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MOUNT LAUREL PROJECT

-PLAINSBORO TOWNSHIP

The following proformas evaluate the financial impact of

providing:

(a) 125 units of low income senior citizen rental housing;

and

(b) 288 units of moderate income rental housing.

The basic assumptions made,
proformas, were:

other than those noted on the

(1) The regional median income figures utilized were:

HOUSEHOLD

1 person

2 persons
3 persons
4 persons

INCOME

$22,184
25,380
28,576
31,772

The yearly housing allocation was computed per Section 2.3e
of the "Ordinance Establishing Affordable Housing Require-
ments, Standards and Monitoring of Same". The projected
utility costs were $600 for a one bedroom and $840 for a
two bedroom.

(2) The yearly operating expenses at todays cost would be:

Salaries $118,000
Advertising - Promotion 12,000
Maintenance 200,000
Replacement Reserve 50,000
Project Administration 130,000
Utilities 105,000
Real Estate Taxes none
Insurance 15,000
All Other 40,000

$670,000

(3) Projected sizes for the different type of units would be:

650 square feet
820 sqgquare feet

1 bedroom
2 bedroom
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(4) The timetable for the completion of construction would be
two years. The first units would be brought to market in
the 12th month. The absorption of units brought to market would
be on a pro-rata basis over a three month period.

(5) A summary of the construction costs, excluding the const-
ruction loan interest expense and preleasing income, is
summarized below:

Total
(1) Land $1,033,000
General Overhead
Architectural $ 60,000
(2) Financing Fees 390,000
> Legal & Loan Closing Amount 80,000
Inspection Fees-Bank Only 16,000
(3) Corporate General &
Administrative Expense 561,000
Title Insurance 25,000
Computer Services Fee 15,000
Site Planning 25,000
All Other - Reproduction, MAI
Fee, Bond Premiums, Audit Cost,
Promotional Fees 25,000
(4) Contingency 290,000 1,487,000
(5) Job Overhead 970,000
(6) Site Work 1,156,000
(7) Hard Costs 7,927,000
(8) Recreational Facility . 250,000
$12,823,000

Notes to the above:
(1) Land is projected at $2,500 per unit.

(2) Financing fees are projected based on an amount furnished
by Township office.

(3) Corporate General and Administrative Expense represents
a recovery of corporate overhead expenses not charged
as a construction cost.



(4)

(5)

(6)

(7)

(8)

Conclusion

Attached

2/25/85

The contingency amount covers both the hard and soft
cost of construction and is projected at 2%: of the
total construction cost.

Job overhead includes construction superintendent andg
clerk salaries, construction project office expense,
engineering, other job salaries, permits, winter cost,
utility expense during construction, and various other.

Site work mainly includes clearing, grading, landscaping,
storm system, sanitary system, water system, under-
ground telephone, curbs, asphalt paving, street signs,
and walks.

Hard costs of construction mainly include concrete,
carpentry, masonry, metal work, roofing, windows and
doors, building specialties, insulation, finishes,
appliances, plumbing, electrical, heating - air cond-
itioning, clean-up and drapes. The hard cost is
projected at $27.54 per rentable square foot.

The recreational facility represents a 2,000 square
foot clubhouse, a pool and two tennis courts.

are three proformas that deal with the above. 1In all cases,

the one bedroom - two bedroom mix of the low income units was 80/20 and
of the moderate units 70/30. The major difference in each proforma was
the projected number of people per household utilized in the rentlng of
the jone and two bedroom type units, as noted below:

Proforma

Proforma

Proforma

The most
cash position
is below:

Proforma

Proforma

Proforma

TYPE OF BEDROOM HOUSEHOLD SIZE
#1 1 bedroom 1
2 bedroom 3
$2 1 bedroom 1%
2 bedroom 3%
#3 1 bedroom } 2
2 bedroom 4

significant item to note from these proformas is the cumulativ
as of the end of the 11lth year of operation. A summary

#1 ($1,154,007)
#2 714,031

#3 2,582,069
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What one must realize is that this difference is totally due to the
household size utilized in the renting of the units. The yearly debt
service amount does not vary by more than $9,000 among these proformas.
The conclusion drawn from the above is that any rental project to be
developed for low and moderate income type units must be done utilizing
the maximum household size for the units being offered. Without such
a guideline, the development of any such project would be based on a
worst case scenario (e.g. 1 person household for a 1 bedroom unit and a
3 person household for a 2 bedroom unit), which would make the project
financially unfeasible.



