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Construction Contract and Budget

The general contractor will be an  Company,  Development, a fully integrated real estate development firm.
Work will proceed under an arm's length contract with the general contractor.
Receipt and satisfactory review of an executed AIA contract between the Borrower and the contractor will be required as a 
condition of closing. Note: A maximum guaranteed price contract is expected. 

Construction Schedule

Construction is projected to commence in Q4 2024. A 22-month construction period is projected. Project completion is
expected in Q4 2026 and projected lease-up/stabilization is expected by Q1/Q2 2027 (4-6 Months to stabilize).

Real Estate Taxes/Pilot Program

The subject property will be re-assessed and taxed upon completion of the proposed construction. The Town of 
 has estimated full taxes upon completion to be $908,971 annually or $7,769/unit. 

The subject has been approved for a 20-year PILOT Program (Payment in Lieu of Taxes) from the IDA. The annual tax 
savings have been discounted at 6.0%. The present value of the tax savings for the PILOT program is estimated at
$6,238M. The agreement will reduce the actual real estate taxes paid to $57,424 for years 1 through 3 (subject loan 
term). 

Collateral Summary

 B  LLC. - CML CONSTRUCTION - $38722600 Collateral Details

Address
Collateral Type Commercial Real Estate-5+ Family Res-CE Value
Amount Pledged 38,722,600.00 Advance Rate 75.00 Advance Rate Details
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Assessment Date NA Assessment Method NA Flood Zone

Yes, but it does
not require
Content
Insurance

Previous Site Visit 10/18/2023 Next Site Visit 10/18/2025 Primary

Relationship Relationship Type Primary Owner
B LLC Limited Liability Company

No liens applicable.

 B  LLC. - CML CONSTRUCTION - $2777400 Collateral Details

Address
Collateral Type Assignment-5+ Family Res-AS Value
Amount Pledged 0.00 Advance Rate 0.00 Advance Rate Details
Assessment Date NA Assessment Method NA Flood Zone
Previous Site Visit NA Next Site Visit Primary

Relationship Relationship Type Primary Owner
B LLC Limited Liability Company

No liens applicable.

 B  LLC. - CML CONSTRUCTION - $2777400 Collateral Details

Address
Collateral Type Assignment-Other-AS Value
Amount Pledged 0.00 Advance Rate 0.00 Advance Rate Details
Assessment Date NA Assessment Method NA Flood Zone
Previous Site Visit NA Next Site Visit Primary

Relationship Relationship Type Primary Owner
B LLC Limited Liability Company

No liens applicable.

 B  LLC. - CML CONSTRUCTION - $2777400 Collateral Details

Address
Collateral Type UCC-All Business Assets (Blanket Lien)-UC Value
Amount Pledged 0.00 Advance Rate 75.00 Advance Rate Details
Assessment Date NA Assessment Method NA Flood Zone
Previous Site Visit NA Next Site Visit Primary

Relationship Relationship Type Primary Owner
B LLC Limited Liability Company
JOHN 2020 TRUST Trust

No liens applicable.

B  LLC. - CML CONSTRUCTION - $38722600
Fees

Fee Type Amount Amount Collected Date Collected Amount Remaining
Application Fee $2,500.00 $2,500.00 5/24/2024 $0.00
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expenses, plus a $5M miscellaneous expense, and include year 4 of the approved abated taxes ($125M). The projected
NOI of $4,367M yields a DSCR of 1.44x on the permanent loan.
Column 3 represents  underwriting of takeout financing by a third-party lender. To remain conservative, in column 3
The Bank underwriting utilized taxes of $650M representing year 13 of the tax abatement. NOI is projected of $3,842M 
yielding a 1.27x DSCR on the permanent loan.
As previously mentioned, the appraiser projected a stabilized NOI of $3,667,195 (column 1). A cap rate of 5.50% was 
utilized with an added tax savings of $6,237,964 to arrive at an "as stabilized" value of $72,300M (rounded). LTV 57%. 
The aforementioned will provide a breakeven cap rate of 8.84%.

Stress Testing

Columns 1 through 5 as presented above represent stress testing of  underwriting including year 13 of the approved
abated taxes ($650M).
Stress testing indicates the loan can handle a rate increase of up to 8.52%, and the property can handle a vacancy
increase of up to 22.9%.
The subject property's breakeven monthly rent/unit is $3,175. The average projected monthly rent/unit is $3,962.
Columns 6 and 7 represent rate resets in year 6 and year 11 of a permanent mortgage. Note: This represents year 9 and
year 14 of the approved abated taxes, respectively. The columns include annual rent increases of 2% and expense
escalations of 3%.
Column 6 presented above represents year 6 of the permanent mortgage projection. Total income of $6,034M is projected.
Expenses of $2,200M include year 9 of the tax abatement at full taxes. The projected NOI of $3,835M yields a 1.26x DSCR
based on an amortized loan balance of $38,584M, a 6.25% interest rate amortized over the remaining term of 25 years.
Utilizing actual year 9 abated taxes of $400M the projected DSCR is 1.48x.
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Column 7 presented above represents year 11 of the permanent mortgage projection. Total income of $6,642M is
projected. Expenses of $2,585M include year 14 of the tax abatement at full taxes. The projected NOI of $4,057M yields a
1.30x DSCR based on an amortized loan balance of $34,942M, a 6.50% interest rate amortized over the remaining term of
20 years. Utilizing actual year 14 abated taxes of $760M the projected DSCR is 1.46x.

Right Sizing Analysis

The above chart reflects the maximum loan amount at various interest rate levels that yield a DSCR of 1.20x. Note: This is
a typical market DSCR for other lenders.
The required rightsizing up to a 7.75% interest rate increase is covered by the sponsor's minimum liquidity covenant of
$5MM.

Guarantor Background & Financial Analysis Narrative
A full principal, performance, repayment, and completion and carry guarantee for the life of the loan will be provided by John 

.  

is in receipt of 2021 and 2022 federal tax returns for John . The accountant is , &  LLP. The 
2023 federal tax return extension is on file. Note: John  files as a single individual. The bank is also in receipt of a 
personal financial statement, dated 06/15/24. 

Personal Financial Statement
JOHN  - Individual
Dollars displayed are actual

12 onths
PFS

Cash - checking accounts 555,000
Securities - publicly traded 6,874,000
Liquid Assets $7,429,000

Notes & Contracts receivable 1,100,000
Retirement Funds (eg. IRAs, 401k) 1,101,000
* Real Estate 2,200,000
Investments in Non-Real Estate Entities 155,000
Investment Real Estate 22,541,000
Value Closely Held Business Entity 1,500,000
Other Assets 335,000
Total Other Assets $28,932,000

$36,361,000

540,000
950,000

Total Assets

Notes Payable
Line of Credit Payable 

axes Payable 10,181,000
Total Liabilities $11,671,000

Total Stated Net Worth (subT) $24,690,000
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