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Designing versatile, 
livable, and sustainable 
places for people.

Studio GWA is a creative, visionary team that believes in engaging 
the community through design.  We are well-versed in urban and 
architectural design, economic development, real estate 
development, planning, placemaking, and other services that have 
benefited communities throughout the Midwest.

About Us
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Common Finance Questions 

Will it appraise?

Market conditions?

    

Are there incentives?

Can I phase it?

What if I don’t have money?



Northwest Illinois Workforce Housing Study ‹#›CRUNCHIN’ THE NUM’S

The Types of Historic Tax Credits

There are two types of historic tax credits, state and federal, and 
both are a credit on income tax. Many states have a tax credit 
ranging anywhere from 15-25%, and the federal tax credit is 20%. Put 
them together, and you’re looking at a large percentage of project 
costs being eligible for HTCs. 

View your state’s HTC program 
status here.

https://experience.arcgis.com/experience/e78fa7dabc604f36b8307e3e1cc13d52/page/MAP/


Northwest Illinois Workforce Housing Study ‹#›CRUNCHIN’ THE NUM’S

Is My Building Eligible?

In most states, the building must be:
• Individually listed on National Register of Historic Places;
• A contributing building within a National Register District;
• Or be a district certified by the NPS for the purposes of 

the federal tax credit program. 

Criteria for listing on National Register:
• History
• Architecture (type, period, method of construction)
• Events
• Persons
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What are the Program Requirements?

This applies to both exterior and interior work. The property must have an income-producing use once it’s been redeveloped, 
such as a restaurant, apartment, or an event space. And, you’ll need to spend enough on the rehabilitation. This program is for 
major renovations rather than for small repair projects. 

A 1927 automotive garage… Undergoes a substantial rehabilitation… For an income-producing use.

The project must follow standards developed 
by the Secretary of the Interior.
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Hard Costs
This includes demolition and construction within 
the building envelope, roof repair, windows, and 
more.

Which Expenses Qualify for HTCs?

Soft Costs
This can include architectural and engineering 
fees, legal fees, permits, historic tax credit 
consulting fees, the developer fee, and more.

Ineligible Expenses
Historic tax credits cannot be applied to every 
expense. Costs related to buying the building, 
financing fees, additions such as rooftop decks, 
site work and non-fixed items like furniture and 
equipment are among the expenses that do 
not qualify.
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Proforma Components 

Construction Costs 
(hard)

Development costs (soft)

    

Income

Operating Expenses

Sources and Uses

Cash Flow
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Annual Mortgage 
Payment = $68,000

Sources/Uses

Uses Total Costs
 Federal HTC 

Eligible 
State HTC 

Eligible
Land/Acqusition Costs 175,000                           -
Fees/Permits/Studies 125,000                           125,000             125,000                 
Direct Construction Costs 1,500,000                       1,500,000         1,500,000             
Indirect Construction Costs 40,000                             40,000               40,000                   
Financing Costs 135,000                           135,000             135,000                 
Developer Fee 175,000                           175,000             175,000                 
Total Uses 2,150,000                       1,975,000         1,975,000             

Historic Tax Credits Federal HTCs State HTCs
Tax Credit Allowable 1,975,000         1,975,000             

Tax Credit % 20% 25%

x tax credit factor 0.80$                 0.80$                     

net proceeds raised 316,000            395,000                

Total 
Sources Estimate

Private Equity 430,000                           20%

Loan 1,009,000                       47%

Federal HTCs 316,000                           15%

State HTCs 395,000                           18%

Total Sources 2,150,000                       100%

Filling the Gap


Assumptions

		Trek Building - 134 N Main

		Mixed-Use Renovation		10/25/21

		Assumptions



		Property Valuation		Total

		Total Building Sq. ft.		31,320		includes LL

		Current Assessment $ / Sq. ft.		1.52

		Const. value captured by assessment		35.00

		Current FMV (2019)		47,560		also listed as $396,350 <<assume prior to City ownership