CEILING INCGNE
90T OF CEILING
HOUSING ALLOCATION

LESS: UTILITIES

YEARLY HOUSING RENTAL AMOUNT

TOTAL ANNUAL RENTAL FOR EACK UNIT TYPE

SQUARE FOOTABE FOR EACH LNIT TYPE

NOUNT LAUREL PROJECT
PLAINSBORD, NEW JERSEY

YEARLY RENTAL AT CURRENT INCOME LEVEL

(NE BEDROOM UNITS

11092

983

2993

17747

15972

4792

600

4192

TOTAL ANN

(ONE BEDROOM UNITS

044732

UAL REVENLE

ONE BEDROOM LWITS

196300

TOTAL SGUARE FORTAGE

160 BEDROOR LNILTS

Low NOGDERATE
14288 22861
12839 20375
3g59 s1n

B840 840
3018 §332

TNO BECRODM UNITS

LOW NODERATE
75444 438588
1620248

Proforma #1
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HOUNT LAUREL PROJECT Proforma

PLAINSBDRO, NEW JERSEY

PRE-LEASING INCOME

WONTH  NONTH  MONTH  SONTH  MONTH  MONTH  MONTH  MONTH  HONTH  MONTH  MONTH  NONTH  RORTH
i2 13 14 15 16 {7 18 i? 20 A 22 23 24

1421 4264 8528 12797 (7086 21320 25384 2946 BNl BTG 42639 4e903 1167

COMPUTATION OF CONSTRUCTION

LOAN AMDUNT

PRE-LEABING INTEREST ENDING
HONTH DRAWS INCOME EIPENSE 1) BALANCE
i 211674 15874 2132621
% 192434 171438 214U
3 192431 19012 2053934
4 192431 20598 2766943
H 295061 22963 3084990
[ Jg4ged 26024 3493876
7 384643 29106 3909845
8 487493 32980 30318
9 487493 30884 4954654
i0 5901233 41386 5586403
i 590123 46324 6222850
12 390123 1424 51087 5862639
13 679924 4264 36537 7594836
14 679924 8528 81997 8328229
t§ 679924 12192 67445 5062827
16 679924 17056 72943 9798638
17 §90123 2320 77756 10443198
18 487493 25584 61803 10988910
19 487493 29848 B5849 11532405
20 487493 RLINYS 89093 12075680
2 487493 38373 93936 12618733
22 384863 42639 97207 130581464
23 364863 46903 100471 13495394
u 293081 i 103094 13843542
12828761 334008 1348789 13843542

i INTEREST RATE PROJECTED AT LR



RENTAL INCOME (1)

OTHER INCOME  {2)

6R055 POTENTIAL

LESS: VACANCY (3)

6ROSS EFFECTIVE INCOME

LESS: DPERATING EXPENSES (1)

FREE AND CLEAR RETURN

LESS: DEBT SERVICE (&)

