than 25% of the 
professional and construction services to W/MBEs in the design and 
renovation/construction of the project. Commensurate with the size and scope of the 
project, specific steps that may be indicative of a best-faith effort to identify and contract 
with W/MBEs include but are not limited to the following: notice to W/MBEs, soliciting 
bids/quotes directly from W/MBEs, providing constructive notice, utilizing plan rooms, 
utilizing the CCC for assistance (W/MBE lists and Project Alerts), and working with applicable 
minority-owned business support organizations (e.g., Mid-South Minority Business Council, 
Memphis Hispanic Chamber of Commerce, National Association of Women Business 
Owners, etc.) To ensure that the EBO requirements are clearly understood, and 
antecedent to meeting the goals set forth in the EBO Program, all utilization plans must be 
coordinated with the CCC staff and submitted with the application.  

In accordance with the EBO Program, once the incentive application is approved and 
design/construction commences, the applicant shall provide written documentation of the 
status of the utilization plan (which shall include any and all changes or modifications) and 
the applicable amounts spent (or value of the work completed), on a monthly basis.  
If the requirements of the EBO Program are not met, the CCRFC (the applicable affiliate 
board) reserves the right to revoke and cancel the incentive 
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PRIMARY QUALIFICATION  SECONDARY QUALIFICATION 

RESIDENTIAL   RESIDENTIAL  

2 to 5 Units: 1 Year  2 to 5 Units: .5 Year 
6 to 10 Units: 2 Years  6 to 10 Units: 1 Year 

11 to 15 Units: 3 Years  11 to 15 Units: 1.5 Years 
16 to 25 Units: 4 Years  16 to 25 Units: 2 Years 
26 to 50 Units: 5 Years  26 to 50 Units: 2.5 Years 

51 Units +: 6 Years  51 + Units: 3 Years 
     

OFFICE   OFFICE  

Below 15,000 sf: 1 Year  Below 15,000 sf: .5 Year 
15,000 to 50,000: 2 Years  15,000 to 50,000: 1 Year 

50,001 to 100,000: 3 Years  50,001 to 100,000: 1.5 Years 
100,001 to 200,000: 4 Years  100,001 to 200,000: 2 Years 
200,001 to 300,000: 5 Years  200,001 to 300,000: 2.5 Years 

300,001 sf +: 6 Years  300,001 sf +: 3 Years 

 
     

RETAIL   RETAIL  

Below 15,000 sf: 1 Year  Below 15,000 sf: .5 Year 
15,000 to 50,000: 2 Years  15,000 to 50,000: 1 Year 

50,001 to 100,000: 3 Years  50,001 to 100,000: 1.5 Years 
100,001 to 200,000: 4 Years  100,001 to 200,000: 2 Years 
200,001 to 300,000: 5 Years  200,001 to 300,000: 2.5 Years 

300,001 sf +: 6 Years  300,001 sf +: 3 Years 

 
 
 
CAPITAL 
IMPROVEMENT 

    

 $1 – 5 Million: 1 Year   

 $5+ – 10 Million: 2 Years   

 $10+ – 15 Million: 3 Years   

 $15+ – 20 Million: 4 Years   

 $20+ Million: 5 Years   

 
If scoring for the project is below 15 years, applicable accumulation based on CCRFC priority 
initiatives can be earned to bring the project up to a maximum of 15 years. 

 
CCRFC Priorities     

      

General Location: 
Project may qualify for one or more of the following: 
Located in CBID (Appendix II):  3 Years 

Located outside CBID, but inside CCRFC boundaries (Appendix II): 1 Year 
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Core & Historic   
Project may only qualify for one of the following five: 
 

  

Construction of a new structure in the Downtown Core: 1 Year 

Renovation of an existing structure in the Downtown Core: 2 Years 

Renovation of a structure listed as non-contributing property in a National Register 
or Landmarks Commission Historic District: 

3 Years  

Renovation of a structure listed as significant or contributing in a National Register 
or Memphis Landmarks Commission Historic District: 

4 Years 

Renovation of a structure listed individually on the National Register of Historic 
Places: 

5 Years 

 

Community-based Initiatives & Economically Distressed Areas 

Project may qualify for up to two of the following: 
 
Fronting the Main to Main Multi-Modal Connector Route (Appendix II): 3 Years 

Located within the boundaries of the Edge Neighborhood (Appendix II): 3 Years 

Located within the boundaries of the South City Impact Area (Appendix II): 3 Years  

Located within the boundaries of the Pinch Neighborhood (Appendix II): 4 Years 

Located in a Census Tract with a Poverty Rate over 20 percent* 2 Years 

Located in a Census Tract earning 80 or less of Area Median Income (AMI)* 2 Years 

