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Section 1 
Executive Summary 



Executive Summary 
 
Allegheny Apartments is a proposed income and age restricted 43-unit apartment 

complex located in downtown Towson, Maryland.  The apartment complex will be a 

four-story, stick built building with on-site parking. The apartments will be rented to 

seniors, 62 years and older with incomes at or below 60 percent of Area Median Income 

(AMI).  The project will be primarily funded with Low-Income Housing Tax Credits 

(LIHTC), an affordable housing financing mechanism established by the 1986 Tax 

Reform Act. 

 
The project site is located in the west end of the Towson Towncenter District, .3 miles 

from the Towson Circle, and is currently comprised of three separate parcels. Allegheny 

Avenue, Baltimore Avenue and Joppa Road border the site.  Trinity Episcopal Church, 

located immediately east of the site, owns all of the properties except one, which is 

privately owned.  Trinity Church, who will form an LLC and act as the developer, will 

purchase the privately owned parcel and build the apartment building on the consolidated 

lots. The surrounding uses are predominately Baltimore County offices and private 

commercial and office space.  Immaculate Conception Church and school is located 

directly north of the site; office buildings are located to the west; a single family home, 

now used as private offices is located to the south; and Trinity Church and parish hall are 

located east of the site.   

 
The zoning designation is Business Major, with a Town Center overlay.  According to the 

Baltimore County Zoning Regulations (General Code, 2008), typical permitted uses 

include all uses in the Business Local Zone (which includes retail sales, personal 

services, restaurant, bank, office, tavern, food store, and medical clinic), plus service 

garage, hotel/motel, theater, warehouse, automobile sales, and night club.  The addition 

of the Town Center overlay further expands the permitted uses to include apartments, but 

only above the first story of the building or elderly housing, which is allowed on any 

story of a building (General Code 2008).   
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The building is designed as a four-story, stick built structure with 43 units and two 

elevators.  The exterior of the building will be a combination of masonry and siding with 

a covered front porch running the length of the south side of the building. There will be 

35 one-bedroom, 600 square feet units, with one bedroom, full kitchen, bathroom and 

living room, and eight two-bedroom units, which will be 900 square feet with two 

bedrooms, full kitchen, bathroom, and living space. The building is sited at the corner of 

Baltimore Avenue and Joppa Road, with the entrance on the south side, facing the 

parking lot.  The entrance to the parking lot is off Baltimore Avenue.  The orientation of 

the site is designed this way for several reasons.  First, Baltimore Avenue is less traveled 

than Joppa Road, making for a more attractive entrance to the parking lot in an effort to 

reduce traffic congestion. Second, the location of the parking lot is designed to minimize 

its prominence on the site by being sandwiched between two buildings.  

 

A market study was conducted and reached the following conclusions. (1) The proposed 

site offers a location suitable for new affordable senior housing. The site offers easy 

access to four bus routes, retail, medical, and senior services, making it an ideal location 

for senior housing.  (2) The comparable properties are successful and have demonstrated 

the demand for senior housing. There are five comparable income and age restricted 

apartment complexes in the primary market area.  Four of the five complexes are 

reporting a zero percent vacancy rate with one reporting a two percent vacancy rate.  The 

low vacancy rates of these complexes indicate there is unmet demand for affordable 

senior housing in the primary market area.  (3) The primary market area has a 

concentration of elderly, low-income households. The target market for the subject is an 

elderly, low-income household.  Elderly households represent 21 percent of the 

households in the market area.  Of those elderly households, 48 percent have annual 

incomes below $35,000, suggesting that there is a potential for significant demand in the 

market area. (4) There is residual demand for the apartments. A demand analysis was 

conducted based on Census demographic data and competitive supply.  It was determined 

that there is residual demand of 156 households, demonstrating that there is adequate 

demand in the market area for the proposed 43 units.  
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The project will be owned by an LLC with the developer and the equity investors as the 

members.  The investor member will own 99.99 percent and the developer, who will be 

the managing member, will own .01%. The ownership is structured in this way so the 

investor will receive the benefits of the tax credits and the passive losses (depreciation 

and interest expense) in exchange for providing the equity from the sale of the tax credits. 

This ownership structure will remain in place for 15 years.  At that time the compliance 

period for the tax credits will end and the investor partner will leave the partnership, as 

they will have received the full benefits of the tax credits and passive losses.   

 

The total development budget for the project is $7.6 million. The funding for the project 

comes from four sources.  The majority of the financing is equity from the sale of the 

LIHTCs in the amount of $4,955,483.  The remainder of the funding is obtained through 

a permanent loan from a bank in the amount of $1,000,000; a cash flow loan from the 

State’s Rental Housing Program in the amount of $1,000,000; and a cash flow loan from 

Baltimore County in the amount of $665,581. 

 

Income will be generated through rents received for the one and two-bedroom units.  The 

rents charged will be below market rate and will be affordable for households earning 50 

and 60 percent of AMI. Rents cannot exceed 30 percent of the household’s gross monthly 

income and cannot exceed the Fair Market Rents as determined by HUD.  Income is 

estimated at $405,779 in year one, escalating at two percent.  Expenses are estimated at 

$224,031 in year one, with escalation rates varying for each of the expenses.  A 20-year 

Pro Forma projects the income, expenses and debt re-payment for the project, with both 

hard debt (must-pay debt) and soft debt (cash flow debt) being repaid through year 13.  

At year 13, the cash flow debt coverage ratio goes negative, however this is acceptable to 

the cash flow loan lenders, as the structure of these loans require re-payment only if 

adequate cash flow exists.  

 

This proposal will demonstrate the viability of developing the Allegheny Apartments.  

The proposal begins with an analysis of the current conditions, zoning and entitlement 

process.  The proposed site and building design, as dictated by Baltimore County 
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regulations, is then reviewed.  The results of a market study, which demonstrates demand 

for the project, are presented and followed by a discussion of the property management, 

marketing and tenant services.  The ownership structure is then presented, along with the 

exit strategy of the investor partner.  The impacts of the recession on the project and the 

government legislation in response to the recession will be discussed.  Finally, the project 

development budget, and operating income and expenses are reviewed.  
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Section 2 
Site, Zoning & Entitlement 



Site 
 

Allegheny Apartments is a proposed income and age restricted 43-unit apartment complex 

located in downtown Towson, Maryland.  The apartment complex will be a four-story, stick built 

building with on-site parking. The apartments will be rented to seniors, 62 years and older with 

incomes at or below 60 percent of Area Median Income (AMI).  The project will be primarily 

funded with Low Income Housing Tax Credits (LIHTC), an affordable housing financing 

mechanism established by the 1986 Tax Reform Act.   

 

The project site is located in the west end of the Towson Towncenter District, .3 miles from the 

Towson Circle and is currently comprised of three separate parcels. Trinity Episcopal Church, 

located immediately east of the site owns all of the properties except one, which is privately 

owned.  Trinity Church, who will form an LLC and act as the developer, will purchase the 

privately owned parcel and build the apartment building on the consolidated lots. The 

consolidated site is 31,200 sf and is located on a block bounded by Joppa Road to the north, 

Washington Avenue to the east, Allegheny Avenue to the south, and Baltimore Avenue to the 

west.  The block is divided into four separate properties.  An office complex is located on the 

east side (#1); Trinity Church and its ancillary buildings, parking lots, and playground, is in the 

center and southwest corner of the block (#2); a single family home, now used for commercial 

purposes, is located along Baltimore Avenue (#3); and a single family home, now used as a drug 

treatment program, and owned by Trinity Church, is located at the northwest corner (#4). 

 

 

     Parcel #1 

   Parcel #4 

    Parcel #3 

 
Parcel #2
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The project will require that parcel 2, the Trinity Church property, be subdivided to separate the 

rectory, parking lot, and playground from the rest of the church property.  The apartments will be 

built on parcels 3 and 4 and a portion of the subdivided lot from parcel 2, with the rectory 

remaining.   

 

 

Site 

Rectory 

 

The surrounding uses are predominately Baltimore County government, private commercial and 

office space.  Immaculate Conception Church and school is located directly north of the site; 

office buildings are located to the west; a single family home, now used as private offices is 

located to the south; and Trinity Church and parish hall are located to the east .   

 

Photos of existing buildings on the site 

122 Allegheny Avenue (Rectory) 
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605/607 Baltimore Avenue 
 

609 Baltimore Avenue 
 
 
Zoning  
 

The zoning for the site is Business Major, with a Town Center overlay.  According to the 

Baltimore County Zoning Regulations (General Code, 2008), typical permitted uses include all 

uses in the Business Local Zone (which includes retail sales, personal services, restaurant, bank, 

office, tavern, food store, and medical clinic), plus service garage, hotel/motel, theater, 

warehouse, automobile sales, and night club.  The addition of the Town Center overlay expands 

the permitted uses to include apartments, but only above the first story of the building or elderly 

housing, which is allowed on any story of a building (General Code 2008).   

 

The minimum setbacks are 15 feet from the front property line, 10 feet from a side street, and no 

rear setback, except when the property abuts a residential zone and there must be a rear yard not 

less than 20 feet deep.  The maximum height of the building is 100 feet, although there are 

possible exceptions to this based on surrounding building heights.  The floor area ratio is 5.5, 
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which suggests a maximum building of approximately 171,600 sf before parking requirements 

and setbacks are considered.   