CASH FLOW

CUMILATIVE CASH FLOW

1987

1588

1989

199¢

MOUNT LAUREL PROJECT
PLAINSBORD, NEW JERSEY

ELEVEN YEAR PROFORMA

1994

1992

1993

1994

1993

1996

1997

1752460

17325

1622559

18226

1895461

18955

1971280

19713

2050434

20301

2132136

2132t

2217421

2174

2306118

23061

2398363

23984

Pyl

24943

2594067

25941

1769985

106159

1840764

leble

1914416

38268

1990992

39820

2070632

41413

2153457

43069

22395%¢

44792

23271

46584

U1

48447

2519240

50385

2620040

2400

1663706

124672

1803969

753659

1gr6ie7

783805

1951172

B13157

2029219

847764

2110388

861674

2134804

916941

2282596

953619

2373900

901764

2468856

1031434

2567610

1072692

FIR1L4

1336659

1658340

1336659

1092322

1336659

1136015

1336659

1101456

1336659

1220714

1336659

1277862

1336659

1328977

1336659

1382138

1336657

1437421

1336659

1494918

13536659

-397543

~206350

-2144337

-200644

~135204

-107945

-38797

-7682

45477

100742

1582%¢

~397545

-483895

-928232 -112887¢

~1784060 -1392025 - 1450822 -1458505 ~1413028 ~1312286 -1154007

mn
(v{]
(3
L]

ANNUAL INCREASE PROJECTED AT
PROJECTED AT 1% OF RENTAL [NCOME
VACANCY AT 61 OF GROSS POTENTIAL IN 1987 AND 2 X THEREAFTER
BASED ON A PERMANENT LOAN ANDUNT EQUAL T THE ENDING BALANCE PER THE
“COMPUTATION OF COMSTRUCTION LOAN ANGUNT®
TERNS OF THE LOAN ARE &
WITH & 9.b6 CONSTANT.

41

9 1 INTEREST RATE, 30 YEAR F1ED,

2/25/85
Proforma {
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HOUNT LAUREL PROJECT : Proforma §2
PLAINSBORD, NEW JERSEY

YEARLY RENTAL AT CURRENT INCOME LEVEL

ONE GEDROON UN1TS THO BEDROON UNITS
Lo - MODERATE LOw "--“"“""--“HBDERAIE
CEILING INCOME 116891 19026 15087 2413,
*1X OF CEILING 10702 17123 13578 24725
HOUSING ALLOCATION 21 5137 4073 6518
LF3S: UTILITIES 500 500 840 B0

YEARLY HOUSING RENTAL AMOUNT

TRTAL ANNUAL RENTAL FOR EACK UNIT TYPE

SQGUARE FOOTAGE FOR EACH LNIT TYPE

LW NODERATE

261057 9146436

TOTAL ANNUAL REVENUGE

ONE BEOROON UNITS

196300

TOTAL SUUARE FOOTAGE

Tw0 BEDROOM UNITS

L0 MODERATE
80837 488272
1746623



Proforma $2

NOUNT LAUREL PROJECT
PLAINSBORD, NEW JERSEY

PRE-LERSING INCONME

CINTH MONTH MONTH  NONTH  MONTH  MONTH  MONTH  WHONTH  NONTH  MONTH  MONTH  MONTH  MONTH
12 13 1 13 18 17 18 19 20 2 2 23 4

1610 4831 9662 IMS3 19324 20135 20980 33617 3Beds 43479 48300 SMM §I9N

COMPUTATION OF CONSTRUCTION

LOAN AMDUMT
PRE-LERSING INTEREST ENDING
NONTH DRANS INCOAE EXPENSE (1) BALANCE
l 2116734 1587 2132610
2 192430 17438 230478
3 192430 19042 7553920
4 192430 20598 2766948
5 295060 22765 3084973
6 304861 26024 1495038
7 Joagel 29108 3909824
B 487499 32980 430294
9 487450 36883 1954668
10 590120 41386 5586374
i1 590120 46324 6222818
i2 590120 1610 1085 6862412
13 679921 4831 36531 1394033
14 &79921 7662 81982 B326274
i3 679921 14493 67438 9059140
b 679921 19324 728%8 9792633
17 590420 T 24155 17689 10436289
18 487430 26986 Bi711 10976504
19 487450 33817 85726 11315904
2 487490 38648 89738 12054482
2 487430 43479 93739 12592232
1 384851 48310 96955 13020142
7% Jg4get §3141 100181 13437650
1] 295060 Snn 102714 137 M8
12628694 316428 1347183 13797448