		Future FMV 		350,000		based on first floor buildout only

		Future Equalized Assessed Value (EAV)		116,667

		Base Property Tax Estimate		2,219

		Future Property Tax Estimate		13,172



		Financial Input

		Annual Gross Potential Income, first year		112,752

		Operating Expenses, first year		29,282

		Loan to Value ratio		288%

		Stated Annual Interest rate		3.00%

		Loan Term (years)		20



		Project Financing

		Loan Amount		1,009,000

		Equity Required		430,000

		Mortgage Loan Constant		6.72%

		Historic Tax Credits		711,000

		Total Development Costs		2,247,105

		Total Sources		2,150,000



		Tax Increment Input

		Current Property Tax		2,219

		Future Property Tax		13,172

		Remaining TIF Levy Years		8		2031

		Projected TIF Equity		87,621

		TIF Factor		90%

		Net TIF Proceeds		78,859

		Each model is an opinion of probable cost. Many decisions regarding material selection, system development,and project parameters have yet to be defined. Market conditions, as always, are beyond the control of the architect and will vary over time. No guarantee is given or implied that costs will not vary from these models. It is imperative that additional estimates are prepared as the project is developed. 
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Development Costs

		Trek Building - 134 N Main

		Mixed-Use Renovation

		Development Costs





						Total

		Land Costs				Costs

		Acquisition Costs				1

		Closing Costs				2,000

		Appraisal				1,200

		Holding Costs

		Total Land Costs				3,201



		Fees/Permits/Studies

		Building Fees and Permits		2.00%		35,494

		Environmental (Phase I)				2,500

		Arch/Eng. Design		5.00%		88,735		Arch, MEPS

		HTC Consult.		0.00%		- 0

		Arch & Eng. Reimb.		0.05%		887

		Total F/P/S Costs				127,617



		Direct Construction Costs

		Building Construction				1,502,468

		Contractor's Overhead/Profit				120,996

		Construction Contingency				151,245

		Total Direct Constr. Costs				1,774,709



		Indirect Construction Costs

		Project/Construction Manager		0.50%		8,874

		Builder's Risk/Liability Insurance		1.00%		17,747

		Real Estate Taxes				2,219

		Legal		0.50%		8,874

		Relocation Costs		0.00%		- 0

		Total Indirect Const. Costs				37,713



		Financing Costs

		HTC Bridge Loan		4.00%		31,817				795434.7480696

		Construction Loan Interest		5.00%		66,552		assume 9-month construction

		Construction Loan Fees		1.20%		21,297

		Construction Lender Legal		0.00%		- 0

		Permanent Loan Fees/Closing Costs		0.50%		8,874

		Title & Recording Costs		0.50%		8,874

		Total Financing Costs				137,413



		Development Costs Subtotal				2,077,452

		Site Costs Subtotal				3,201

		Total Development Costs (Pre Dev. Fee)				2,080,653



		Deferred Developer Fee		8.00%		166,452		Cost/SF

		Total Development Costs				2,247,105		$72

















Construction Costs

		Trek Building - 134 N Main

		Construction & Fees



								Constr. Cost /		Cost

		General Construction Costs				SF		Unit or SF		Estimate

		Demolition 

		LL				10,440		2		20,880

		1st Floor				10,440		2		20,880

		2nd Floor				10,440		1		10,440

		Roof				10,440		15		- 0		City to do

		Total General Construction Costs								52,200

		Building Construction

		Façade repair								200,000

		Storefront								120,000

		Elevator								- 0		repair?

		Window replacement				35		2,750		96,250

		LL				10,440		30		313,200

		Retail (1st Floor) - RAD				10,440		70		730,800

		Residential (2nd Floor) 				10,440		- 0		- 0

		Total Building Construction								1,512,450

		 Less savings for Sales Tax Waiver on Bldg Materials (8.25%)								(9,982)		120,996

										1,502,468



		Contractor's Overhead/Profit		8.00%						120,996

		Construction Contingency		10.00%						151,245		Cost/SF

		Direct Construction Costs Total								1,774,709		$85

		*Est. 20% of bldg materials as qualified (assume 60% labor and 40% materials)