 
Entitlement Process 
 

The nature and location of the project will require engagement and support from Baltimore 

County well before beginning the entitlement process.  The properties on the proposed site are all 

designated as historic properties by Baltimore County.  The development will require the 

demolition of two of the three properties.  Because of the historic designation, any change to the 

properties will require a review by the County Historic Landmarks Preservation Commission.  

The Commission may choose to temporarily place the properties on the Landmarks List, which 

would prohibit the demolition of the properties.  The local County Councilman will make the 

decision whether or not to permanently place the properties on the list.  Therefore, the 

Councilman will have to be engaged early in the pre-development process and his support for the 

project secured so the demolition of the properties will be allowed.  It will also be important to 

engage the local historic preservation group, Historic Towson.  To garner the support of the 

historic community, the preservation of the historic rectory will need to be highlighted and seen 

as fair compensation for the demolition of the two less historically significant properties.  

 

The nature of the project will also require early engagement with the County’s Office of 

Community Conservation (OCC), which oversees and funds the development of affordable 

housing in the County.   Building affordable housing can be controversial with the surrounding 

community; therefore the OCC’s political support will be essential if the project is to become a 

reality.  In addition, the project will require financial support from the OCC.  To receive an 

allocation of LIHTCs from the state, the local jurisdiction, Baltimore County, will have to 

express their support for the project.  Furthermore, if the equity raised by the tax credits is not 

enough to cover the cost of the project, as is projected in the development budget, the developer 

will request a loan from the County to fill the funding gap.  

 

The County’s support for affordable housing is evidenced in the Baltimore County Five Year 

Consolidated Plan FY 2007-2011.  The Consolidated Plan outlines the housing and community 

development goals of the County.  The plan states “increasing availability and access to 

permanent and affordable housing will be a major priority for the County during the next five 
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years.  Through the Office of Community Conservation, the County will use local, state, and 

federal resources to assist in the creation and preservation of affordable housing.  The County 

will utilize its resources to create and preserve rental housing that is affordable to households 

earning less than 60 percent of the area household median income.” (Baltimore County, 

Maryland, Office of Community Conservation 2008) 

 

Once the support of the County and historic community has been secured, the project will be 

ready to move into the entitlement process. (Baltimore County, Maryland, Permits, 

Development, and Management 2009) According to a phone conversation with Colleen Kelly, 

Project Manager in the Office of Permits and Development Management, phase one of the 

process will be an application to the County’s Development Review Committee (DRC) for a 

waiver of Development Plan Requirements and Hearing Officer’s Hearing.  The project is 

eligible to apply for the waiver because the current zoning permits the proposed use and the 

project involves the subdivision of less than three lots, which is known as a “minor 

development”.   

 

Upon receipt of the waiver, a Development Plan will be submitted to the DRC.  The 

Development Plan is reviewed by all relevant county agencies, who provide comments on the 

plan.  The development team will respond to the comments and once all issues have been 

satisfied, a plat map will be recorded.  Phase two involves negotiating any legal contracts with 

the County, such as public work agreements, and the submission of construction drawings for 

review for permits.  Because the site is located in downtown Towson with existing infrastructure, 

it is not anticipated that any legal contracts with the County will be necessary.  Upon completion 

of the building plans review, permits will be issued for the project. See Exhibit A for a chart 

outlining the steps of the entitlement process.  
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Engage Office of Community Conservation, Historic Towson, County Councilman

Exhibit A - Entitlement Process

Secure Support for Project

Submit request for waiver of Development Plan Requirements and
Hearing Officer’s Hearing

Waiver granted, submit Development Plan

County Agencies review Plan, provide comments

Developer addresses comments, Plan approved

Plat Map recorded, building plans submitted

Plans reviewed, permits issued



Section 3 
Site Plan & Building Design 



Site Plan  
 
The site design is influenced by parking, setback, and landscape requirements.   The 

parking has a significant impact on the site layout due to the small site size. The parking 

lot is designed to accommodate 22 cars, with two of the spaces designed for persons in 

wheelchairs.  The 22 spaces meet the zoning requirement for .5 spaces for every unit of 

elderly rental housing. (General Code, 2008) The parking lot design is based on an 

assumption of 20-foot wide parking spaces and 15-foot wide driveways. The required 

setbacks of 15 feet along Baltimore Avenue and Joppa Road are also accommodated. 

(General Code, 2008)  

 

The Baltimore County Landscape Manual outlines additional site requirements.  A screen 

must be provided between the adjacent uses.  The “screen is required to diminish the 

impact of undesirable views and mitigate the visual conflict and other effects of adjacent 

dissimilar land uses.  Screening will consist of: trees and shrubs; fences; berms in 

conjunction with planting materials; or solid brick or split-faced block walls.” (Baltimore 

County Office of Planning, 2000, p. 6) A screen is provided through the use of trees 

planted between the project site and Trinity Church and Rectory.  The planting 

requirements for the screen are one planting unit every 15 feet. (Baltimore County Office 

of Planning, 2000, p. 7) For the street frontage, along Joppa and Baltimore, the 

requirement is one planting unit for every 40 feet. (Baltimore County Office of Planning, 

2000, p. 16) Also required is a planting unit for every 12 parking spaces, this tree is 

located in the open space between the building and Joppa Road.  Finally, a parking island 

for every 12 spaces is required. (Baltimore County Office of Planning, 2000, pp. 19-20) 

Because the parking lot is too small to accommodate a parking island, a waiver of the 

requirement will be requested. It is anticipated that this waiver will be granted due to the 

buffers provided between properties and the increase in planting units located on the site 

because of the new development.  

 

The building is sited at the corner of Baltimore Avenue and Joppa Road, with the 

building entrance located to the south, facing the parking lot.  The entrance to the parking 

lot is off Baltimore Avenue.  The orientation of the site is designed this way for several 
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reasons.  First, Baltimore Avenue is less traveled than Joppa Road, making it a more 

desirable entrance to the parking lot in an effort to reduce traffic congestion.  

Furthermore, there is a presumption that seniors tend to drive slower than the average 

driver; therefore locating the entrance to the parking lot off the less traveled road may 

help reduce potential traffic accidents. Second, the location of the parking lot is designed 

to minimize its prominence on the site.  The parking will be sandwiched between the new 

building and the existing rectory, therefore it will only be seen from Baltimore Avenue, 

and not the more heavily traveled Joppa Road and Allegheny Avenue.  See the attached 

Site Plan, Exhibit A.  

 
Building Design 
 
The building is a four-story, stick built structure with 43 units and two elevators.  The 

exterior of the building will be a combination of masonry and siding and is designed with 

a covered front porch running the length of the south side of the building.  This porch will 

provide a protected outdoor area for the residents to gather and socialize during warmer 

months.  The first floor of the building will include office space for the property manager 

and community meeting space.  Several units will be on the first floor, with the majority 

of the units on the second through fourth floors. There will be 35 one-bedroom units, 

which will be 600 square feet with one bedroom, full kitchen, bathroom and living room. 

And there will be eight two-bedroom units, which will be 900 square feet with two 

bedrooms, full kitchen, bathroom, and living space.  

 

A floor plan and elevation for a similar senior housing project follows as Exhibit B and 

C. The elevation reflects the type of style and design of the proposed project. The floor 

plan provides a good representation of the combination of community space and units 

typically seen in a senior housing project. 
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Trinity ChurchSite

Rectory

43-unit building

22-space
parking lot

Setback

Buffer

Planting Units

Exhibit A - Site Plan

Front Porch



Stadium Place, developed by GEDCO and 
Enterprise HOMES, Marks-Thomas 
Architects

Exhibit B - Elevation



Stadium Place, developed by GEDCO and 
Enterprise Homes, Marks-Thomas Architects

Exhibit C - Floor Plan



Section 4 
Market Study 



Project Description 
 
The Allegheny Apartments is a proposed 43-unit housing apartment complex for seniors 62 

years and older, earning at or less than 60 percent of the area median income (AMI), or $39,420 

(HUD Multifamily Tax Subsidy Project Income Limits, 2009) for a household of two.  The 

subject is located in downtown Towson, on a parcel of land bounded by Allegheny Avenue, 

Baltimore Street, and Joppa Road.  Thirty-five one-bedroom and eight two-bedroom units will be 

offered.  One-bedrooms are proposed at 600 square feet; two-bedrooms at 900 square feet.  The 

units will be targeted to households earning between 50 and 60 percent of AMI.  Rents cannot 

exceed 30 percent of the household’s gross monthly income and cannot exceed the Fair Market 

Rents as determined by HUD.  Rents for one-bedroom units will range from $718 to $862 and 

rents for two-bedrooms will range from $821-$985.  

Table 1: Subject Unit Mix, Rents, and Target Income 
 

# of 
Units 

Unit Size Square 
Footage 

Targeted 
Income 

Maximum 
Income 

Proposed 
Rent 

14 1-bedroom 600 sf 50% AMI $28,750 $718 

21 1-bedroom 600 sf 60% AMI $34,500 $862 

3 2-bedroom 900 sf 50% AMI $32,850 $821 

5 2-bedroom 900 sf 60% AMI $39,420 $985 

 
The subject will be a four story, elevator building.  The new building will be designed for seniors 

and each unit will include an emergency intercom system, grab bars, range, refrigerator, 

dishwasher, microwave, and washer and dryer.  The site will include landscaped grounds and 

parking for the residents and visitors.   