1] INTEREST RATE PROJECTED AT 91



KENTAL INCOME (1}

OTHER INCOWE (2}

BROSS POTENTIAL

LESS: VACANCY (3}

B6ROSS EFFECTIVE INCOME

LESS: OPERATING EXPENSES (1)

FREE AND CLEAR RETUAN

LESS: DEBT SERVICE (4}

CASH FLOM

CUNULATIVE CASH FLON

1987

1948 1989

1930

HOUNT LAUREL PROJECT
PLAINGBORD, NEW JERSEY

ELEVEN YEAR PROFORMA

1991

1992

1993

1994

199

199

1997

1089147

18871

1964713 2043302

19547 20433

2125034

24250

2240035

2100

2298436

22984

2390374

23904

2485989

20860

2595428

25834

268B843

26888

2190399

27964

1908039

114482

1984360 2063733

3987 412715

2146284

4292

232135

44043

2321421

46428

2414278

46288

2510849

so217

2611283

52226

5134

54315

20824363

36467

1793556

T24672

1544673 2022460

753639 783805

2103338

815187

2187493

847764

22714992

881674

2365992

916941

2460632

933619

2559057

991764

2661419

1031434

2767876

1072692

1058884

1332209

1191014 1238655

1332209 1332209

1288204

1332209

133972%

1332209

1393318

1332209

1449051

1332209

1507013

1332200

1367293

1332209

1629985

1332209

1695164

1332209

~263324

~141195  -93504

-44008

7320

61109

116842

174804

235085

29771

362976

263324

~40431% -498073

542081

-334561

-473451

-336607

-181805

LA

331036

114031

(1)
2
)
4

ANNUAL INCRERSE PROJECTER AT
PROJECTED AT IX OF RENTAL INCOME
VACANCY AT &1 OF GROSS PCTENTIAL IN 1987 AND 2 % TREREAFTER
BASED ON A PERMANENT LDAN AMOUNT EQUAL YO THE ENDING BALANLE PER THE
*CONPUTATION OF CONSTRUCTION LOAM AMOUNT®
TERNS OF THE LOAN ARE A
WITH A 9.0 CONSTANT,

L

9 1 INTEREST RATE, 30 YEAR FLIED,

Zf LD/ BD
Proforma #2
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Proforma #3

MOUNT LAUREL PROJECT
PLAINSBORD, NEW JERBEY

YEARLY RENTAL AT CURRENT INCOME LEVEL

ONE BEDROOM UNITS Tal BEDROOM UNITS
w o HOBERATE LOW “-‘"““"“"“HODERME
CEILING INCOME 12690 20304 13886 25418
902 OF CEILING 11421 18274 14297 22676
HOUSING ALLOCATION : M2 3482 4289 60843
LESS: UTILITIES , 800 500 840 B840

YEARLY HOUSING RENTAL AMODUNT 2826 4682 449 8023

——————— . ———————

[ONE BEDROOM UNITS TW0 BEDROOM UNITS
LON RODERATE LON NODERATE
TOTAL ANNUAL RENTAL FOR EACH UNIT TYPE 282630 984180 86231 317957
TOTAL ANNUAL REVENLE . 1872997
ONE BEDRODM UNITS TWO BEDRODM UNITS
SQUARE FODTAGE FOR EACH UNIT TYPE 196300 91020

TOTAL SQUARE FOOTAGE
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Proforma #

HOUNT LAUREL PROJECT
PLAINSBORD, NEN JERSEY

PRE-LEAGING INCOME

HONTH  MONTH  MONTH  MOKTH  MONTH  MONTH  MONTH  MONTH  MONTH  MONTH  NONTH  NONTH  MONTH
12 13 |4 13 16 17 18 19 2 2 2 23 )

