
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number:  4c

Title: 

Recommendation regarding the St. Charles Housing Trust 

Fund Allocation to the Kane County Affordable Housing 

Fund for Anthony Place II.  

Presenter: Ellen Johnson 

Meeting: Planning & Development Committee Date:  January 9, 2023 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐ 

Executive Summary (if not budgeted please explain): 

Background 

GC Housing Development applied for Kane County Affordable Housing Fund financing to assist in funding 

Anthony Place II, a 60-unit affordable apartment building to be age-restricted to 55+. The project is located 

on the south side of Rt. 38/Lincoln Hwy between Randall and Bricher Roads in St. Charles. The City 

approved zoning entitlements for the project in 2021. (GC Housing previously constructed the Anthony 

Place I senior affordable project, located in the Prairie Centre development.) 

Last summer, Kane County approved preliminary funding of the project in the amount of $724,527 from the 

Kane County Affordable Housing Fund. It was anticipated this cost would be divided between County 

funds and City funds, but the exact amount was not finalized. The funding approval was contingent upon 

financing from Illinois Housing Development Authority, which had not yet been approved (See County 

letter dated 9/15/22). 

In December, IHDA approved the preliminary application for Anthony Place II. GC Housing Development is 

now in the process of preparing the full tax credit application, due in February. With preliminary IHDA 

approval, Kane County can now issue the formal funding commitment.  

Increased Funding Request to Kane County 

However, GC Housing Development is now requesting additional funding from the Kane County Affordable 

Housing Fund. The funding request has increased from the initial request of $724,527 to $2,210,336. This 

constitutes 10% of the $22.3 million total development cost. GC has provided a letter outlining reasons for the 

increased request, which is primarily due to construction costs and interest rate hikes (See GC letter dated 

12/23/22). 

Kane County staff have prepared a report detailing their review of GC’s application for Affordable Housing 

Fund financing (attached). The development pro forma and supporting documentation were reviewed and 

accepted by County staff as part of their review.  

Kane County staff will be presenting a proposal to the Kane County Board in February requesting approval of 

$1.1 million in County CDBG/HOME funds. To cover the full funding gap, the City would also need to 

contribute $1.1 million, plus a 2.5% administrative delivery fee, to the project through the County Affordable 

Housing Fund.  

Process for Review and Approval of City Funding 

Based on the typical process, the St. Charles Housing Commission would approve the City’s end of the 

funding. However, the remaining $262,088 from the City’s initial allocation into the Affordable Housing Fund 

is not enough to cover the $1.1 million request. 

City Council would need to approve an additional allocation of $865,412 from the City Housing Trust Fund for 

a total commitment of $1.1 million in City funds (includes 2.5% delivery fee).  



These funds would be utilized only if the project receives both County and IHDA financing approval. IHDA 

will notify the developer in June 2023 whether the project is approved.  

 

If the City chooses to increase the City allocation to the County Affordable Housing Fund by $865,412 to cover 

the funding gap for Anthony Place II, the City Housing Trust Fund will have a remaining balance of $771,925.  

 

(Staff anticipates developer contributions totaling $518,115 to be paid to the City Housing Trust Fund in the 

coming year. Including those anticipated contributions, the HTF would have a remaining balance of $1.29 

million. These funds would be available for future affordable housing projects and/or programs.) 

 

Housing Commission Recommendation 

The Housing Commission discussed the funding request for Anthony Place II at their meeting on 1/5/23. They 

voted 5-0 to approve funding in the amount of $1.1 million from the Housing Trust Fund, subject to City 

Council approval of an additional allocation of $865,412 from the Housing Trust Fund to the Kane County 

Affordable Housing Fund.  
 

Commissioners expressed support for the project and that the proposal is a productive use of the Housing Trust 

Fund given the number of affordable units that will be created. They noted this project would mark the first 

multi-family development funded by the Housing Trust fund.  

 

Attachments (please list):  

Kane County Preliminary Approval Letter, GC Housing Development Request Letter, Kane County Staff 

Report, IGA with Kane County, Approved PUD Plans  

Recommendation/Suggested Action (briefly explain): 

Provide a recommendation regarding the St. Charles Housing Trust Fund Allocation to the Kane 

County Affordable Housing Fund to provide $1.1 in Housing Trust Funds for Anthony Place II.  