 
Location and Market Area Definition 
 
Location 
The proposed subjected is located in Towson, Maryland, a suburb north of Baltimore City and 

south of the I-695 Baltimore beltway.  Towson is located in Baltimore County and is the County 

Seat.  According to the 2000 Census, Towson has a population of 51,000 and is 14 square miles. 

As with many suburban towns, Towson does not have a traditional central business district, 
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however the Towson Circle, which is a convergence major roads, represents the heart of the 

business and entertainment district.  The roads radiating off the circle offer restaurant and retail 

opportunities.  One of the major shopping malls in the Baltimore metro area, Towson Town 

Mall, is located just off the circle along with several other strip malls.  Residential areas are 

traditionally located beyond the retail and include both multi-family and single family 

communities.  Towson University, a State school, and Goucher College, a private institution, are 

both located in Towson.   Towson is also home to several major employers including Greater 

Baltimore Medical Center, St. Joseph Hospital, and The Black and Decker Corporation.  

 

Area Amenities 

The site is located in the heart of downtown Towson and is easily accessed by Joppa Road and 

Allegheny Avenue, both of which connect to the Towson circle .3 miles to the east. The Towson 

circle is the heart of the Towson business district with many shops and restaurants lining the 

streets that radiate out from the circle, including the Towson Town Mall.  A large-scale grocery 

store is located at Dulaney Valley Shopping Center, across the street from the Towson Town 

Mall.  There are four public bus routes within a few blocks of the site including the #3, which 

serves Shepard Pratt Hospital and downtown Baltimore; the #8 providing service to the Light 

Rail and downtown Baltimore; the #11, which serves the Greater Baltimore Medical Center, and 

#55 which runs from Towson to eastern Baltimore County. The Bykota Senior Center, the largest 

senior center in Baltimore County is located .2 miles to the west of the site and the YMCA is .6 

miles to the west.   Towson University and Goucher College offer cultural events and are located 

.9 miles to the south and north of the site respectively.  The Towson branch of the Baltimore 

County Library is located .6 miles to the east.  Additionally, two major hospitals, St. Joseph’s 

and Greater Baltimore Medical Center, are located just over two miles to the south. The site is an 

ideal location for seniors given the easily accessible retail, senior activities and medical 

institutions. See Exhibit 3 for a map listing area amenities.  

 

Primary Market Area 
The primary market area (PMA) for this analysis are the communities of Lutherville and 

Towson/Loch Raven, as defined by the Baltimore Metropolitan Council Community Profiles. 

The PMA boundaries are defined by W. Padonia Road and E. Timonium Road to the north, Pot 
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Springs Road and Perring Parkway to the east, Gittings Avenue to the south, and N. Charles 

Street, Falls Road, and Mays Chapel Road to the west. The census tracts in the PMA include: 

408601, 408602, 408702, 408703, 408704, 408800, 490601, 490602, 490603, 490605, 490701, 

490703, 490800, 490900, 491000, 491100, 491201, 491202, 491300, 491401, 491402, 491500, 

and 491600. 

 

Through conversations with property managers at income-restricted, senior housing apartments 

in Towson (five apartment complexes), it was revealed that the majority of residents come from 

the immediate surrounding areas of Towson and Lutherville.  Based on this information, the 

primary market area was defined as the communities surrounding the proposed senior housing, 

which are Towson and Lutherville.  For the purposes of this analysis, the PMA will be compared 

to Baltimore County, which is the larger geographic region in which the PMA is located. See 

Exhibit 1 and 2 for maps of the PMA.  
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Exhibit 1 
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Exhibit 2 
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Exhibit 3 – Area Amenities Map 
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Employment and Economy 
 
Employment by Industry and Major Employers 
Baltimore County has a high percentage of employment in the Services (45.3 percent), Retail 

(22.82 percent), and Government (13 percent) industries, but Manufacturing (7.86 percent) and 

Infrastructure (10.99 percent) are also well represented.  The distribution of employment across 

many industries is a strength of the County as the area is better able to weather economic 

downturns because employees are not concentrated in one industry.   

 

Table 2: Baltimore County Employment by Industry 
Industry Total % of Total 

Manufacturing 35,100 7.86% 
Infrastructure 49,100 10.99% 
Wholesale/Retail Trade 101,900 22.82% 
Finance/Insurance/Real Estate 0 0% 
Services 202,300 45.30% 
Government 58,100 13.01% 
Other 0 0% 
Total 446,500 100% 
Source: Baltimore Metropolitan Council, Baltimore County 
 
The major employers in Baltimore County are concentrated in Government and Health Services 

industry.  The federal government agencies of Social Security and Medicare/Medicaid are 

headquartered in Baltimore County and four of the top ten employers are in the health services.  

 

Table 3: Baltimore County Major Employers 
Employer Name Business Employees 
Social Security 
Administration 

Government 9,800 

GBMC Health Services 3,331 
Medicare & Medicaid Government 2,968 
Erickson Retirement 
Communities 

HQ/Retirement 
Communities 

2,809 

Franklin Square Hospital Health Services 2,800 
T. Rowe Price Associates Financial Services 2,600 
Severstal North America Steel Mill 2,530 
CareFirst Inc. Healthcare 2,498 
UMBC Education Services 2,490 
St. Joseph Medical Center Health Services 2,300 
Source: Baltimore County Department of Economic Development and Baltimore Metropolitan Council 
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Unemployment and Employment Growth 

Baltimore County has historically experienced relatively low unemployment rates and has been 

insulated from significant swings in the national economy.  The most recent unemployment data 

from the Bureau of Labor Statistics reflects that the county is in the 4-4.9 percent unemployment 

range.  

 

Table 4: Baltimore County Historical Unemployment Rates 
1997 4-4.9% 
1998 4-4.9% 
1999 3-3.9% 
2000 3-3.9% 
2001 – 2007 4-4.9% 
September 2007 – August 2008 4-4.9% 
Source: Bureau of Labor Statistics, Local Area Unemployment Statistics 
 
Employment growth in Baltimore County was strong from 2000 to 2005 at 8.29 percent; 

however employment growth is projected to slow significantly from 2010 through 2035.  With 

the current economic downturn, the actual employment growth will likely slow more 

dramatically than projected and in fact may be negative. However, as previously indicated, the 

major industries in the County are in government and health services, which are often insulated 

from economic downturns.  Therefore, while employment growth will decline, it is not 

anticipated to have a dramatic impact.  

 

Table 5: Baltimore County Historical and Projected Employment Growth 

Year 

Baltimore 
County 

Employment % Growth 
% of 

Region 

Baltimore 
Region 

Employment % Growth 
2000 452,500   29.49%      1,534,400    
2005 490,000 8.29% 30.34%      1,615,000  5.25% 
2010 509,700 4.02% 29.76%      1,712,800  6.06% 
2015 520,600 2.14% 28.98%      1,796,300  4.88% 
2020 523,900 0.63% 28.16%      1,860,700  3.59% 
2025 525,900 0.38% 27.36%      1,922,100  3.30% 
2030 527,700 0.34% 26.89%      1,962,300  2.09% 
2035 528,400 0.13% 26.61%      1,986,000  1.21% 

Source: Baltimore Metropolitan Council of Government’s Cooperative Forecasting Committee, Round 7 
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In summary, six of the ten major employers in the County are in government and health services, 

therefore the County is better able to weather swings in the economy.  Unemployment, while 

expected to increase due to the current economic downturn, will likely not be as significant in the 

County, again due to the types of industries in the area.  Finally, employment growth is forecast 

to drop by over two percent from 2010 to 2015, but most likely the drop in growth will be greater 

than anticipated due to the current economic climate.  

 
Demographic Characteristics 
 
Population and Households – Baltimore County 
The current population of Baltimore County is 788,994 and the current number of households is 

309,948, according to the 2007 American Community Survey. Population and households are 

projected to experience a slow rate of growth through 2035.  Population initially grows at a rate 

of 1.77 percent from 2010 to 2015, but by 2035 the growth rate is forecast to decline to .20 

percent with a population of 850,700.  The growth in households follows a similar pattern, with 

growth initially occurring at a rate of 1.73 percent from 2010 to 2015 and then decreasing to .20 

percent by year 2035 with the total households at 343,800.   

 

Baltimore County’s population and households as a percentage of the Baltimore Region (the 

counties of Anne Arundel, Carroll, Harford, Howard, and Baltimore City) is forecasted to peak 

in 2010 when the County will have 30 percent of the region’s population and 30.90 percent of 

the region’s households.  This percentage is forecast to decrease slightly by 2035 to 28.87 

percent for population and 28.80 percent for households.  Despite the decrease in population and 

household growth, Baltimore County is projected to continue to have the largest share of the 

region’s population and households.  