Operating Expenses

		Trek Building - 134 N Main



		Operating Expenses



										% of

				Monthly		Annual		% Total		Annual G.O.I

		Management

		Property Management Fee		- 0		- 0				5.00%

		Security		- 0		- 0				1.50%

		Total Management		- 0		- 0



		Administration

		Marketing		- 0		- 0				0.43%

		Accounting		97		1,160				1.03%

		Legal		- 0		- 0				1.03%

		Total Administration		97		1,160				2.49%



		Maintenance

		Supplies		48		580				0.51%

		Repairs Contract		282		3,383				3.00%

		Pest Control		36		435				0.39%

		Grounds Contract (i.e., snow removal)		94		1,128				1.00%

		Interior Painting		47		564				0.50%

		Total Maintenance		507		6,089				5.40%



		Utilities (gas & electric paid by tenants)

		Common Area Electric		117		1,409				1.25%

		Trash Removal		101		1,208				1.07%

		Water/Sewer		201		2,417				2.14%

		Total Utilities		420		5,034



		Insurance

		Property & Liability Insurance		58		700				.15-.2% of FMV

		Total Insurance		58		700



		Taxes

		Real Estate Taxes		1,098		13,172				11.68%

		Business Tax and License		167		2,000

		Total Taxes		1,264		15,172



		Contingency		94		1,128				1.00%

		Total Operating Expenses		2,440		29,282

		Total Gross Operating Income		9,396		112,752





Income Sched

		Trek Building - 134 N Main

		Mixed-Use Renovation

		Income Schedule

				Gross 		Net		Monthly		Monthly		Annual		Annual 

				SF		SF		 Rate		Income		Rate		Income

		Retail				90%

		1st Floor		10,440		9,396		1.00		9,396		12.00		112,752

		LL storage		10,440

				Gross 		Net		Monthly		Monthly		Annual		Annual 

				SF		SF		 Rate		Income		Rate		Income				Unit estimate

		Residential				90%		efficiency

		2nd Floor		10,440		9,396		0.00		- 0		0.00		- 0						11.05		0

				TOTAL INCOME										112,752				- 0

										2700





Sources & Uses

		Trek Building - 134 N Main

		Mixed Use Renovation

		Sources/Uses



		Uses		Total Costs		Federal HTC Eligible		State HTC Eligible

		Land/Acqusition Costs		175,000		-

		Fees/Permits/Studies		125,000		125,000		125,000

		Direct Construction Costs		1,500,000		1,500,000		1,500,000

		Indirect Construction Costs		40,000		40,000		40,000

		Financing Costs		135,000		135,000		135,000

		Developer Fee		175,000		175,000		175,000

		Total Uses		2,150,000		1,975,000		1,975,000



		Historic Tax Credits				Federal HTCs		State HTCs

		Tax Credit Allowable				1,975,000		1,975,000

		Tax Credit %				20%		25%

		x tax credit factor				$   0.80		$   0.80

		net proceeds raised				316,000		395,000



				Total 

		Sources		Estimate

		Private Equity		430,000		20%

		Loan		1,009,000		47%

		Federal HTCs		316,000		15%

		State HTCs		395,000		18%

		Total Sources		2,150,000		100%







Cash Flow Analysis

		Trek Building - 134 N Main

		Mixed-Use Renovation

		Cash Flow Analysis



		Assumptions





		Income Inflation 		2.00%

		Vacancy Rate - Residential		7%

		Vacancy Rate - Retail/Commercial		5%



		Operation Expense Inflation Factor		3.00%

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

		Income Phase 				2023		2024		2025		2026		2027		2028		2029		2030		2031		2032		2033		2034		2035		2036		2037		2038		2039		2040		2041		2042

		Residential Section				- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0

		Retail/Commercial Section				112,752		115,007		117,307		119,653		122,046		124,487		126,977		129,517		132,107		134,749		137,444		140,193		142,997		145,857		148,774		151,749		154,784		157,880		161,038		164,258

		Gross Income				112,752		115,007		117,307		119,653		122,046		124,487		126,977		129,517		132,107		134,749		137,444		140,193		142,997		145,857		148,774		151,749		154,784		157,880		161,038		164,258

		Vacancy - Residential				- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0

		Vacancy - Retail/Commercial				(5,638)		(5,750)		(5,865)		(5,983)		(6,102)		(6,224)		(6,349)		(6,476)		(6,605)		(6,737)		(6,872)		(7,010)		(7,150)		(7,293)		(7,439)		(7,587)		(7,739)		(7,894)		(8,052)		(8,213)