 

Subject to a positive recommendation from the Committee, staff will prepare, for City Council 

consideration, an amendment to the City’s Intergovernmental Agreement with Kane County. 

 

 







 
  
 
 
 
 
 
 
 
To:  City of St. Charles   
From:  Jeffrey D. Crane, Manager – GC Housing Development LLC 
Re: Anthony Place St. Charles II Senior Apartments – Request for Housing Trust Fund Funding  
Date: December 23, 2022 
 
 
GC Housing Development LLC (GCHD) and its not-for-profit partner Housing Opportunity Development Corporation 
(HODC), on behalf of the proposed project Anthony Place St. Charles II Senior Apartments, are submitting a request 
to the City of St. Charles to increase the St. Charles Housing Trust Fund allocation to the Kane County Affordable 
Housing Fund in order to assist in funding the project budget gap in conjunction with County funding sources through 
the Kane County Affordable Housing Fund Program. We are asking that this request be presented at the January 9, 
2023 Planning & Development Committee, to then be presented for approval in a City Council meeting later in the 
month.   
 
To date, GCHD and HODC have submitted an Illinois Housing Development Authority (IHDA) Preliminary 
Project Assessment Application (PPA) that was approved December 13, 2022, and now are in the process 
of preparing the IHDA Full Application for a February 16, 2023 submission. GCHD and HODC will be notified 
by IHDA in June 2023 if the Full Application has been approved.  
 
The funding request is in the amount of approximately $2,210,336 (includes about $724,527 in preapproved 
Kane County AHF Program funding plus approximately $1,485,809 gap funding). There are two reasons for 
this requested amount - primarily, to address increased construction costs, along with the increasing costs 
associated with the conventional financing involved affordable projects due to continuing Federal Reserve 
interest rate hikes.   
 
Over the past several months, real estate developers and general contractors have been contending with 
significant construction cost increases. These increases have been approximately 8% across all construction 
trades according to the Crane Construction Company LLC, our general contractor who will build this project. 
Additionally, the Illinois Housing Council put together a task force of general contractors, architects, and 
developers earlier this year in which data findings were similar or a higher percentage increases in certain 
trades. As this relates to our proposed project, in which the current hard construction contract amount is 
$17,214,295, the following continues to occur within the noted trades below. The attached pro forma, based 
on the development budget submitted in the October 20, 2022 IHDA PPA Application based IHDA’s 
underwriting standards, reflects these increases. (Please note that but for the following, the total project 
budget would not be facing a funding gap or trying to fill one of this size): 

• Carpentry / Lumber - Import and supply chain problems have been and continue to cause price 
increases on material that would be become available.  

•  Roofing - Elevated oil commodity prices have and continue to result in an increase from about 
$441,822 (July 2022) at the time of the Kane County AHF application submission to about the current 



 

estimated amount $591,822 accounted for in the hard construction budget line item amount at time 
of the October 2022 IHDA PPA Application submission.  

• Fire Protection - Elevated plastic piping material costs and fabrication in which oil is a primary fueling 
sources, along with supply chain issues, resulted in an increase from $327,086 in July to about 
$556,926.  

• Plumbing – Similar to Fire Protection, elevated plastic piping material costs and fabrication in which 
oil is primary fueling source, along supply chain issues, have triggered price increases.  

• Concrete and Concrete products - Product shortages for various reasons along with physical logistic 
backlogs have resulted in an amount that more than doubled from $600,000 in July to about 
$1,340,160. 

GCHD, Crane Construction Company, and Hooker DeJong, the project Architect, are engaged in ongoing 
exercises to try to identify cost savings. Some of these efforts have been involving the following:  

• Reviewing the construction contract line item by line item to see if there may be a downward price 
adjustment by the time of the construction start that may be accounted for now in the budget.  

• For certain line items, determining if there is a less expensive alternative material or specification 
available that still would be meet any IHDA or City of St. Charles code and design requirements 
without compromising the quality of construction or building aesthetics.  