      

 
Design & Energy   
Project may qualify for one or more of the following: 
 
Including permanent public art (qualification determined by the DMC Design Review 
Board): 

1 Year 

Including enhanced architectural lighting (qualification determined by the DMC 
Design Review Board): 

1 Year 

Leadership in Energy and Environmental Design (LEED) program either/or NZEB… 4 Years 

Net Zero Energy Building (NZEB) Certification: 4 Years 

Memphis Light, Gas and Water (MLGW) Energy Advantage Certification: 1 Year 

      

       

PILOT TERM CALCULATION     

Primary Qualification: 5   

Secondary Qual. A:  .5   

Secondary Qual. B:    

Secondary Qual. C:    

Capital Improvement: 2   

Additional Accum.: 3   

PILOT TERM: 10.5   

 



FACILITY

PROGRAM

Program

New Construction Units Square Footage Totals

Commercial Space 1 3,900                    3,900              

Residential Flats 29 780 sf. average 22,640            

Common Area + Outdoor Dining 1 3,500                    3,500              

Total Gross Square Footage 30,040            

Total Commercial Space 4,000              

Apartment Type 1 720 s.f. x 13 units 9,360              

Apartment Type 2 680 s.f. x 11 units 7,480              

Apartment Type 3 1160 s.f. x 5 units 5,800              

Total Net Square Footage Apts 22,640            

Site Improvements Acres 1.421$            

(Demo, Parking Lot, Landscape, Streetscape)

Construction Budget

3,600,000$     

Mechanical/HVAC 270,000$        

Plumbing/Sprinkler System 360,000$        

Electrical Systems 481,000$        

355,000$        

5% Contingency 253,000$        

Total Construction Budget 5,319,000$     

Diffence

Construction Cost per s.f. 177.06$          

Building Construction

Sitework Improvements, Demo, & Utilities



PROJECT 

SOURCES AND USES

Sources

Debt - 4% 20 yr amortization 4,913,373$         

Owner Equity 1,748,828$         

Other Sources -$                    

6,662,200$         

Uses

Property Purchase 950,000$            

Hard Construction Costs 5,319,000$         

Soft Costs w/o PILOT Fee 326,000$          

Professional Fees 266,000$            

Permits & Testing 20,000$              

Legal, Insurance & Marketing 40,000$              

PILOT Closing Fee 67,200$              

6,662,200$         



DEBT SERVICE

20 YEAR

AMORTIZATION SCHEDULE

4.000% Payment: $361,534.55

Borrower:

Loan: 4,913,372.50     

Pymt Scheduled Payoff

No. Date Balance Payment Interest Principal Balance

1 01/01/21 365 4,913,372.50     $361,534.55 196,534.90         164,999.65        

2 01/01/22 365 4,748,372.85     361,534.55        189,934.91         171,599.64        

3 01/01/23 365 4,576,773.21     361,534.55        183,070.93         178,463.62        

4 01/01/24 366 4,398,309.59     361,534.55        175,932.38         185,602.17        

5 01/01/25 365 4,212,707.42     361,534.55        168,508.30         193,026.25        

6 01/01/26 365 4,019,681.17     361,534.55        160,787.25         200,747.30        

7 01/01/27 365 3,818,933.87     361,534.55        152,757.35         208,777.20        

8 01/01/28 365 3,610,156.67     361,534.55        144,406.27         217,128.28        

9 12/31/28 365 3,393,028.39     361,534.55        135,721.14         225,813.41        

10 12/31/29 365 3,167,214.98     361,534.55        126,688.60         234,845.95        

11 12/31/30 365 2,932,369.03     361,534.55        117,294.76         244,239.79        

12 12/31/31 365 2,688,129.24     361,534.55        107,525.17         254,009.38        

13 12/30/32 365 2,434,119.86     361,534.55        97,364.79           264,169.76        

14 12/30/33 365 2,169,950.10     361,534.55        86,798.00           274,736.55        

15 12/30/34 365 1,895,213.55     361,534.55        75,808.54           285,726.01        

16 12/30/35 365 1,609,487.54     361,534.55        64,379.50           297,155.05        

17 12/29/36 365 1,312,332.49     361,534.55        52,493.30           309,041.25        

18 12/29/37 365 1,003,291.24     361,534.55        40,131.65           321,402.90        

19 12/29/38 365 681,888.34        361,534.55        27,275.53           334,259.02        

20 12/29/39 365 347,629.32        361,534.55        13,905.17           347,629.38        