		Total Gross Income				107,114		109,257		111,442		113,671		115,944		118,263		120,628		123,041		125,502		128,012		130,572		133,183		135,847		138,564		141,335		144,162		147,045		149,986		152,986		156,045



		Operating Expenses

		Pay as you go TIF 				5,633		5,633		5,633		5,633		5,633		5,633		5,633		5,633		5,633				- 0

		Operating Expenses - Commercial				(29,282)		(30,161)		(31,065)		(31,997)		(32,957)		(33,946)		(34,964)		(36,013)		(37,094)		(38,207)		(39,353)		(40,533)		(41,749)		(43,002)		(44,292)		(45,621)		(46,989)		(48,399)		(49,851)		(51,346)

		NOI Before Debt Service				83,465		84,729		86,009		87,306		88,620		89,950		91,297		92,660		94,041		89,805		91,219		92,650		94,098		95,562		97,043		98,541		100,056		101,587		103,135		104,699



		Cash Available for Debt Service 				83,465		84,729		86,009		87,306		88,620		89,950		91,297		92,660		94,041		89,805		91,219		92,650		94,098		95,562		97,043		98,541		100,056		101,587		103,135		104,699

		Permanent Loan Debt Service 				(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)		(67,821)



		Cash Flow After Debt Service				15,644		16,908		18,189		19,485		20,799		22,129		23,476		24,840		26,220		21,984		23,398		24,829		26,277		27,741		29,223		30,721		32,235		33,766		35,314		36,878

		Deferred Developer Fee - 8% over 12 yrs				0		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		- 0		- 0		- 0		- 0		- 0		- 0		- 0

		Cash Available for Distribution				15,644		3,037		4,318		5,614		6,928		8,258		9,605		10,969		12,349		8,113		9,527		10,958		12,406		27,741		29,223		30,721		32,235		33,766		35,314		36,878

																																.

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

		Loan Amortization Schedule				2023		2024		2025		2026		2027		2028		2029		2030		2031		2032		2033		2034		2035		2036		2037		2038		2039		2040		2041		2042

		Balance Owed, beginning of year				1,009,000		971,449		932,772		892,935		851,902		809,639		766,107		721,270		675,087		627,519		578,524		528,059		476,080		422,542		367,397		310,599		252,096		191,838		129,773		65,845

		Annual Mortgage Payment				67,821		67,821		67,821		67,821		67,821		67,821		67,821		67,821		67,821		67,821		67,821		67,821		67,821		67,821		67,821		67,821		67,821		67,821		67,821		67,821		1,356,413

		Interest Portion of Payment				(30,270)		(29,143)		(27,983)		(26,788)		(25,557)		(24,289)		(22,983)		(21,638)		(20,253)		(18,826)		(17,356)		(15,842)		(14,282)		(12,676)		(11,022)		(9,318)		(7,563)		(5,755)		(3,893)		(1,975)

		Amortization of principal				37,551		38,677		39,837		41,033		42,264		43,531		44,837		46,183		47,568		48,995		50,465		51,979		53,538		55,144		56,799		58,503		60,258		62,066		63,927		65,845

		Balance Owed, end of year				971,449		932,772		892,935		851,902		809,639		766,107		721,270		675,087		627,519		578,524		528,059		476,080		422,542		367,397		310,599		252,096		191,838		129,773		65,845		(0)





		Equity - Year 1		430,000

		ROI (Cash Avail. For Distribution Yr 1/Initial Equity Investment)		3.6%		0.7%



		Debt-Service Coverage Ratio Yr 1				1.23		1.25		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0
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Filling the Gap

Annual Mortgage 
Payment = $116,000

Sources/Uses

Uses Total Costs
 Federal HTC 

Eligible 
State HTC 

Eligible
Land/Acqusition Costs 175,000                           -
Fees/Permits/Studies 125,000                           125,000             125,000                 
Direct Construction Costs 1,500,000                       1,500,000         1,500,000             
Indirect Construction Costs 40,000                             40,000               40,000                   
Financing Costs 135,000                           135,000             135,000                 
Developer Fee 175,000                           175,000             175,000                 
Total Uses 2,150,000                       1,975,000         1,975,000             

Historic Tax Credits Federal HTCs State HTCs
Tax Credit Allowable 1,975,000         1,975,000             