Table 6: Population and Household Forecast 

Year 
Baltimore County  
Population 

%  
Increase % of Region 

Baltimore Region  
Population 

%  
Increase 

2010 821,200   30.00%  2,737,000    
2015 835,700 1.77% 29.67%  2,816,400  2.90% 
2020 842,600 0.83% 29.44%  2,862,300  1.63% 
2025 846,200 0.43% 29.23%  2,895,200  1.15% 
2030 849,000 0.33% 29.01%  2,926,100  1.07% 
2035 850,700 0.20% 28.87%  2,946,800  0.71% 
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Year 
Baltimore County  
Households 

%  
Increase % of Region 

Baltimore Region  
Households 

% 
Increase 

2010 330,400   30.90%  1,069,200    
2015 336,100 1.73% 30.20%  1,113,000  4.10% 
2020 339,600 1.04% 29.75%  1,141,500  2.56% 
2025 341,600 0.59% 29.35%  1,163,800  1.95% 
2030 343,100 0.44% 29.05%  1,180,900  1.47% 
2035 343,800 0.20% 28.80%  1,193,800  1.09% 

Source: Baltimore Metropolitan Council of Government’s Cooperative Forecasting Committee, Round 7 
 
The predominant household type in Baltimore County are family households, which represent 

63.4 percent of the households.  Nonfamily households represent 38.6 percent, which could be a 

reflection of the number of college students in the County. Thirty-one percent of households 

have one or more person less than 18 years of age while 25.9 percent of households have at least 

one person over the age of 65.   

 
Table 7: Households by Type  

Total households 309,948 100% 
Family households (families) 196,452 63.4%

With own children under 18 years 87,969 28.4%
Married-couple family 144,420 46.6%

With own children under 18 years 57,813 18.7%
Male householder, no wife present, 

family 14,914 4.8%
With own children under 18 years 8,213 2.6%

Female householder, no husband 
present, family 37,118 12.0%

With own children under 18 years 21,943 7.1%
Nonfamily households 113,496 36.6%

Householder living alone 92,673 29.9%
65 years and over 34,634 11.2%

   
Households with one or more people 
under 18 years 97,356 31.4%
Households with one or more people 65 
years and over 80,332 25.9%

   
Average household size 2.48 (X)
Average family size 3.11 (X)

Source: 2007 American Community Survey 
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Age and Income – Baltimore County 
The median age in Baltimore County is 38 years old, with persons between the ages of 25 to 54 

representing 42 percent of the population. According to the Baltimore County Five Year 

Consolidated Plan 2007- 2011, Baltimore County has the highest number of senior citizens (age 

65 or older) in the Baltimore Region.  The Consolidated Plan, which was completed in 2007, 

estimated that by 2010, the County’s senior citizen population would represent 14.8 percent of 

the County’s population. (Baltimore County, Maryland, Office of Community Conservation, 

2008) The 2007 American Community Survey reports that 13.5 percent of the County’s 

population is 65 years or older, supporting the Consolidated Plan’s estimate of this population 

reaching 14.8 percent by 2010.   

 

The median income in Baltimore County is $60,844, with households earning between $35,000 

to $99,000 representing 48.3 percent of the population.  Households earning less than $35,000 

represent 26.1 percent of the population. 

Table 8: Age 
Total population 788,994 100% 

      
Under 5 years 48,271 6.1%
5 to 9 years 47,095 6.0%
10 to 14 years 49,008 6.2%
15 to 19 years 57,314 7.3%
20 to 24 years 53,416 6.8%
25 to 34 years 96,662 12.3%
35 to 44 years 113,419 14.4%
45 to 54 years 121,224 15.4%
55 to 59 years 51,163 6.5%
60 to 64 years 37,841 4.8%
65 to 74 years 54,030 6.8%
75 to 84 years 43,475 5.5%
85 years and over 16,076 2.0%

      
Median age (years) 38.8 (X)

Source: 2007 American Community Survey 
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Table 9: Household Income 

Total households 309,948 100% 
Less than $10,000 15,361 5.0%
$10,000 to $14,999 13,235 4.3%
$15,000 to $24,999 26,974 8.7%
$25,000 to $34,999 25,020 8.1%
$35,000 to $49,999 42,182 13.6%
$50,000 to $74,999 63,840 20.6%
$75,000 to $99,999 43,714 14.1%
$100,000 to $149,999 47,238 15.2%
$150,000 to $199,999 15,962 5.1%
$200,000 or more 16,422 5.3%
Median household income 
(dollars) 60,844 (X)
Mean household income 
(dollars) 80,060 (X)

Source: 2007 American Community Survey 
 
Primary Market Area Demographic Characteristics 
The most recent data available for the PMA census tracts is from the 2000 Census.  Therefore, to 

accurately assess the demographics for the PMA, the data from the 2000 Census was analyzed 

for both Baltimore County and the PMA.  The results were then applied to 2007 data, providing 

the basis for a current analysis of PMA demographics. 

 

In 2000, there were 299,877 households in Baltimore County and 36,710 households in the 

PMA, which represented 12.24 percent of the households in Baltimore County.  For the purposes 

of this analysis, it will be assumed that the current percentage of households in the PMA is same 

as in 2000.  Therefore, in 2007 there were 37,937 households in the PMA, which is 12.24 percent 

of the total households in Baltimore County according to the 2007 American Community 

Survey.  
Table 10: Households in PMA 

 Baltimore County 
Households 

PMA Households % HH in PMA 

2000 299,877 36,710 12.24% 
2007 309,948 37,937 12.24% 
Source: 2000 Census and 2007 American Community Survey   
 
The subject property is a proposed apartment complex restricted for persons 62 years of age and 

older and earning less than $35,000 annually.  Based on Census data, there are 3,933 households 
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in the PMA who are 65 years or older and have annual income less than $35,000.  The data is 

further segmented to look at the number of renters in the PMA who are 65 years of age or older.  

 
Table 11: Households 65 years and older in PMA 

 PMA Households HH in PMA 65 
years or older 

% 65 years or older 

2000 36,710 7,844 21.36 % 
2007 37,937 8,103 21.36 % 
Source: 2000 Census and 2007 American Community Survey 
 
Table 12: Households 65 years and older who are renters and households earning less than 

$35,000 
 PMA HH 65 

years or older 
HH in PMA 65 
years +, 
earning less 
than $35k 

% 65 years +, 
earning less 
than $35k 

Renters 65 
years + in 
PMA 

% HH 65 
years +, 
who are 
renters 

2000 7,844 3,808 48.54% 1,959 24.97% 
2007 8,103 3,933 48.54% 2,023 24.97% 
Source:  2000 Census and 2007 American Community Survey 
 
Households age 65 years and older are projected to continue to grow in Baltimore County and it 

is assumed that with 21 percent of the elderly households living in the PMA, this segment of the 

population will continue to grow in the PMA as well. Countywide, households earning less than 

$35,000 annually represent 26 percent of the households, while 48 percent of the households age 

65 years or older in the PMA have annual incomes less than $35,000.  This concentration of 

elderly, low-income households appears to support the need for new elderly housing in the PMA.   

 

Competitive Environment 
 
According to the REIS Apartment Asset Advisor, compiled in the last quarter of 2008, the multi-

family market in the Baltimore Metropolitan Area has begun to slow, with 2008 reporting 

negative absorption.  The average vacancy rate for 2008 was 5.2 percent and is projected to 

increase to 6.11 percent by the end of 2011. By comparison, the Towson/Timonium submarket, 

of which the PMA is part, had a positive absorption rate in 2008 and an YTD average vacancy 

rate of 2.7 percent. Despite the slow down in the market, rent levels are continuing to increase; 

the second quarter of 2008 saw rent increases of 1.1 percent in the Metro area and 1.3 percent in 

the Towson/Timonium submarket.  Both markets are projected to continue to increase for the 

next five years at 3.7 percent and 3.6 percent respectively. 

Allegheny Apartments Development Proposal    Market Study – Page 13 



 
Income and age restricted comparables 
There are five income and age restricted (62 years +) apartment complexes in the PMA with a 

total of 614 units.  All of the comparables are located within 1.5 miles of the subject property.  

Table 13: Comparable senior affordable apartment complexes 
 Aigburth Vale Tabco 

Tower 
Timothy 
House 

Trinity 
House 

Virginia 
Towers 

Income Limits 60% AMI 80% AMI 60% AMI 50% AMI 50% AMI 
      
# Units 70 200 112 82 150 
Efficiencies  120    
One-Bedroom 70 80 88 82 150 
Two-Bedroom   24   
      
Rents      
Efficiencies  $460-$700    

Size  345 sf    
One-Bedroom $673-$819 $492-$791 $815 30% of mo. 

income 
30% of mo. 
income 

Size  540 sf 675 sf 520 sf 540 sf 573 sf 
Two-Bedroom   $925   

Size   800 sf   
      
Utilities Tenant pays 

gas & electric 
Included Tenant pays 

all 
Included Tenant pays all 

      
Vacancy 0% 0% 2% 0% 0% 
      
Distance from 
Subject 

1.3 miles .6 mile .6 mile .7 mile .6 mile 

Source: Phone survey and Baltimore County Department of Aging 
 
The five comparables serve a range of income levels from 50 to 80 percent of AMI and all serve 

seniors 62 years and older.  The demand for this type of housing is evident when looking at the 

vacancy rates, which are zero to two percent.  The size of the units range from 345 square feet 

for an efficiency to 800 square feet for a two-bedroom unit. 