-                     -                     

-                     -                     

-                     -                     

-                     -                     

-                     -                     

-                     -                     

-                     -                     

-                     -                     

-                     -                     

-                     -                     
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CASH FLOW STATEMENT With PILOT

Year One Year Two Year Three Year Four Year Five Year Six Year Seven Year Eight

Lease Revenue

Commercial Space 3,900              3,900              3,900              3,900              3,900              3,900              3,900              3,900              

Occupancy Rate 90% 90% 90% 90% 90% 90% 90% 90%

Revenue per sf. 25.00$            25.25$            25.50$            25.76$            26.02$            26.28$            26.54$            26.80$            

Commercial Revenue 87,750$          88,628$          89,514$          90,409$          91,313$          92,226$          93,148$          94,080$          

Residential Flats 22,640            22,640            22,640            22,640            22,640            22,640            22,640            22,640            

Occupancy Rate 90% 90% 90% 90% 90% 90% 90% 90%

Revenue per sf. 1.90$              1.92$              1.94$              1.96$              1.98$              2.00$              2.02$              2.04$              

Commercial Revenue 464,573$        469,219$        473,911$        478,650$        483,436$        488,271$        493,153$        498,085$        

Total Lease Revenue 552,323$        557,846$        563,424$        569,059$        574,749$        580,497$        586,302$        592,165$        

Operating Expense

Utilities 19,331            19,525            19,720            19,917            20,116            20,317            20,521            20,726            

Real Estate Taxes 41,608            41,608            41,608            41,608            41,608            41,608            41,608            41,608            

Property Insurance 16,570            16,735            16,903            17,072            17,242            17,415            17,589            17,765            

Service Maint.& Clean'g 11,599            11,657            11,715            11,774            11,832            11,892            11,951            12,011            

Marketing 11,046            11,102            11,157            11,213            11,269            11,325            11,382            11,439            

Property Management 22,093            22,203            22,314            22,426            22,538            22,651            22,764            22,878            

Total Expenses 122,247          122,830          123,417          124,009          124,606          125,208          125,815          126,426          

Net Operating Income 430,076          435,016          440,007          445,049          450,143          455,289          460,487          465,738          

Debt Service

Principal 165,000          171,600          178,464          185,602          193,026          200,747          208,777          217,128          

Interest 196,535          189,935          183,071          175,932          168,508          160,787          152,757          144,406          

361,535          361,535          361,535          361,535          361,535          361,535          361,535          361,535          

Net Cash Flow 68,541$          73,482$          78,473$          83,515$          88,608$          93,754$          98,953$          104,204$        

Debit Coverage Ratio (DCR) 1.19                1.20                1.22                1.23                1.25                1.26                1.27                1.29                

Return on Equity (ROE) 4% 4% 4% 5% 5% 5% 6% 6%

Return on Investment (ROI) 1% 1% 1% 1% 1% 1% 1% 2%



CASH FLOW STATEMENT With PILOT

Lease Revenue

Commercial Space

Occupancy Rate

Revenue per sf.

Commercial Revenue

Residential Flats

Occupancy Rate

Revenue per sf.

Commercial Revenue

Total Lease Revenue

Operating Expense

Utilities

Real Estate Taxes

Property Insurance

Service Maint.& Clean'g

Marketing

Property Management

Total Expenses

Net Operating Income

Debt Service

Principal

Interest

Net Cash Flow

Debit Coverage Ratio (DCR)

Return on Equity (ROE)

Return on Investment (ROI)

Year Nine Year Ten Year Eleven Year Twelve Year Thirteen Year Fourteen Year Fifteen

3,900              3,900              3,900              3,900              3,900              3,900              3,900              

90% 90% 90% 90% 90% 90% 90%

27.07$            27.34$            27.62$            27.89$            28.17$            28.45$            28.74$            

95,021$          95,971$          96,931$          97,900$          98,879$          99,868$          100,866$        

22,640            22,640            22,640            22,640            22,640            22,640            22,640            

90% 90% 90% 90% 90% 90% 90%

2.06$              2.08$              2.10$              2.12$              2.14$              2.16$              2.18$              

503,066$        508,096$        513,177$        518,309$        523,492$        528,727$        534,014$        

598,086$        604,067$        610,108$        616,209$        622,371$        628,595$        634,881$        

20,933            21,142            21,354            21,567            21,783            22,001            22,221            

41,608            41,608            135,819          135,819          135,819          135,819          135,819          

17,943            18,122            18,303            18,486            18,671            18,858            19,046            

12,071            12,131            12,192            12,253            12,314            12,376            12,438            