Tax Credit % 0% 0%

x tax credit factor 0.80$                 0.80$                     

net proceeds raised -                      -                          

Total 
Sources Estimate

Private Equity 430,000                           20%

Loan 1,720,000                       80%

Federal HTCs -                                    0%

State HTCs -                                    0%

Total Sources 2,150,000                       100%


Assumptions

		Trek Building - 134 N Main

		Mixed-Use Renovation		10/25/21

		Assumptions



		Property Valuation		Total

		Total Building Sq. ft.		31,320		includes LL

		Current Assessment $ / Sq. ft.		1.52

		Const. value captured by assessment		35.00

		Current FMV (2019)		47,560		also listed as $396,350 <<assume prior to City ownership

		Future FMV 		350,000		based on first floor buildout only

		Future Equalized Assessed Value (EAV)		116,667

		Base Property Tax Estimate		2,219

		Future Property Tax Estimate		13,172



		Financial Input

		Annual Gross Potential Income, first year		112,752

		Operating Expenses, first year		29,282

		Loan to Value ratio		491%

		Stated Annual Interest rate		3.00%

		Loan Term (years)		20



		Project Financing

		Loan Amount		1,720,000

		Equity Required		430,000

		Mortgage Loan Constant		6.72%

		Historic Tax Credits		- 0

		Total Development Costs		2,247,105

		Total Sources		2,150,000



		Tax Increment Input

		Current Property Tax		2,219

		Future Property Tax		13,172

		Remaining TIF Levy Years		8		2031

		Projected TIF Equity		87,621

		TIF Factor		90%

		Net TIF Proceeds		78,859

		Each model is an opinion of probable cost. Many decisions regarding material selection, system development,and project parameters have yet to be defined. Market conditions, as always, are beyond the control of the architect and will vary over time. No guarantee is given or implied that costs will not vary from these models. It is imperative that additional estimates are prepared as the project is developed. 

















&G




Development Costs

		Trek Building - 134 N Main

		Mixed-Use Renovation

		Development Costs





						Total

		Land Costs				Costs

		Acquisition Costs				1

		Closing Costs				2,000

		Appraisal				1,200

		Holding Costs

		Total Land Costs				3,201



		Fees/Permits/Studies

		Building Fees and Permits		2.00%		35,494

		Environmental (Phase I)				2,500

		Arch/Eng. Design		5.00%		88,735		Arch, MEPS

		HTC Consult.		0.00%		- 0

		Arch & Eng. Reimb.		0.05%		887

		Total F/P/S Costs				127,617



		Direct Construction Costs

		Building Construction				1,502,468

		Contractor's Overhead/Profit				120,996

		Construction Contingency				151,245

		Total Direct Constr. Costs				1,774,709



		Indirect Construction Costs

		Project/Construction Manager		0.50%		8,874

		Builder's Risk/Liability Insurance		1.00%		17,747

		Real Estate Taxes				2,219

		Legal		0.50%		8,874

		Relocation Costs		0.00%		- 0

		Total Indirect Const. Costs				37,713



		Financing Costs

		HTC Bridge Loan		4.00%		31,817				795434.7480696

		Construction Loan Interest		5.00%		66,552		assume 9-month construction

		Construction Loan Fees		1.20%		21,297

		Construction Lender Legal		0.00%		- 0

		Permanent Loan Fees/Closing Costs		0.50%		8,874

		Title & Recording Costs		0.50%		8,874

		Total Financing Costs				137,413



		Development Costs Subtotal				2,077,452

		Site Costs Subtotal				3,201

		Total Development Costs (Pre Dev. Fee)				2,080,653



		Deferred Developer Fee		8.00%		166,452		Cost/SF

		Total Development Costs				2,247,105		$72

















Construction Costs

		Trek Building - 134 N Main

		Construction & Fees



								Constr. Cost /		Cost

		General Construction Costs				SF		Unit or SF		Estimate

		Demolition 

		LL				10,440		2		20,880

		1st Floor				10,440		2		20,880

		2nd Floor				10,440		1		10,440

		Roof				10,440		15		- 0		City to do

		Total General Construction Costs								52,200

		Building Construction

		Façade repair								200,000

		Storefront								120,000

		Elevator								- 0		repair?