179 3398 10796 6194 21392 20990 32388 37Ba 43185 48383 53981 §931Y  &IT7

COMPUTATION OF CONSTRUCTION

LOAN AROUNT

PRE-LEASING INTEREST ENDING
MONTH DRAWS INCONE EXPENSE (1) BALANCE
1 2116723 15873 2132599
2 192429 17438 2342456
3 192429 19012 2353907
] 192429 20398 2764934
3 293058 22565 3084957
b IB48sY 26024 3495800
7 p:LIN 29105 3909804
8 487488 32980 4430271
9 487488 36883 4954642
10 590817 415686 5386345
il 90117 46323 6222785
12 S90117 1799 iogd 6862180
13 679917 5398 36328 7393230
14 479917 10756 51948 8324019
1S 679917 16194 87410 9033433
1) 679917 21392 72853 9786631
17 590117 269%0 mn 10427380
18 487488 32388 81619 10964099
19 487488 37786 85603 11499403
20 487488 41185 89376 12033204
2 487488 46583 §3541 12365731
2 184859 53961 w725 12993334
I 384859 anne 99891 13418705
24 2930358 64777 102387 13751354
11828427 422848 1345574 13751354

i INTEREST RATE PROJECTED AT 91



RENTAL INCOWE (1)

OTHER INCOME (2

GROSS POTENTIAL

LESS: VACANCY (3}

6ROSS EFFECTIVE INCORE

LESS: OPERATING EIPENSES (1)

FREE AND CLEAR RETURN

LESS: DEBT SERVICE (4}

CAGH FLOW

CUMILATIVE CASH FLON

1987

MOUNT LAUKEL PROJECT
PLRINSBORD, NEW JERSEY

ELEVEN YEAR PROFURMA

1988 1989 1990 1991

1992

1993

1994

1995

1996

1397

2025834

20258

2106867 2191142 2278788 2349939

21069 21911 22788 23699

464737

24647

2363326

25633

2665859

26459

2172494

27725

2683393

28834

2998729

29987

2046092

12276

2127936 2213053 2301576 2393639

42557 261 46032 47873

24893604

49786

2308959

anm

2692518

33830

2800219

56004

912227

58245

3028714

50074

1923327

124672

2083377 2168792 2255544 245766

753639 783603  BISIST  BATTM

24395%

881674

2937180

916941

2638667

933619

2744214

991764

2853983

1031434

29468142

1072692

1198635

1327758

1331718 1364967 1440387 1498002

1327758 1327736 1327738 1327758

1557922

1321758

1620239

1321758

1685049

1327758

1752450

1327758

1822349

1327758

1895430

1327738

-129103

3960 57229 112628 170244

230164

292481

357290

424692

454730

347692

-129103

-125143 67914 W71 214958

445122

137603

1094094

1519584

2014377

2582069

1Y
{2
3
(4}

ANKUAL INCREASE PROJECTED AT
PROJECTED AT 1% OF RENTAL INCOME

41

VACANCY AT 6% OF GROSS POTENTIAL IN (987 AND 2 ¥ THEREAFTER
OASED ON A PERNANENT LOAN AMOUNT EQUAL YO THE ENDING BALANCE PER THE
*CGNPUTATION OF CONSTRUCTION LOAN AMOUNT®

TERMS OF THE LOAN ARE A
MITH A 9.6 CONSTANT.

9 % INTEREST RATE, 30 YEAR FIIED,

2/25/85%
Proforma #3



NOUNT LAUREL PROJECT Proforma #4
PLAINSBORD, NEW JERSEY 2/27/85

YEARLY RENTAL AT CURRENT INCOME LEVEL

ONE BEDROOM UNITS THD BECRODX UNITS
w o NODERATE wo NDDERATE
CEILING INCOME 12690 20304 15087 PN}
901 OF CEILING 11421 e ‘ 13578 21725
HOUSING ALLOCATION 3425 5482 1073 8518
LESS: VTILITIES 500 600 840 11

YEARLY HOUSING RENTAL ANOUNT

ONE BEDRDON UKITS T BEDROOM UNITS
LO¥ RODERATE LON HODERATE
TOTAL ANNUAL RENTAL FOR EACH UNIT TYPE 282630 785180 B0B37 8am
TOTAL ANNUAL REVENUE 1837920 -