• Related to IHDA new policies for storage materials and deposit on materials reimbursement, Crane 
Construction Company is looking into whether certain materials may be ordered at an earlier point 
to capture potential cost savings.  

We understand the magnitude of this requested amount related to other potential projects the City and County 
are assessing for financial assistance. Given the success of Anthony Place at Prairie Centre and the growing 
need for senior affordable housing in the area, we are certain that a funding approval to fill the gap for this 
proposed second phase of Anthony Place will be an investment with innumerable returns to the City of St. 
Charles and Kane County for years to come.  
 
Thank you for your consideration.  
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KANE COUNTY AFFORDABLE HOUSING FUND 
STAFF REPORT AND FUNDING RECOMMENDATION 

January 3, 2023 
Applicant/Project Summary   

Developer Name: GC Housing Development LLC/Housing Opportunity Development Corporation  

Organizational Type: Limited Partnership 

Project Name: Anthony Place Senior Apartment Phase II 

Location: St. Charles, Illinois 

Project Type: New Construction Senior Housing  

Description: Project is the construction of a 60 unit building on the west side of the City of St. Charles 

Unit Mix: Unit Size Affordable Units Market Rate Units Total Units 

 1 Bedroom 48 0 48 

 2 Bedroom 12 0 12 

 Total 60 0 60 

Income Targeting: Income targeting information found in the market study:  

• 18 units at 30% AMI 

• 25 units at 60% AMI 

• 17 units at 80% AMI 

Proposed 
Affordability Period: 

Required: 20 years, based on development subsidy of over $40,000/unit 

Budget Summary: Funds from Other Sources: 
Affordable Housing Funds Requested: 

Total Development Cost (TDC): 

$20,174,333 
      $2,200,000 

$22,374,333 

(90%of TDC) 
(10% of TDC) 

 

Responsiveness to AHF Evaluation Criteria                      
Excellent     Good        Fair        Poor 

EVALUATION CRITERIA RATING STAFF COMMENTS 

Financial Underwriting 

Proposals must demonstrate that the 
project is not “economically feasible” 
without program assistance, and evidence 
of financial ability to implement project 
must be provided. 

 Financing plan: The project sponsors have developed a 
strong financing plan that they will be implementing over 
the next 12-18 months.  Proposed financing sources, 
including Low Income Housing Tax Credits and gap 
financing from the Illinois Housing Development 
Authority (IHDA) and Bank of America.  Altogether, over 
90% of the funding required for this project is from non-
AHF sources. 
Available Cash Flow: In years 1-20, the pro-forma 
estimates total cash flow (cash remaining after project 
expenses and debt service payments) will be $550,711. 
These are funds available to pay off AHF financing. 

Developer Qualifications 
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Consideration will be given to the 
development team’s qualifications to 
develop (or redevelop) high-quality 
affordable housing, especially in the Kane 
County market area. Further, specific detail 
related to the qualifications and 
experience of the individual(s) identified as 
project manager(s) will be evaluated. 

 The development team is well qualified to undertake and 
manage the project. Currently the applicant owns 
multiple Low-Income Housing Tax Credit developments in 
Illinois.    

Experience 

Consideration will be given to the 
developer’s track record of completing 
projects on time and within budget and 
their experience working with Federal 
funding (NSP, HOME, CDBG, etc.) 

 Project sponsor who acts developer, owner and operator 
of over 311 units within the state of Illinois.  Project 
sponsor has completed mutliple new construction 
projects.   

Capacity 

Consideration will be given to the 
developer’s capacity (including anticipated 
work load), the project’s readiness to 
proceed, commitments secured from other 
sources, and the project’s long-term 
feasibility. 

 The development team has extensive experience in 
delivering similar projects.  Currently the developer has 
multiple projects across the state  in different stages of 
development.  

Project Design 

Consideration will be given to projects that 
address the Kane-Elgin Consortium’s 
General Principles and Specific Housing 
Criteria. 

 The project is located in an urbanized residential area that 
is well-suited for residential housing. It is in close 
proximity to public transportation, recreation, and other 
amenities.   Project meets the goals of the Consortiums 
General Principles and Housing Criteria. 