 

The proposed subject will offer 600 sf one-bedrooms and 900 sf two-bedrooms, larger than what 

is currently being offered in the market.  The targeted income range will be 50 to 60 percent of 

AMI with rents ranging from $718-$985, which is comparable to the comparable rents. 
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The area amenities for the proposed project include a concentration of retail at the Towson Town 

Center, located .4 miles to the east of the site; the Towson branch of the Baltimore County 

Library .5 miles away; a full scale grocery store .5 miles away; and the Bykota Senior Center .2 

miles to the west.  While the subject boasts a wealth of amenities, it does not have a competitive 

advantage over the comparables as they are all within 1.5 miles, and most are within .6 miles, of 

the subject, and therefore have access to all the same amenities.  

 

Four of the five comparables have a zero percent vacancy rate, with the fifth property having a 

two percent vacancy rate.  Three of the properties do not maintain waiting lists, the two 

properties that do, Trinity House and Virginia Towers, have waiting lists several years long.  

Those that do not maintain waiting lists said in their experience it is not necessary to keep 

waiting lists, as there is always a demand for the housing as soon as there is a vacancy. 

 

Based on conversations with Baltimore County planners, there are no age and income restricted 

apartment complexes in development or under construction in the PMA. 

 
Market rate comparables 
There are eight market rate apartment complexes in the PMA, all located less than 1.7 miles from 

the subject property. 
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Table 14: Market Rate Comparables 
 Hampton 

House 
Cardiff 
Hall East 

The Colony 
at Kenilworth 

Towson 
Woods 

Courthouse 
Square 

      
# Units 204 120 383 168 526 
      
Rents      
Efficiencies $895 NA NA NA NA 
One-Bedroom $1,045 $1,041 $801 $790 $925 
Two-Bedroom $1,211 $1,449 $984 $1,108 $1,087 
Three-
Bedroom 

$1,659 NA $1,566 $1,490 $1,250 

      
Vacancy 2.5% 2.5% 5% 7.1% 0% 
      
Distance from 
Subject 

.38 miles .62 mile .71 mile .96 mile 1.26 miles 

 
 Stevenson 

Lane 
Ruxton 
Tower 

Cardiff 
Charles 

    
# Units 117 144 152 
    
Rents    
Efficiencies NA NA NA 
One-Bedroom $861 $818 $919 
Two-Bedroom $1,034 $995 $1,016 
Three-
Bedroom 

NA $1,286 NA 

    
Vacancy 3.4% 4.9% .7% 
    
Distance from 
Subject 

1.3 miles 1.58 miles 1.7 miles 

Source: REIS  
 
Three of the eight properties have rents that are comparable to the asking rents of the subject, 

The Colony at Kenilworth, Towson Woods, and Ruxton Tower.  The remaining five properties 

have rents that are above the affordability (30 percent of monthly income) of the target market 

for the subject and therefore are not considered comparables for this analysis.  According to 

REIS, the average vacancy rate for the Towson/Timonium submarket is 2.7 percent; the three 

market rate comparable properties all have vacancy rates above the average – The Colony at 

Kenilworth is at 5 percent, Towson Woods at 7.1 percent, and Ruxton Tower at 4.9 percent.  

This high rate of vacancy as compared to the other apartments, which have higher rents, seems to 
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indicate that the apartments are in disrepair, suffering from poor maintenance and lacking 

amenities.  

 

The Colony at Kenilworth, Towson Woods, and Ruxton Tower are all located west of the subject 

property, outside of the downtown Towson retail core.  The Shops at Kenilworth are located 

across the street from the Colony at Kenilworth and Towson Woods, however there are no other 

retail or grocery opportunities within easy walking distance.  Ruxton Tower is located even 

further west and is completely removed from retail.  

 
Demand Analysis 
 
Income Limits and Proposed Rents 
The subject will be funded with Low-Income Housing Tax Credits (LIHTC), which requires that 

units be rented to households earning less than 60 percent of the area median income. (HUD 

Multifamily Tax Subsidy Projects Income Limits, 2009) The program also dictates the maximum 

rent that can be charged based on the size and income of the household and the fair market rents.  

The subject will offer 43 units; 35 one-bedroom and eight two-bedroom units are proposed.  

Fourteen of the one-bedroom and three of the two-bedroom will be targeted to households 

earning less than 50 percent of AMI; the remaining 21 one-bedroom and five two-bedroom units 

will be targeted to households earning 60 percent or less of AMI.  The proposed rents will meet 

or fall under the maximum rents allowed based on fair market rents. (HUD Final FY 2009 Fair 

Market Rent Documentation System, 2009) 

Table 15: Proposed targeted income and rents 
# of 
Units 

Unit Size Targeted 
Income 

Maximum Income Proposed 
Rent 

Maximum 
Rent 

14 1-bedroom 50% AMI $28,750 $718 $868 
21 1-bedroom 60% AMI $34,500 $862 $868 
3 2-bedroom 50% AMI $32,850 $821 $1037 
8 2-bedroom 60% AMI $39,420 $985 $1037 
Source: HUD, 2009 Income Limits and Fair Market Rents 
 
Demand Calculation 
As of 2007, there were 8,103 households 65 years or older in the PMA, of those 1,959 or 25 

percent are renters.  Further, 48 percent or 3,933 of the households have annual incomes below 

$35,000.  Applying these same percentages to growth projections, the number of households is 

expected to experience a slow rate of growth over the next several decades.  
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Table 16: Projected household growth in County and PMA 
 Baltimore Co. 

Households 
PMA 
Households 

PMA HH 65 
years + 

PMA Renters 
65 years + 

2010 330,400 40,440 8,638 2,156 
2015 336,100 41,138 8,787 2,194 
2020 339,600 41,567 8,878 2,217 
Source: Baltimore Metropolitan Council of Government’s Cooperative Forecasting Committee, Round 7 and  
2007 American Community Survey 
 
Senior demand for the proposed project is calculated in Table 18.  The demand was calculated 

based on the projected population in 2010, which is the earliest the proposed project could be 

leasing apartments.  The percentage of households 65 and older that rent is 25 percent, as seen in 

Table 12.  This percentage is applied to the number of households 65 and older who earn less 

than $35,000 per year.  The total number of age and income restricted comparable properties 

along with 30 percent of the market rate properties is calculated as current supply.  Of the three 

comparable market rate properties, it is assumed than 30 percent of the units have rents that are 

equal to the income restricted comparable units.  Based on this demand and supply, residual 

demand is calculated.  The residual demand is 156 households, which demonstrates sufficient 

demand to support the 43 proposed units.  

 
It should be noted that the residual demand calculation is based on a conservative analysis.  The 

analysis does not consider households between the ages of 62 and 64 (Census data is segmented 

in five year intervals).  The proposed and comparable projects are open to seniors 62 years and 

older, so there is a segment of the population 62 to 64 years old not captured in the demand 

analysis.  Further, the analysis does not consider households earning between $35,000 and 

$39,420, due to the segmentation of the Census data. The allowable income for the proposed 

project goes up to $39,420, so, as with age, there is a small segment of the potential demand that 

is not captured.  Finally, the analysis does not consider current owners who may choose to sell 

their property and become a renter.  As seniors age it is not uncommon for them to sell their 

home and downsize to a smaller residence, therefore it is possible that there are some current 

homeowners not captured by the analysis.    
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Table 17: Demand Calculation 
Senior Rental Demand   2010 
   
Households 65 and older  8,638 
Households 65 and older,  
with annual income less than $35,000  4,192 
% of households that rent   25% 
   
Potential Senior Renters   1,048  
   
Competitive Inventory     
   
Comparable Properties  614 
Market Rate Properties   278 
   
Total Inventory  892 
   
Potential Demand   1,048  
Total Supply   (892) 
   
Residual Demand    156  

 
 
Conclusion 
 
Based on a review and analysis of the proposed subject, primary market area, and Baltimore 

County, the following conclusions have been reached.  

 
The proposed site offers a location suitable for new affordable senior housing.  
The site is located in downtown Towson, .3 miles west of the Towson Circle the hub of 

Towson’s business district.  The site offers easy access to four bus routes, retail, medical, and 

senior services, making it an ideal location for senior housing.  Additionally, Towson is making a 

significant investment in revitalizing its downtown, which further adds to the appeal of the 

proposed site.  

 
The area economy, while slowing, is projected to remain stable.  
The primary market area’s largest employers are medical and educational institutions, which are 

stable employers usually insulated from economic downturns.  Economic growth is projected to 

slow and may become negative.  However, due to the types of employers in the market area, it is 

anticipated that the local economy will remain stable.  
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The comparable sites are successful and have demonstrated the demand for senior housing.  
There are five comparable income and age restricted apartment complexes in the primary market 

area.  Four of the five complexes are reporting a zero percent vacancy rate with one reporting a 

two percent vacancy rate.  The low vacancy rates of these complexes indicate there is unmet 

demand for affordable senior housing in the primary market area.  

 
The subject site proposes a design comparable or better than the competitive properties.  
The unit sizes for the subject are proposed to be 600 sf for a one-bedroom and 900 sf for a two-

bedroom, significantly larger than the comparable properties. The proposed rents are within the 

range of rents for the comparable properties, suggesting that with similar rents, but larger units, 

the subject will be more attractive to potential tenants.  