11,496            11,554            11,611            11,669            11,728            11,786            11,845            

22,992            23,107            23,223            23,339            23,456            23,573            23,691            

127,043          127,664          222,502          223,134          223,771          224,413          225,060          

471,044          476,403          387,606          393,075          398,600          404,182          409,821          

225,813          234,846          244,240          254,009          264,170          274,737          285,726          

135,721          126,689          117,295          107,525          97,365            86,798            75,809            

361,535          361,535          361,535          361,535          361,535          361,535          361,535          

109,509$        114,868$        26,071$          31,540$          37,066$          42,647$          48,286$          

1.30                1.32                1.07                1.09                1.10                1.12                1.13                

6% 7% 1% 2% 2% 2% 3%

2% 2% 0% 0% 1% 1% 1%



CASH FLOW STATEMENT Without PILOT

Year One Year Two Year Three Year Four Year Five Year Six Year Seven Year Eight

Lease Revenue

Commercial Space 3,900              3,900              3,900              3,900              3,900              3,900              3,900              3,900              

Occupancy Rate 90% 90% 90% 90% 90% 90% 90% 90%

Revenue per sf. 25.00$            25.25$            25.50$            25.76$            26.02$            26.28$            26.54$            26.80$            

Commercial Revenue 87,750$          88,628$          89,514$          90,409$          91,313$          92,226$          93,148$          94,080$          

Residential Flats 22,640            22,640            22,640            22,640            22,640            22,640            22,640            22,640            

Occupancy Rate 90% 90% 90% 90% 90% 90% 90% 90%

Revenue per sf. 1.90$              1.92$              1.94$              1.96$              1.98$              2.00$              2.02$              2.04$              

Commercial Revenue 464,573$        469,219$        473,911$        478,650$        483,436$        488,271$        493,153$        498,085$        

Total Lease Revenue 552,323$        557,846$        563,424$        569,059$        574,749$        580,497$        586,302$        592,165$        

Operating Expense

Utilities 19,331            19,525            19,720            19,917            20,116            20,317            20,521            20,726            

Real Estate Taxes 135,819          135,819          135,819          135,819          135,819          135,819          135,819          135,819          

Property Insurance 16,570            16,735            16,903            17,072            17,242            17,415            17,589            17,765            

Service Maint.& Clean'g 11,599            11,657            11,715            11,774            11,832            11,892            11,951            12,011            

Marketing 11,046            11,102            11,157            11,213            11,269            11,325            11,382            11,439            

Property Mgmt 22,093            22,203            22,314            22,426            22,538            22,651            22,764            22,878            

Total Expenses 216,458          217,041          217,628          218,221          218,818          219,419          220,026          220,638          

Net Operating Income 335,864          340,805          345,796          350,838          355,932          361,077          366,276          371,527          

Debt Service

Principal 165,000          171,600          178,464          185,602          193,026          200,747          208,777          217,128          

Interest 196,535          189,935          183,071          175,932          168,508          160,787          152,757          144,406          

361,535          361,535          361,535          361,535          361,535          361,535          361,535          361,535          

Net Cash Flow (25,670)$         (20,730)$         (15,739)$         (10,696)$         (5,603)$           (457)$              4,741$            9,993$            

Debit Coverage Ratio (DCR) 0.93                0.94                0.96                0.97                0.98                1.00                1.01                1.03                

Return on Equity (ROE) -1% -1% -1% -1% 0% 0% 0% 1%

Return on Investment (ROI) 0% 0% 0% 0% 0% 0% 0% 0%



CASH FLOW STATEMENT Without PILOT

Lease Revenue

Commercial Space

Occupancy Rate

Revenue per sf.

Commercial Revenue

Residential Flats

Occupancy Rate

Revenue per sf.

Commercial Revenue

Total Lease Revenue

Operating Expense

Utilities

Real Estate Taxes

Property Insurance

Service Maint.& Clean'g

Marketing

Property Mgmt

Total Expenses

Net Operating Income

Debt Service

Principal

Interest

Net Cash Flow

Debit Coverage Ratio (DCR)

Return on Equity (ROE)

Return on Investment (ROI)

Year Nine Year Ten Year Eleven Year Twelve Year Thirteen Year Fourteen Year Fifteen

3,900              3,900              3,900              3,900              3,900              3,900              3,900              

90% 90% 90% 90% 90% 90% 90%

27.07$            27.34$            27.62$            27.89$            28.17$            28.45$            28.74$            

95,021$          95,971$          96,931$          97,900$          98,879$          99,868$          100,866$        