ONE BEDRDOX UNSTS

BOUARE FOOTABE FOR EACH UNIT TYPE . 18300

TOTAL SOUARE FOOTABE 2087320




KOURT LAUREL PROJECT
PLAINSBORD, NEW JERSEY

PRE-LERSING INCORE

BONTH  MONTH  MONTH  XONTH  MONTH  HONTH  MONTH  MONTH  MONTH  MOWTR  NONYH  MONTH  MONTH
12 13 14 13 14 17 18 19 2 2 2 3 24
1747 M1 10481 15772 20963 26203 31444 364BS 41925 4Vibh 52407 STO07 42688

COMPUTATION OF CONSTRUETION
LOAN AMOUNT

PRE-LEASING INTEREST ENDING

HONTH DRANS INCOME EXPENSE (1) BALANCE
1 men 15875 2132002
2 192430 1743 2342469
3 192430 19012 255391
L] 192430 059 2065938
3 295059 22965 3084942
b 384859 26024 1495845
7 184859 23105 3509810
8 487489 32980 LN
) 487489 36083 4954650
10 590118 81586 5584353
1 990118 LIAK £223794
12 490118 1 Sl084 6042249
13 679918 9241 36527 7593433
14 675918 10484 &1 B324862
13 879918 15722 67118 7056476
16 679918 20963 72864 7780297
17 590118 26203 71042 10429853
18 487489 HELD a1644 10967542
it 487989 34405 25638 11303983
20 a7eE [3L 7] 89422 12039148
2 487489 7164 93598 12573087
2 394859 sa07 94792 13002331
23 Jg48s9 5147 9972 13429515
H 295099 62688 102853 13764148
12928645 410519 1346022 13764148

m TNTEREST RATE PROJECTED AT 2%

Proforma #4
2/27/85




WOUNT LAUREL PROJECT Proforma #4 »
PLAINSBORD, NEW JERSEY
' 2/27/85 .

ELEVEN YEAR PROFORMA a

1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

RENTAL INCOME (13 1387894 2067410 2150106 2234110 2325555 2418577 2515320 2615933 2720570 2029393 2942549
DTHER INCONE (D) 19879 20670 21501 22361 23256 241Bh  25ISY ISV 27206 20294 2942
GROSS POTENTIAL 2007773 2030084 2171807 7250471 2148A10 2642753 2540473 2542092 2747774 2857687 2971994
LESS: VACANCY (1) 120465 41762 43432 #5169 46574 4BBSS  SOBO  52BAZ  S4¥36 57154 59440
GROSS EFFECTIVE INCONE 1887304 2044322 2128175 2213302 2301834 7393707 24B6bd 2589250 2692820 2800533 2912554
LESS: OPERATING EXPENSES (1) JAET2  THMLTY 783808 BISISY  BATTER  BBIATE 914941 9SIGIT 991764 1OILASH  [D72492
FREE AND CLEAR RETURN 1152634 1292663 1344370 1396144 1454070 1512233 1572722 1635631 1701057 17469099 1839843
LESS: DEBT SERVICE (4} 1328993 1328993 132899 1328993 1328993 1328993 1328993 i328993 1328993 1328993 1326993
CASH FLOW -166359  -36330 15376 69151 125077 183240 243729 306438 372063 440105 510849
CUMULATIVE CASH FLO -166359 -202489 -1873(3 -119182 4915 190155 433884 740522 1112583 1532690 2063559
h ANMUAL INCREASE PROJECTED AT i1

2 PROJECTED AT IX OF RENTAL [NCOME

3 VACANCY AT bY DF GROSS POTENTIAL IN 1987 AND 2 % THEREAFTER

) BASED ON A PERNANENT LOAN AMDUNT EQUAL TO THE ENDING BALANCE PER THE
COMPUTATION OF CONSTRUCTION LDAN AMOUNT®
TERMS OF THE LOAM ARE A 9 % INTEREST RATE, 30 YEAR FIXED,
NITH & 9,66 CONSTANT.
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