 
The PMA has a concentration of elderly, low-income households. 
The target market for the subject is elderly, low-income households.  Elderly households 

represent 21 percent of the households in the market area.  Of those elderly households, 48 

percent have annual incomes below $35,000, suggesting that there is a potential for significant 

demand in the market area.  

 
There is residual demand for the product.  
A demand analysis was conducted based on Census demographic data and competitive supply.  

It was determined that there is residual demand of 156 households, demonstrating that there is 

adequate demand in the market area for the proposed 43 units.  

 
There is County support for the housing. 
Baltimore County is supportive of additional senior affordable housing.  In their Consolidated 

Plan, the County states their commitment to senior housing and pledges to use local, state, and 

federal housing to assist in the creation of senior affordable housing. 
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Section 5 
Property Management, Tenant Services & Marketing 



Marketing 

The age and income restrictions of the project will necessitate highly targeted marketing.  

It is anticipated that demand for the housing will be significant, as demonstrated in the 

market study and as reflected in the zero percent vacancy rates of comparable properties.   

Primary marketing will be conducted through educating various Baltimore County 

agencies about the new affordable apartments.  The project will be added to a 

comprehensive list the Department of Aging maintains on its website. (Baltimore County 

Department of Aging, 2009) The Department of Social Services, Housing Services, 

works with low-income households who are looking for affordable housing opportunities 

and will refer tenants to the project.  The County senior centers, particularly the Bykota 

Senior Center, only .2 miles from the project, will provide another source of referrals for 

age and income qualified tenants.  Finally, it is expected that the five other age and 

income restricted apartment complexes in Towson will be a source of referrals.  Because 

the demand for affordable senior housing is so much greater than the supply, these 

apartment communities receive many more inquires for housing than they can meet and 

therefore will refer inquiries to other sources of affordable rental housing like the 

proposed project.  

 

Management 

The property management team will arguably play the most important role in the success 

of the Allegheny Apartments.  Financing the building with LIHTCs requires that the units 

in the building be rented to households who earn 60 percent or less of the area median 

income for a minimum of 15 years for Federal compliance and 40 years for State 

compliance.  This project will have the additional requirement that the units be rented 

only to persons who are 62 years of age or older.  If these requirements are not met (there 

are annual audits to ensure compliance), the project investors risk loosing the tax credits 

they received in exchange for providing equity for the project.  Due to this high level of 

risk, it will be imperative to have a competent property management team.  Indeed, the 

project will not be awarded LIHTCs if an experienced property manager is not part of the 

team.    
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The property manager’s main responsibilities fall into three categories: ensuring tenants 

meet the age and income guidelines; overseeing property maintenance; and budgeting 

and accounting.  Verifying and documenting tenant income is not technically difficult; 

however it is probably the most important responsibility of the property manager.  Proper 

records must be maintained so the eligibility of the tenants can be verified in annual 

audits. The property manager and owner will also be responsible for producing quarterly 

reports that will be sent to the project’s investors and lenders. These reports will 

document quarterly income, expenses and rent roll, and assure the investors that the 

property is in compliance with tax credit regulations. Finally, the property manager will 

be responsible for providing the documentation necessary for annual financial audits.  

These audits are particularly important because only after the audit is complete will the 

investors be allowed to claim the tax credits.  

 

Tenant Services Plan 

Services offered to the tenants will include a combination of onsite services, 

opportunities offered through Baltimore County Department of Aging, and myriad 

opportunities at the nearby Bykota Senior Center. The design of the apartments will 

include a community meeting room on the first floor, providing space for resident and 

community activities.  A Resident Council will be formed, which will coordinate social 

activities and events based on the needs and desires of the residents.  Activities may 

include holiday gatherings, shopping trips, and summer BBQs.  The community room 

will also be used for health screenings provided by the community outreach department 

of St. Joseph’s Medical Center.  

 

The services provided by the Baltimore County Department of Aging will be available 

for tenants.  These services include free dental care offered through Baltimore County 

Community College in Dundalk and volunteer opportunities for seniors through the 

Retired Senior Volunteer Program.  The County also offers the Baltimore County Home 

Team, which provides volunteers who visit homebound seniors - these volunteers call, 

visit, and run errands for the homebound seniors.   

 

Allegheny Apartments                                   Property Management, Tenant Services & Marketing – Page 2 
Development Proposal 



A wealth of opportunities for the residents will be available at the nearby Bykota Senior 

Center. (Baltimore County Bykota Senior Center, 2009)  The center, which is just .2 

miles west of the site, offers a variety of regular classes, a fitness center, organized trips, 

and outreach services.  Classes range from ceramics to tennis to bridge; other activities 

include a bookmobile, book clubs, and academic seminars.  The fitness center is run in 

partnership with Towson University and offers assessments for the seniors to ensure they 

undertake a safe and effective exercise regimen.  A community outreach specialist is also 

on staff at the center to connect seniors to other services offered in the County such as the 

previously mentioned dental clinic.  A shuttle bus will be run regularly between the 

apartments and the Bykota Senior Center to provide residents with access to all the 

opportunities the center has to offer.  
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Section 6 
Ownership, Exit Strategy & Impact of Recession 



Ownership 
 
Projects financed with LIHTCs require a specific ownership structure. Ownership is 

structured as a Limited Liability Corporation or a Limited Partnership with two members 

– the investor member and managing member.  The investor provides the equity in 

exchange for a 99.99 percent ownership stake.  The managing member controls and 

operates the project and has a .01 percent ownership interest. (Rhine, 2008, p. 2) The 

managing member is typically the developer of the project.  The ownership is structured 

in this way so the investor will receive the benefits of the tax credits and the passive 

losses (depreciation and interest expense) in exchange for providing the equity from the 

sale of the tax credits.  The Allegheny Apartments will be owned by an LLC with the 

developer, Trinity Church as the managing member.  See Exhibit A for the typical legal 

structure of LIHTC projects.    

 

A benefit of the tax credit program is that investors claim the tax credits over an 

accelerated 10-year period, while the tax credit compliance period is for 15 years. (Rhine, 

2008, p. 12) In exchange for the accelerated tax benefits, the investors take on significant 

risk due to the possibility of the recapture of the tax credit benefits if the project does not 

stay in compliance for 15 years.  In order to mitigate the investor’s risk, certain 

guarantees and reserves must be provided by the managing member of the partnership.  

These guarantees include construction completion, to ensure that construction is 

completed within the expected time frame so the tax credits may be claimed by the 

investors, and operating, which ensures that after a certain period of time cash flow is 

sufficient to meet the expenses and debt of the property. (Enterprise Community Partners, 

2008) Reserve accounts are also required to be in place as another method of mitigating 

the investor partner’s risk.  These accounts include an operating reserve and reserve for 

replacement.  The operating reserve will provide a fund if there is inadequate cash flow to 

operate the project and reserve for replacement will provide funds for capital 

improvements to the property. (Enterprise Community Partners, 2008)  
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Exit Strategy 
 
The compliance period required by the tax credits ends at year 15 and at that time most 

projects will see the investors choosing to leave the partnership as they have received the 

benefits of the tax credits and passive losses.  There are additional exit strategy scenarios 

for owners of LIHTC properties, such as converting the property to market rentals, 

converting the property to condominiums, or resyndicating the property with tax credits. 

(Roger, 2008) In the State of Maryland any project funded with LIHTCs must remain 

restricted to low-income households for 40 years (Maryland Department of Housing and 

Community Development, 2008, p. 21); therefore, the exit strategy options for this 

project are limited. 

 

To meet the State’s requirement of a 40-year compliance period, the partnership will have 

two options at the end of year 15.  The first will be the exit of the investor member from 

the partnership, with the managing member taking full ownership, assuming the debt, and 

maintaining the property as affordable rental housing.  The second option will be to 

resyndicate the property, meaning the owner will apply for another allocation of tax 

credits to be used to renovate the property (assuming there are renovations needed after 

15 years of use).  The ownership structure will remain with either the same investor 

member or a new investor.  With either of these scenarios, the property will continue to 

be restricted to low income households and will meet the State’s requirement for long-

term affordability.  

 

Impact of Recession on LIHTCs 
 
The LIHTC market has not escaped the effects of the current economic recession.  As 

with market rate real estate development, affordable housing development has slowed 

significantly.  The LIHTC market has been particularly hard hit, with fewer investors 

willing to purchase the tax credits due to a reduction in their tax liability and general 

reluctance to invest.  The raise rates investors are willing to pay for the tax credits are too 

low to generate adequate equity for developers to move forward with projects.  
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In July 2008 Congress passed the Housing and Economic Recovery Act (HERA), which 

included significant changes to the LIHTC program in an effort to re-energize the tax 

credit market. In February 2009 the American Reinvestment and Recovery Act (ARRA) 

was passed, which provided further incentives for LIHTC projects.  

 

The following are highlights of the HERA legislation, which have a direct impact on this 

proposal. Unless otherwise noted, the information presented in this section is from 

Novogradac & Company LLP, Summary of Changes Affecting Low Income Housing Tax 

Credits and Rehabilitation Tax Credits Resulting from H.R. 3221 (Novogradac & 

Company LLP, 2008).   