		Window replacement				35		2,750		96,250

		LL				10,440		30		313,200

		Retail (1st Floor) - RAD				10,440		70		730,800

		Residential (2nd Floor) 				10,440		- 0		- 0

		Total Building Construction								1,512,450

		 Less savings for Sales Tax Waiver on Bldg Materials (8.25%)								(9,982)		120,996

										1,502,468



		Contractor's Overhead/Profit		8.00%						120,996

		Construction Contingency		10.00%						151,245		Cost/SF

		Direct Construction Costs Total								1,774,709		$85

		*Est. 20% of bldg materials as qualified (assume 60% labor and 40% materials)









Operating Expenses

		Trek Building - 134 N Main



		Operating Expenses



										% of

				Monthly		Annual		% Total		Annual G.O.I

		Management

		Property Management Fee		- 0		- 0				5.00%

		Security		- 0		- 0				1.50%

		Total Management		- 0		- 0



		Administration

		Marketing		- 0		- 0				0.43%

		Accounting		97		1,160				1.03%

		Legal		- 0		- 0				1.03%

		Total Administration		97		1,160				2.49%



		Maintenance

		Supplies		48		580				0.51%

		Repairs Contract		282		3,383				3.00%

		Pest Control		36		435				0.39%

		Grounds Contract (i.e., snow removal)		94		1,128				1.00%

		Interior Painting		47		564				0.50%

		Total Maintenance		507		6,089				5.40%



		Utilities (gas & electric paid by tenants)

		Common Area Electric		117		1,409				1.25%

		Trash Removal		101		1,208				1.07%

		Water/Sewer		201		2,417				2.14%

		Total Utilities		420		5,034



		Insurance

		Property & Liability Insurance		58		700				.15-.2% of FMV

		Total Insurance		58		700



		Taxes

		Real Estate Taxes		1,098		13,172				11.68%

		Business Tax and License		167		2,000

		Total Taxes		1,264		15,172



		Contingency		94		1,128				1.00%

		Total Operating Expenses		2,440		29,282

		Total Gross Operating Income		9,396		112,752





Income Sched

		Trek Building - 134 N Main

		Mixed-Use Renovation

		Income Schedule

				Gross 		Net		Monthly		Monthly		Annual		Annual 

				SF		SF		 Rate		Income		Rate		Income

		Retail				90%

		1st Floor		10,440		9,396		1.00		9,396		12.00		112,752

		LL storage		10,440

				Gross 		Net		Monthly		Monthly		Annual		Annual 

				SF		SF		 Rate		Income		Rate		Income				Unit estimate

		Residential				90%		efficiency

		2nd Floor		10,440		9,396		0.00		- 0		0.00		- 0						11.05		0

				TOTAL INCOME										112,752				- 0

										2700





Sources & Uses

		Trek Building - 134 N Main

		Mixed Use Renovation

		Sources/Uses



		Uses		Total Costs		Federal HTC Eligible		State HTC Eligible

		Land/Acqusition Costs		175,000		-

		Fees/Permits/Studies		125,000		125,000		125,000

		Direct Construction Costs		1,500,000		1,500,000		1,500,000

		Indirect Construction Costs		40,000		40,000		40,000

		Financing Costs		135,000		135,000		135,000

		Developer Fee		175,000		175,000		175,000

		Total Uses		2,150,000		1,975,000		1,975,000



		Historic Tax Credits				Federal HTCs		State HTCs

		Tax Credit Allowable				1,975,000		1,975,000

		Tax Credit %				0%		0%

		x tax credit factor				$   0.80		$   0.80

		net proceeds raised				- 0		- 0



				Total 

		Sources		Estimate

		Private Equity		430,000		20%

		Loan		1,720,000		80%

		Federal HTCs		- 0		0%

		State HTCs		- 0		0%

		Total Sources		2,150,000		100%







Cash Flow Analysis

		Trek Building - 134 N Main

		Mixed-Use Renovation

		Cash Flow Analysis



		Assumptions





		Income Inflation 		2.00%

		Vacancy Rate - Residential		7%

		Vacancy Rate - Retail/Commercial		5%



		Operation Expense Inflation Factor		3.00%

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

		Income Phase 				2023		2024		2025		2026		2027		2028		2029		2030		2031		2032		2033		2034		2035		2036		2037		2038		2039		2040		2041		2042