Value  

Priority will be given to developers that 
provide a high-quality end product in 
relation to their development costs. The 
extent to which they leverage other public 
and private resources will be considered. 

 The project sponsor is seeking a modest amount from the 
AHF (10% of TDC), and the overall per-unit development 
cost is ($397,000/unit) is compareable with recent local 
projects such as Hanover Landing  (40-unit project): 
$424,000/unit; and Wildwood Trace (50-unit project): 
$378,000/unit building. 
 

 

Staff Recommendation 
Approve/Disapprove: Approve 

Amount: $2,200,000.00 

Terms: Cash Flow Loan of $2,200,000.00 with the following terms: 

• 0.0% Interest Rate 

• 20 Year Term 
Payments due in years 1-20. Principal payments totaling 40% of 
available cash flow will be due in years 1-20 if cash flow is available. At 
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the end of year 20 balance of the loan, totaling $2,2000,000.00 minus 
any cash flow payments will be due. 

Conditions: The applicant must submit evidence that the following conditions 
have been satisfied in order to receive final commitment: 
1. Fulfillment of all other OCR requirements. 
2. Close on the project financing before June 1, 2024 
3. The project receives all financing commitments from other 

sources by July 1, 2023, or the date of announcement of IHDA’s 
2023 LIHTC awards, whichever is later. 

4. Developer agrees to offer available units first to persons leaving 
permanent supportive housing units or participating in Rapid 
Re-Housing programs funded through the Continuum of Care 
for Kane County. 

 
 

 

































Sources and Uses

Summary
Total Units 60
9% Project - Total Units 60
4% Project - Total Units 0
Cost per Unit $397,669
Construction Cost Per Unit $302,966
Total Square Footage
Acquisition Cost $1,100,000
Project Based Vouchers 0
LIHTC Pricing $0.940
IAHTC Pricing $0.000

Sources - Permanent 
LIHTC Equity 14,098,590
Perm Loan 3,407,000
IHDA Soft Funds 3,579,000
Kane County Affordable Housing Funds 742,527
Other 0
ComEd 172,116
Commercial - GP Equity 0
Residential - GP Equity 100
Deferred Developer Fee 375,000

Total $22,374,333

Construction Loan 16,050,000

Uses 
Land Cost/Acquisition 1,100,000
Construction 18,177,954
Architect and Engineering 805,776
Financing 1,210,952
Legal Fees 140,000
Reserves 335,260
Other Project Costs 535,200
Developer Fee 1,500,000
Syndication Costs 55,000

Total $23,860,142

(Gap) Surplus ($1,485,809)

Anthony Place at St Charles II

ejohnson
Text Box
*PRO FORMA- Updated Oct. 2022- reflects budget gap (application references figures from previous pro forma)



Anthony Place at St Charles II
Project Budget

Total Cost
LAND COST/ACQUISITION

Land Cost or Value 1,050,000
Property Purchase Price 0
Acqusition Legal 0
Other Acquisition 50,000

Subtotal Land Cost / Acquisition Cost 1,100,000

NEW CONSTRUCTION
Site Work 0
Grading 0
Buildings 15,369,907
General Requirements 922,194
Contractor Overhead 0
Contractor Profit 922,194
Construction Escalation 0
P&P Bond / Insurance 129,107
Winter Conditions 0
Lane Closures 0
Utility Connections 50,000

Subtotal New Construction Costs 17,393,402

Owner Hard Cost Contingency 768,495

ARCHITECTURAL FEES
Design 438,965
Supervision 147,419
Landscape Architect 0

Subtotal Architectural Costs 586,383

SURVEY & ENGINEERING
Civil engineer 67,518
Permit Expeditor 0
Survey 17,000
Green Consulting 59,875
Utility Consulting 0
Other 0
Other 0
Owner's Rep 0
Materials Testing 50,000
Geotech 25,000

Subtotal Survey & Engineering 219,393

CONSTRUCTION FINANCING & COSTS
Construction Loan Interest 821,507
Origination Fee 120,375
Bond Cost of Issuance 0
Bond Issuance Admin Fee & Bond Legal Reserve 0
Bond Trustee Fee 0
Lender Inspections & Cost Review 60,000
Construction Period Insurance & Taxes 100,000
Security 0
Title & Recording 40,000