22,640            22,640            22,640            22,640            22,640            22,640            22,640            

90% 90% 90% 90% 90% 90% 90%

2.06$              2.08$              2.10$              2.12$              2.14$              2.16$              2.18$              

503,066$        508,096$        513,177$        518,309$        523,492$        528,727$        534,014$        

598,086$        604,067$        610,108$        616,209$        622,371$        628,595$        634,881$        

20,933            21,142            21,354            21,567            21,783            22,001            22,221            

135,819          135,819          135,819          135,819          135,819          135,819          135,819          

17,943            18,122            18,303            18,486            18,671            18,858            19,046            

12,071            12,131            12,192            12,253            12,314            12,376            12,438            

11,496            11,554            11,611            11,669            11,728            11,786            11,845            

22,992            23,107            23,223            23,339            23,456            23,573            23,691            

221,254          221,876          222,502          223,134          223,771          224,413          225,060          

376,832          382,192          387,606          393,075          398,600          404,182          409,821          

225,813          234,846          244,240          254,009          264,170          274,737          285,726          

135,721          126,689          117,295          107,525          97,365            86,798            75,809            

361,535          361,535          361,535          361,535          361,535          361,535          361,535          

15,298$          20,657$          26,071$          31,540$          37,066$          42,647$          48,286$          

1.04                1.06                1.07                1.09                1.10                1.12                1.13                

1% 1% 1% 2% 2% 2% 3%

0% 0% 0% 0% 1% 1% 1%



PILOT Basis Sheet 10 year 5-22-20

PILOT Request

Requested PILOT Term (years) 10.0                                                

Project Type New Construction

Located in the CBID? No

Current Amounts
Base Appraisal $345,600

Base Assessment $138,240

Annual City Tax on Base Assessment $4,522

Annual County Tax on Base Assessment $5,682

Annual RE Taxes on Base Assessment $10,204

Project Costs

Acquisition Cost $950,000

Hard Costs $5,318,000

Soft Costs $452,000

Total Project Costs w/o PILOT fee $6,720,000

Hard Costs Investment Check - 79.1% YES

Public grants eligible for PILOT fee basis reduction $0

PILOT fee basis $6,720,000

PILOT fee $67,200
Total Project Costs w/ PILOT fee $6,787,200

Valuation & CBID Assessment

Base Appraisal $345,600

Percentage of Hard Costs $4,254,400

Estimated Appraisal after Improvements $4,600,000

Estimated Assessment after Improvements $1,840,000

Estimated Annual CBID Assessment after Improvements $0

Annual RE Taxes

Hypothetical annual taxes without PILOT*

Estimated Hypothetical Annual City Tax without PILOT* $60,195

Estimated Hypothetical Annual County Tax without PILOT* $75,624

Estimated Hypothetical Total Annual Taxes without PILOT* $135,819 $135,819

Estimated annual taxes with PILOT

Estimated Annual City Tax with PILOT $18,441

Estimated Annual County Tax with PILOT $23,167

Estimated Total Annual Taxes with PILOT $41,608 $41,607.93

Estimated Annual Benefit $94,211

Cumulative RE Taxes

Hypothetical cumulative taxes without PILOT*

Estimated Hypothetical Cumulative City Tax without PILOT* $601,953

Estimated Hypothetical Cumulative County Tax without PILOT* $756,240

Estimated Hypothetical Total Cumulative Taxes without PILOT* $1,358,193

Estimated cumulative taxes with PILOT

Estimated Cumulative City Tax with PILOT $184,407

Estimated Cumulative County Tax with PILOT $231,672

Estimated Total Cumulative Taxes with PILOT $416,079

Estimated Cumulative Benefit over 10-Year PILOT $942,113 94,211$                    

Estimated Cumulative Increase in Taxes due to PILOT $314,038

*Staff has concluded that this project would not go forward without a PILOT.  Hence, the "Estimated Hypothetical" amounts 

are fictional/moot numbers used to calculate the benefit of the PILOT to the project.  The benefit figure does not represent 

lost tax revenue to the City or County.  Without the PILOT, the property would remain unimproved and the tax assessment 

would continue to be based upon the unimproved value.  With the PILOT, the amount listed above as "Estimated Cumulative 

Increase in Taxes due to PILOT" would be the approximate benefit over the PILOT term to the City and County from newly 

generated property tax revenue.  That amount does not include any new sales taxes that will be generated by the 

construction and operation of the project. Furthermore, after the PILOT term has finished, it is expected that the annual 

taxes will be approximate to the amount listed as "Estimated Hypothetical Total Annual Taxes without PILOT".




