		Residential Section				- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0

		Retail/Commercial Section				112,752		115,007		117,307		119,653		122,046		124,487		126,977		129,517		132,107		134,749		137,444		140,193		142,997		145,857		148,774		151,749		154,784		157,880		161,038		164,258

		Gross Income				112,752		115,007		117,307		119,653		122,046		124,487		126,977		129,517		132,107		134,749		137,444		140,193		142,997		145,857		148,774		151,749		154,784		157,880		161,038		164,258

		Vacancy - Residential				- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0

		Vacancy - Retail/Commercial				(5,638)		(5,750)		(5,865)		(5,983)		(6,102)		(6,224)		(6,349)		(6,476)		(6,605)		(6,737)		(6,872)		(7,010)		(7,150)		(7,293)		(7,439)		(7,587)		(7,739)		(7,894)		(8,052)		(8,213)

		Total Gross Income				107,114		109,257		111,442		113,671		115,944		118,263		120,628		123,041		125,502		128,012		130,572		133,183		135,847		138,564		141,335		144,162		147,045		149,986		152,986		156,045



		Operating Expenses

		Pay as you go TIF 				5,633		5,633		5,633		5,633		5,633		5,633		5,633		5,633		5,633				- 0

		Operating Expenses - Commercial				(29,282)		(30,161)		(31,065)		(31,997)		(32,957)		(33,946)		(34,964)		(36,013)		(37,094)		(38,207)		(39,353)		(40,533)		(41,749)		(43,002)		(44,292)		(45,621)		(46,989)		(48,399)		(49,851)		(51,346)

		NOI Before Debt Service				83,465		84,729		86,009		87,306		88,620		89,950		91,297		92,660		94,041		89,805		91,219		92,650		94,098		95,562		97,043		98,541		100,056		101,587		103,135		104,699



		Cash Available for Debt Service 				83,465		84,729		86,009		87,306		88,620		89,950		91,297		92,660		94,041		89,805		91,219		92,650		94,098		95,562		97,043		98,541		100,056		101,587		103,135		104,699

		Permanent Loan Debt Service 				(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)		(115,611)



		Cash Flow After Debt Service				(32,146)		(30,882)		(29,602)		(28,305)		(26,991)		(25,661)		(24,314)		(22,951)		(21,570)		(25,806)		(24,392)		(22,961)		(21,513)		(20,049)		(18,568)		(17,070)		(15,555)		(14,024)		(12,476)		(10,912)

		Deferred Developer Fee - 8% over 12 yrs				0		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		(13,871)		- 0		- 0		- 0		- 0		- 0		- 0		- 0

		Cash Available for Distribution				(32,146)		(44,753)		(43,473)		(42,176)		(40,863)		(39,532)		(38,185)		(36,822)		(35,441)		(39,677)		(38,263)		(36,832)		(35,384)		(20,049)		(18,568)		(17,070)		(15,555)		(14,024)		(12,476)		(10,912)

																																.

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

		Loan Amortization Schedule				2023		2024		2025		2026		2027		2028		2029		2030		2031		2032		2033		2034		2035		2036		2037		2038		2039		2040		2041		2042

		Balance Owed, beginning of year				1,720,000		1,655,989		1,590,058		1,522,148		1,452,202		1,380,157		1,305,951		1,229,518		1,150,793		1,069,705		986,185		900,160		811,554		720,289		626,287		529,465		429,738		327,019		221,218		112,244

		Annual Mortgage Payment				115,611		115,611		115,611		115,611		115,611		115,611		115,611		115,611		115,611		115,611		115,611		115,611		115,611		115,611		115,611		115,611		115,611		115,611		115,611		115,611		2,312,220

		Interest Portion of Payment				(51,600)		(49,680)		(47,702)		(45,664)		(43,566)		(41,405)		(39,179)		(36,886)		(34,524)		(32,091)		(29,586)		(27,005)		(24,347)		(21,609)		(18,789)		(15,884)		(12,892)		(9,811)		(6,637)		(3,367)

		Amortization of principal				64,011		65,931		67,909		69,947		72,045		74,206		76,433		78,725		81,087		83,520		86,025		88,606		91,264		94,002		96,822		99,727		102,719		105,800		108,974		112,244