Subtotal Construction Interest & Fees 1,141,882

PERMANENT FINANCING
Perm Loan Origination Fee 34,070
Loan 3rd Party Reports 25,000
Perm Title & Recording 10,000 pp    

Subtotal Permanent Financing Costs 69,070

LEGAL FEES
Lender Legal Paid by Applicant 65,000
Bond/Issuer Counsel 0
Other (transaction + sponsor) 75,000

Subtotal Attorney Costs 140,000

RESERVES
Working Capital Reserve 0
RE Tax Escrow 49,500
Insurance Escrow 31,500
Replacement Reserves 45,000
Operating Reserves 209,260

Subtotal Reserve Costs 335,260

OTHER PROJECT COSTS
Tax Credit Application 5,000
LIHTC Reservation Fee & Carryover Fees 150,000
Donation Tax Credit Reservation Fee 0
Appraisal 7,000
Third Party Construction Certification 10,000
Phase I 5,000
Phase II 0
Tenant Improvements 0
Permit Fees 45,000
Impact Fees 0
Marketing 30,000
FF&E 125,000
Market Study 8,200
Accounting 25,000
Non-marketing Rent Up Costs 125,000
Financial Consultant 0
Soft Cost Contingency 16,056

Subtotal Other Costs 551,256

DEVELOPER COSTS
Developer Fee 1,500,000

Subtotal Developer Costs 1,500,000

SYNDICATION COSTS
Legal - Syndication 55,000
Consultant - Syndication 0

Subtotal Syndication Costs 55,000

TOTAL PROJECT COSTS $23,860,142



Anthony Place at St Charles II
Operating Expenses

Total Per Unit

Subtotals
Administrative $82,880

Administrative / Manager Payroll 50,000                     833
Employee Benefits, Payroll Taxes, Workers Comp 9,500                       158
Administrative Rent Free Unit 0
Office or Model Apartment Rent 0
Office Equipment 3,680                       61
Telephone / Cell 8,100                       135
Internet 0
Cable / Satellite 3,800                       63
Postage & Delivery 0
Staff Professional Development 0
Staff Travel 0
Advertising & Marketing 1,200                       20
LIHTC Monitoring (IHDA) per LIHTC unit $25 1,500                       25
KC AHF Monitoring (Kane County) 100                          2
Misc. 5,000                       83

Professional Fees $15,000
Legal $197 5,000                       83
Accounting / Audit 10,000                     167
Bookkeeping -                              0
Other -                              0

Operations & Maintenance $84,200
Operating & Maintenance Payroll $1,108 25,000                     417
Operating & Maintenance Rent Free Unit -                              0
Security 5,500                       92
Pest Control 2,400                       40
Trash / Recycling Removal 13,200                     220
Snow Removal 10,000                     167
Landscaping & Grounds Upkeep 6,000                       100
Janitorial Supplies 6,000                       100
Elevator 5,500                       92
HVAC Maintenance 0
Plumbing & Electrical Maintenance 0
Painting, Decorating & Flooring - Common Space 3,400                       57
Painting, Decorating & Flooring - Units -                              0
Other 7,200                       120

Utilities $54,000
Gas PUPY $0 -                              0
Electricity PUPY $400 24,000                     400
Water / Sewer PUPY $500 30,000                     500
Other Utilities -                              0

Taxes & Insurance $120,000
Real Estate Taxes 90,000                     1,500
Property & Liability Insurance 30,000                     500
Other -                              0

Management Fees $41,439
Property Management Fee % of EGI 6% 41,439                     691

Reserves $21,000
Replacement Reserve PUPY $350 21,000                     350
Operating Reserve -                              0
Fiscal Agent Fee -                              0
Other -                              0

TOTAL OPERATING EXPENSES $418,519 $6,975



Anthony Place at St Charles II
Residential Rent Assumptions and Unit Mix

TOTAL

30% AMI
Number of 

Units
Gross 
Rents

Utility 
Allowance Net Rents Monthly 

Total
Studio -             -            -             -             -         
1BR 18              514           35              479            8,620     
2BR -             617           42              575            -         