 
 

• Increase in tax credit allocations to each state.  HERA increased the amount 
of tax credits annually allocated – the amount increased from $2.00 per person to 
$2.20 per person.  This increase in allocation will result in an increase in the 
number of projects receiving an award of tax credits.  
 
• Fixed applicable percentage at nine percent.  The applicable percentage rate 
is the rate that is multiplied by the qualified costs basis of the project to determine 
the maximum number of credits available to the project.  Based on IRS 
regulations, this applicable percentage, while called a nine percent credit, actually 
fluctuates according to Treasury bill interest rates. (Enterprise Community 
Partners, 2008) HERA fixes the applicable percentage rate to nine percent, 
thereby increasing the number of tax credits available to projects.  
 
• Expanded basis boost. Projects that are located in qualified census tracts or 
difficult to develop areas (as determined by HUD) are eligible to increase their 
basis by 30 percent, thereby increasing the amount of tax credits.  These areas 
traditionally have been where the cost to develop projects is high, but the incomes 
of the tenants will be low. (Enterprise Community Partners, 2008) HERA allows 
the states to expand the use of the basis boost and apply it to any project that 
needs the boost to be financially feasible.  
 
• Below market rate loans allowed. To be eligible for the nine percent credit, 
projects could not also be funded with federally subsidized loans with below 
market rate interest rates.  HERA removed this provision, allowing below market 
interest rates.  
 
• Change in income limits. Under HERA, the income limits used to determine 
household eligibility will be calculated separately from the Section 8 Program 
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income limits. (Department of Housing and Urban Development, Multifamily Tax 
Subsidy Projects Income Limits, 2009) 
 

The American Reinvestment and Recovery Act (ARRA) also includes legislation 

allocating funding for capital investments in LIHTC projects. The Tax Credit Assistance 

Program (TCAP) was created by the legislation and is administered by HUD. (HUD, Tax 

Credit Assistance Program, 2009) The purpose of the program is to provide funding for 

LIHTC projects that are not financially viable due to the reduction in equity available 

through the sale of the tax credits. The State of Maryland will receive $31 million in 

TCAP funds, which could provide funding for the proposed project if the expected tax 

credit raise rate of $.70 is not achieved.  
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Low-Income Housing Tax Credits: Affordable Housing Investment Opportunities for Banks.  Community Development Insights, Comptroller of the Currency

Exhibit A - Ownership Structure
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Project Development Budget 

 

Uses 

The total development budget for the project is $7.6 million.  The budget was created 

within the constraints of the primary funding source, Low-Income Housing Tax Credits 

(LIHTC).  The budget consists of construction costs, fees related to construction, 

financing fees, acquisition costs, developer’s fee, syndication related costs, and 

guarantees and reserves.  The development budget must follow this structure as a 

requirement for applying for LIHTCs.   

 

Construction Costs include the hard construction costs, general requirements, builder’s 

profit, builder’s general overhead, bond premium and construction contingency.  The 

Multifamily Rental Financing Program Guide, as published by the Maryland Department 

of Housing and Community Development, dictates the percentage range allowed for the 

builder’s profit, overhead and general requirements. (Maryland Department of Housing 

and Community Development, 2008, p. 26) Builder’s profit is allowed at five to 10 

percent of the net construction costs; builder’s overhead at two to three percent; and 

general requirements at five to 10 percent.  

 

The hard construction costs are based on $86,000 per unit, or $3,655,000, which was 

arrived at by comparing construction costs for similar projects. The general requirements 

are six percent, in the middle of the allowed range, at $219,300.  The builder’s profit is 

$255,850 or seven percent; and the general overhead is $91,375 or 2.5 percent.  The final 

two construction costs are the bond premium and construction contingency.  The general 

contractor must obtain a payment and performance bond to protect the owner and 

developer in case the contractor is not able to complete the job, which is estimated at one 

percent of the net construction costs or $36,550.  The construction contingency will 

provide a source of funds to cover unexpected costs during construction and is 10 percent 

of the above costs or $425,808.  The total construction costs are $4,683,883. 
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Fees Related to Construction includes the design and engineering fees and what are 

usually referred to as the project soft costs.  As with the construction costs, the LIHTC 

guidelines provide an allowable percentage range for the architect’s fees for design and 

contract administration. The allowable design fee is two to five percent of the total 

construction costs and the contract administration is allowed at one to three percent. 

(Maryland Department of Housing and Community Development, 2008, p. 26) The 

architect’s design fees are at five percent or $212,904 and the contract administration is at 

2.5 percent or $106,452.  The other fees in this category include costs for the attorney, 

engineer, marketing, environmental reports, and appraisals. These numbers are based on 

costs for similar projects. The total fees related to construction are $540,774.  

 

Financing Fees and Charges include costs such as interest, property taxes and insurance 

as well as fees related to the financing sources from the State.  The LIHTCs and Rental 

Housing Program (RHP) loan are both obtained from the State through a competitive 

application process.  The State requires administrative, loan reservation, and closing fees, 

which total $34,000.  The remainder of the costs in this category comes from title, 

recording fees, and a contingency.  The total financing fees and charges are $172,870. 

 

Acquisition Costs include the cost of acquiring the property and the associated carrying 

charges. There is one property that must be acquired for the project.  The property is a 

single-family home that now provides space for four businesses.  Based on an appraisal 

of similar properties in downtown Towson, it is estimated that the purchase price will be 

$900,000.  The carrying charges are budgeted at $270,000.  The total acquisition costs are 

$1,170,000.  

 

The Developer’s Fee is calculated based on a formula provided by the State. The 

allowable range for the fee is 10 to 15 percent of the total development costs and may not 

exceed $2.5 million. The developer’s fee is $858,607, which is 13 percent. 

 

Syndication Related Costs refer to the fees that are related to the tax credits.  The 

syndicator is the entity that provides equity for the project through the sale of the tax 
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credits to investors.  The fees in this category include a fee to the syndicator, fees to the 

State, and costs for the accounting and auditing that is required for the tax credits.  The 

total syndication related costs are $76,000 and are based on the fees from similar projects.  

 

Guarantees and Reserves are required by the State as a condition of receiving the tax 

credits.  An operating reserve of three to six months operating expenses and debt service 

payments is required. (Maryland Department of Housing and Community Development, 

2008, p. 31) The reserve helps reduce the risk to the investor by ensuring that funds are 

available to pay operating expenses and debt service if the income from the units proves 

inadequate to cover expenses.  

 

Sources 

 

The funding for the project comes from four sources.  The majority of the financing is 

equity from the sale of the LIHTCs in the amount of $4,955,483.  The remainder of the 

funding is obtained through a permanent loan from a bank in the amount of $1,000,000; a 

cash flow loan from the State’s Rental Housing Program in the amount of $1,000,000; 

and a cash flow loan from Baltimore County in the amount of $665,581. 

 

LIHTCs provide the primary financing mechanism for the development of affordable 

rental housing in the nation.  The Tax Reform Act of 1986 created the tax credits “to 

provide market incentives to acquire and develop or rehabilitate affordable rental 

housing”. (Rhine, 2008) The IRS allocates tax credits to States based on population.  The 

States then award the tax credits to developers through a competitive application process.  

Equity is generated through the sale of the tax credits to investors who wish to reduce 

their tax burden.  The equity allows the developer to “lower the debt burden on the 

property, making it easier to offer lower, more affordable rents.”  (Rhine, 2008) 

 

The amount of equity generated from the sale of tax credits for this project is estimated at 

$4,955,483.  The first step in calculating the equity is determining the eligible basis, 

which “is the depreciable basis of the residential portion of the project, which includes 
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the building, the appliances and fixtures, and the site improvements.” (Enterprise 

Community Partners, 2008) This basis is then multiplied by the tax credit rate, which is 

nine percent for construction and rehabilitation and four percent for the acquisition of the 

property.  The total eligible tax credits are then multiplied by 10, which is the number of 

years the investor will receive the tax credit.  This number is multiplied by the raise rate, 

or the amount per credit the investor is willing to pay for the tax credits.  The raise rate is 

determined by the syndicator and is based not only on the value of the credits but also the 

losses (depreciation and interest expense) that will be generated by the project, which the 

investor will also be able to claim against their tax burden.  The equity for this project is 

based on the sale of the tax credits at a raise rate of $.70.  Due to the current economic 

volatility, it is difficult to estimate the raise rate, but it is believed that $.70 is a 

conservative rate based on recent LIHTC transactions. See Exhibit A for a chart outlining 

the calculation of the tax credit equity.  

 

A permanent loan in the amount of $1,000,000 will be secured from a bank.  For the 

purposes of this proposal, the loan is assumed to have a 25 year term at an interest rate of 

7.5 percent with an annual debt service payment of $88,680.  