		Balance Owed, end of year				1,655,989		1,590,058		1,522,148		1,452,202		1,380,157		1,305,951		1,229,518		1,150,793		1,069,705		986,185		900,160		811,554		720,289		626,287		529,465		429,738		327,019		221,218		112,244		(0)





		Equity - Year 1		430,000

		ROI (Cash Avail. For Distribution Yr 1/Initial Equity Investment)		-7.5%		-10.4%



		Debt-Service Coverage Ratio Yr 1				0.72		0.73		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0		- 0
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Northwest Illinois Workforce Housing Study ‹#›CRUNCHIN’ THE NUM’S

Part 1: Evaluation of 
Significance 
The National Park Service (NPS) determines 
whether the building contributes to the historic 
district. Buildings individually listed on the 
National Register of Historic Places are already 
certified historic structures and are not subject to 
the Part 1 application.  

The State Historic Preservation Office (SHPO) 
reviews the project to ensure compliance with 
the Standards for Rehabilitation.  Owners are 
encouraged to work with a Historic Tax Credit 
Consultant to complete this application.

The NPS evaluates the project against the work 
proposed in the Part 2.  Buildings that meet the 
Standards are considered “certified 
rehabilitations” and can therefore receive HTCs.

The Application Process

Part 2: Description of 
Rehabilitation

Part 3: Historic 
Preservation Certification
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Challenges

The Standards for Rehabilitation may not align with 
your project needs.  An addition, for example, or the 
modification of a corridor may not meet the 
Standards.

Standards may restrict 
project elements.

The HTCs may not be relevant to your tax situation.  
If so, you may be able to partner with someone with 
an eligible tax liability.

Adequate tax liability.

The IRS can recapture the credits if the property is 
sold and/or is no longer used for an income-
producing purpose during this timeframe.

Partnership for five years.

HTC investors are typically individuals who have a 
high tax liability and look for large projects, as they 
can purchase a large amount of credits.

Small projects limit potential 
investors.

While HTCs pair well with TIF, LIHTC, and other 
incentives, they do not pair with the SBA 504 Loan 
Program.

Pairing with SBA 504 loan
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The Value of Historic Tax Credits

When the budget is tight, HTCs can make the project 
financially feasible.

They close the gap.

Adding HTCs to the capital stack lessens the need for 
personal equity, city incentives, and the overall loan 
amount.

They reduce the risk.

HTCs are compatible with most other incentives (e.g. 
TIF, façade improvement programs).

They pair well.

You can claim the credit for yourself to reduce tax 
liability, or bring on a partner who can use them 
instead.

They are versatile.



100% OF 
TOTAL PROJECT

COST
 

TOTAL FUNDING

$3,225,600
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PRIVATE EQUITY
$645,120

HTC Investor

HTC Investor

HTC Investor

HTC Investor

Private 
Investor

City Gov.
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BANK LOAN
$928,960

HTC Investor

HTC Investor

HTC Investor

HTC Investor

Private 
Investor

City Gov.
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FEDERAL HTCS $645,120
HTC Investor

HTC Investor

HTC Investor

HTC Investor

Private 
Investor

City Gov.
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STATE HTCS $806,400

HTC Investor

HTC Investor

HTC Investor

HTC Investor

Private 
Investor

City Gov.
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RESIDENTIAL PROGRAM $200,000

HTC Investor

HTC Investor

HTC Investor

HTC Investor

Private 
Investor

City Gov.



100% OF 
TOTAL PROJECT

COST
 

TOTAL FUNDING

$3,225,600



Before Midtown Faust
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After 
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After
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Interior Before
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Interior Before
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After
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Unique Considerations 

Innovative HTC Structure

    

Sustainability

    

Neighborhood Impact

    



Exterior Eugene Hotel
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Exterior Rendering
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Before—lobby 
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Interior Rendering - Lobby
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Interior Rendering – Room 
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Unique Considerations 

Project History

    

Declared Need 

    

Financial Exploration 

    



200 Prairie Street, Suite 201
Rockford, IL 61107 
Phone: 815-963-1900 

asarver@studiogwa.com
www.studiogwa.com

Rockford

1107 16th Avenue
Monroe, WI 53566

Monroe

Check out our HTC 
Calculator!

    

mailto:asarver@studiogwa.com
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