3BR -             -            -             -             -         
4BR -             -            -             -             -         
Total 18              8,620     

50% AMI
Number of 

Units
Gross 
Rents

Utility 
Allowance Net Rents Monthly 

Total

Studio -             943           -             943            -         
1BR -             1,011        35              976            -         
2BR -             1,213        42              1,171         -         
3BR -             1,401        -             1,401         -         
4BR -             1,563        -             -         
Total -             -         

60% AMI
Number of 

Units
Gross 
Rents

Utility 
Allowance Net Rents Monthly 

Total
Studio -             -            -             -             -         
1BR 17              1,056        35              1,021         17,352  
2BR 8                1,266        42              1,224         9,794     
3BR -             -            -             -             -         
4BR -             -            -             -             -         
Total 25              27,146  

80% AMI
Number of 

Units
Gross 
Rents

Utility 
Allowance Net Rents Monthly 

Total
Studio -             -            -             -             -         
1BR 13              1,455        35              1,420         18,464  
2BR 4                1,746        42              1,704         6,817     
3BR -             -            -             -             -         
4BR -             -            -             -             -         
Total 17              25,281  

Commercial Square Feet TI/sf TI Rent/SF Yearly Total
NA 0 $0 $0 $0 -             

0 $0 $0 $0 -             
0 $0 -               

TOTAL

Total Units 60                                    Type GSF Count % of total Gross Total
Rent Sources Monthly Yrly
LIHTC Rent 61,048                             732,574     Studio -             -             0% -            
Other Income 180                                  2,160         1BR 764            48              80% 36,672     
Unrestricted Units -                                   -             2BR 1,042         12              20% 12,504     
Commerical Rent -                                   -             3BR -             -             0%
TOTAL RENTAL INCOME 61,228                             734,734     4BR -             -             0%

Total SF - Resi Units 60              49,176     
Amenities/Mgmt Office/Hallways -            
Commercial Tenant -            
Total SF - Other -            

Total SF 83,236     

Garage -            

TOTAL PROJECT SQUARE FOOTAGE 83,236     

check 0.00

AMI and Unit Count Table 
20% AMI 30% AMI 40% AMI 50% AMI 60% AMI 70% AMI 80% AMI MR Total

Studio 0 0 0 0 0 0 0 0 0
One Bedroom 0 18 0 0 17 0 13 0 48
Two Bedroom 0 0 0 0 8 0 4 0 12
Three Bedroom 0 0 0 0 0 0 0 0 0
Four Bedroom 0 0 0 0 0 0 0 0 0
Total 0 18 0 0 25 0 17 0 60

% 0.0% 30.0% 0.0% 0.0% 41.7% 0.0% 28.3% 0.0% 100.0%

Unit Mix and Residential Square Footage TableSummary of Rental Income



Anthony Place at St Charles II
Residential Rent Assumptions and Unit Mix

20% 30% 40% 50% 60% 70% 80%
Average AMI 0.0% 30.0% 0.0% 0.0% 41.7% 0.0% 28.3%

56.7% 0.0% 9.0% 0.0% 0.0% 25.0% 0.0% 22.7%
OK



Anthony Place at St Charles II
Operating Cash Flow - 9% Assumptions: Rent Increase 2% Reserves Inc 3% Units 60

Exp Increase 3% Resi Vacancy 6%

R.E. Tax Incre 4%

Mkt Rent Incre 2% Comm Vacanc50% Comm Increas2%

Year 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
INCOME

Residential 732,574        747,226      762,170        777,413       792,962        808,821      824,997       841,497       858,327       875,494       893,004       910,864      929,081      947,663      966,616      985,948      1,005,667   1,025,781   1,046,296   1,067,222   
Commercial -                -              -                -               -                -             -              -              -              -              -              -             -             -             -             -             -             -             -             -             

Gross Income 732,574        747,226      762,170        777,413       792,962        808,821      824,997       841,497       858,327       875,494       893,004       910,864      929,081      947,663      966,616      985,948      1,005,667   1,025,781   1,046,296   1,067,222   
Miscellaneous Income 2,160            2,203          2,247            2,292           2,338            2,385          2,433           2,481           2,531           2,581           2,633           2,686          2,739          2,794          2,850          2,907          2,965          3,025          3,085          3,147          
Vacancy - Residential (44,084)         (44,966)       (45,865)         (46,782)        (47,718)         (48,672)      (49,646)       (50,639)       (51,651)       (52,685)       (53,738)       (54,813)      (55,909)      (57,027)      (58,168)      (59,331)      (60,518)      (61,728)      (62,963)      (64,222)      

Vacancy - Commercial 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
EFFECTIVE GROSS INCOME 690,650        704,463      718,552        732,923       747,582        762,533      777,784       793,340       809,207       825,391       841,899       858,737      875,911      893,429      911,298      929,524      948,114      967,077      986,418      1,006,147   

EXPENSES
Residential Operating Expenses except Real Estate Taxes (328,519)       (338,375)     (348,526)       (358,982)      (369,751)       (380,844)    (392,269)     (404,037)     (416,158)     (428,643)     (441,502)     (454,747)    (468,390)    (482,441)    (496,914)    (511,822)    (527,177)    (542,992)    (559,282)    (576,060)    
Real Estate Taxes (90,000)         (93,600)       (97,344)         (101,238)      (105,287)       (109,499)    (113,879)     (118,434)     (123,171)     (128,098)     (133,222)     (138,551)    (144,093)    (149,857)    (155,851)    (162,085)    (168,568)    (175,311)    (182,323)    (189,616)    
Commercial Operating Expenses -                -              -                -               -                -             -              -              -              -              -              -             -             -             -             -             -             -             -             -             

Total Expenses (418,519)       (431,975)     (445,870)       (460,219)      (475,038)       (490,342)    (506,148)     (522,471)     (539,329)     (556,741)     (574,724)     (593,298)    (612,482)    (632,298)    (652,765)    (673,907)    (695,745)    (718,303)    (741,605)    (765,676)    

NET OPERATING INCOME 272,131        272,488      272,682        272,704       272,544        272,191      271,637       270,869       269,877       268,650       267,174       265,439      263,429      261,132      258,533      255,617      252,370      248,774      244,813      240,470      

Debt Service (224,939)       (224,939)     (224,939)       (224,939)      (224,939)       (224,939)    (224,939)     (224,939)     (224,939)     (224,939)     (224,939)     (224,939)    (224,939)    (224,939)    (224,939)    (224,939)    (224,939)    (224,939)    (224,939)    (224,939)    

NET CASH FLOW 47,192          47,550        47,744          47,765         47,605          47,253        46,698         45,930         44,939         43,711         42,236         40,500        38,490        36,193        33,594        30,679        27,431        23,835        19,875        15,532        

Debt Coverage Ratio 1.21              1.21            1.21              1.21             1.21              1.21            1.21             1.20             1.20             1.19             1.19             1.18            1.17            1.16            1.15            1.14            1.12            1.11            1.09            1.07            
Per unit expenses before Debt Service 6,975            7,200          7,431            7,670           7,917            8,172          8,436           8,708           8,989           9,279           9,579           9,888          10,208        10,538        10,879        11,232        11,596        11,972        12,360        12,761        

Distribution of Cash Flow

Net Cash Flow 47,192          47,550        47,744          47,765         47,605          47,253        46,698         45,930         44,939         43,711         42,236         40,500        38,490        36,193        33,594        30,679        27,431        23,835        19,875        15,532        
LP Asset Mgmt Fee 6,000            6,180          6,365            6,556           6,753            6,956          7,164           7,379           7,601           7,829           8,063           8,305          8,555          8,811          9,076          -             -             -             -             -             
Partnership Mgmt Fee 7,500            7,500          7,500            7,500           7,500            7,500          7,500           7,500           7,500           7,500           7,500           7,500          7,500          7,500          7,500          -             -             -             -             -             
Net 33,692          33,870        33,879          33,709         33,352          32,797        32,034         31,051         29,838         28,383         26,672         24,695        22,436        19,882        17,019        30,679        27,431        23,835        19,875        15,532        
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