 

The Rental Housing Program (RHP) is run through the Maryland Department of 

Housing and Community Development and is structured to provide additional capital for 

rental housing projects funded with LIHTCs.  The eligibility requirements for RHP are 

similar to LIHTCs – units must be rented to households below 60 percent of area median 

income and units must be restricted to low-income tenants for at least 40 years.  Projects 

are eligible for up to $1,500,000 as a four percent, 40-year loan, which may be structured 

as hard debt or a cash flow loan.  (Maryland Department of Housing and Community 

Development, 2009) This proposal assumes a RHP cash flow loan in the amount of 

$1,000,000 for a 40-year term at four percent with an annual debt service payment of 

$50,523.  As a cash flow loan, debt payments will only have to be made if there is 

adequate cash flow remaining once all expenses and hard debt have been paid.  
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A loan secured from Baltimore County will fill the remaining funding gap.  Through 

the Office of Community Conservation, Baltimore County provides financing for the 

development of affordable housing.  The funds are federal dollars, passed through to 

local jurisdictions.  Baltimore County receives an allocation of these funds annually and 

awards them to projects that meet the goals and objectives of the County.  These goals 

and objectives are outlined in the Baltimore County Five Year Consolidated Plan FY 

2007 – 2011, as detailed in the earlier Entitlement section. Because this project meets the 

goals, it is expected that it will have County support for an award of funds.    This 

proposal assumes a cash flow loan from Baltimore County in the amount of $665,581 

with a loan term of 40 years and a zero percent interest rate for an annual debt payment of 

$16,640.  As with the State Rental Housing Program loan, debt payments will only have 

to be made on the loan from the County if there is adequate cash flow remaining once all 

expenses and hard debt have been paid.  

 

See Exhibit B for the Project Development Budget.  
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CALCULATION OF TAX CREDIT AMOUNT

Maximum Low-Income Housing Tax Credit Based on Eligible Costs

Description
Acquisition 

Basis
Construction 

Basis
Total Uses of Funds (from Uses of Funds worksheet) 1,287,000$    5,610,651$   
Less: Federal Grants Financing Qualifying Costs (list below)                    
Less: Other Non-qualifying Financing (                 ) (                 )
Less: Value of Commercial Space (                 ) (                 )
Less: Non-qualifying Units of Higher Quality (                 )
Less: Federal Historic Tax Credit 0
Adjusted Project Costs 1,287,000$     5,610,651$    
Adjustment for Federal QCT / DDA (130% maximum)       CENSUS TRACT # 0 130%
Eligible Basis 1,287,000$     7,293,846$    
Applicable Fraction (calculate below) 100% 100%
Qualified Basis 1,287,000$     7,293,846$    
Applicable Percentage (enter correct percentage per IRS rules) 4% 9%
Low Income Housing Tax Credit Eligible 51,480$          656,446$       

Estimated Low-Income Housing Tax Credit Syndication Proceeds
Description Amount

Combined Low Income Housing Tax Credit Eligible (result from previous table) 707,926$      
Tax Credit Period (10 years) x 10
Total Tax Credit Received Over Period 7,079,261$    
Raise Ratio from Syndicator's Proposal 0.70
Gross Proceeds from Low Income Housing Tax Credit 4,955,483$    
Less: Gross Proceeds from Historic Tax Credit (calculate below) 0
Total Equity from Syndication Proceeds 4,955,483$    

Exhibit A
Calculation of Equity

Maryland Department of Housing and Community Development, CDA Form 202



Exhibit B
Allegheny Apartments
Development Budget

Uses of Funds

Construction Costs
Net Construction Costs 3,655,000$                
General Requirements 219,300$                   
Builder's Profit 255,850$                   
Builder's General Overhead 91,375$                     
Bond Premium 36,550$                     
Total Construction Contract 4,258,075$                
Construction Contingency 425,808$                   
Total Construction Costs 4,683,883$                

Fees Related to Construction
Architect's Design Fee 212,904$                   
Architect's Supervison Fee 106,452$                   
Architect's Reimbursable Additional Design 21,290$                     
Real Estate Attorney 21,290$                     
Marketing 12,774$                     
Surveys 55,355$                     
Soil Borings 4,258$                       
Appraisal 6,387$                       
Market Study 10,645$                     
Environmental Report 4,258$                       
Building Permit 42,581$                     
Builder's Risk Insurance 21,290$                     
Civil Engineer 21,290$                     
Total Fees Related to Construction 540,774$                   

Financing Fees and Charges
Construction Interest 75,000$                     
Real Estate Taxes 12,774$                     
Insurance Premium 10,645$                     
Title and Recording 12,774$                     
Financing Contingency 27,677$                     
CDA Administrative Fee 10,000$                     
CDA Loan Reservation Fee 4,000$                       
CDA Closing Fee 20,000$                     
Total Financing Fees 172,870$                   

Acquisition Costs
Building Acquisition 900,000$                   
Carrying Charges 270,000$                   
Total Acquisition Costs 1,170,000$                

Developer's Fee 858,607$                   Sources of Funds

Syndication Related Costs Debt Service Financing
Syndication Fee 35,000$                     Private Loan 1,000,000$             
Tax Credit Application Fee 1,000$                       Total Debt Service Financing 1,000,000$             
Tax Credit Allocation Fee 20,000$                     
Accounting and Auditing Fee 10,000$                     Cash Flow Financing
Partnership Management Fee 10,000$                     Rental Housing Funds 1,000,000$             
Total Syndication Related Costs 76,000$                     Baltimore County Loan 665,581$                

Total Cash Flow Financing 1,665,581$             

Operating Reserve 118,930$                   Tax Credit Equity 4,955,483$             

Total Use of Funds 7,621,064$               Total Sources 7,621,064$            

Budget form based on CDA Form 202
Maryland Department of Housing and Community Development
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Income 
 
Income will be generated through rents received for the one and two-bedroom units.  The 

rents charged will be below market rate and will be affordable for households earning 50 

and 60 percent of area median income. Rents cannot exceed 30 percent of the 

household’s gross monthly income and cannot exceed the Fair Market Rents as 

determined by HUD. 

 

The project will have 43 units, eight 2-bedrooms and 35 1-bedrooms.  Seventeen of the 

units will be restricted to households earning 50 percent or less of area median income 

and the remaining 26 will be restricted to those at 60 percent of area median income.  The 

rents are determined based on 30 percent of the gross monthly income for a household at 

50 percent of area median income and 60 percent of area median income.  For example, 

50 percent of area median income for a household size of one is $28,750  (Department of 

Housing and Urban Development, 2009, Multifamily Tax Subsidy Projects Income 

Limits) for a monthly income of $2,395 - 30% of this monthly income is $718.  

 
Unit Size Median Income # of Units Rent 
1-bedroom 50% 14 $718 
2-bedroom 50% 3 $821 
1-bedroom 60% 21 $862 
2-bedroom 60% 5 $985 

 
Based on the above rents, annual income is projected to be $426,504.  A five percent 

vacancy rate is assumed, for an effective gross income from units of $405,179.  A small 

amount of non-residential income is projected to be received from on-site laundry 

facilities.  This annual amount is $600, bringing the total effective gross income to 

$405,779.   

 
Expenses 
 
Project expenses are projected to be $224,031 and include administrative, utility, 

operating and maintenance, and taxes and insurance expenses.  Expenses are estimated 

based on similar size projects. 
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Administrative expenses include advertising and marketing, property management 

salaries, property management fee and bookkeeping.  As a LIHTC project, the property 

must undergo an annual financial audit to ensure the property is meeting LIHTC 

requirements, allowing the investors to claim their tax credits.  The annual fee for the 

audit is $10,000 and is included as an Administrative expense.  Also included is an 

allowance for bad debts, which is two percent of the effective gross income from units.   

Utility expenses include the electricity and water cost of the building, which will be paid 

by the landlord.  Operating and maintenance expenses include janitor salaries and 

supplies, garbage removal, and maintenance contracts for HVAC systems and the 

elevator. Taxes and insurance cover the property taxes and hazard insurance.  The final 

expense is the reserve for replacement, which is $250 per unit, according to the 

Multifamily Guide. (Maryland Department of Housing and Community Development, 

2008, p. 31) The reserve provides an account to be used for capital improvements to the 

building. See Exhibit A for the income and expenses.  

 
Pro Forma 
 
A 20-year operating pro forma demonstrates the viability of the project.  Income, 

administrative fees and reserve for replacement are projected to escalate at two percent; 

utilities are projected to escalate at seven percent, reflecting the dramatic increases in the 

energy markets.  Operating and maintenance expenses are projected to escalate at five 

percent and taxes and insurance at three percent.  

 

The debt service payments are divided into hard, or must-pay debt, and cash flow debt.  

As detailed in the Sources section, there are three sources of debt for this project.  A 

private loan, which is must-pay debt, a State Rental Housing Program loan, which is cash 

flow debt, and a Baltimore County loan, also cash flow debt.  Also included in the hard 

debt are an asset management fee, which is paid to the syndicator, and a partnership 

management fee, which is paid to the partnership, which owns the property.  The pro 

forma reflects a debt coverage ratio of 1.63 for the hard debt and a debt coverage ratio of 

1.05 for the cash flow debt.  Based on the income and expenses projections, there will be 

adequate cash flow to pay the RHP loan and the Baltimore County loan, up until year 13. 
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At year 13, the DCR becomes negative, meaning there will not be adequate cash flow to 

pay the debt service on the cash flow loans.  Because the loans from the State and County 

are structured as cash flow debt it will be acceptable to the lenders if payment is unable to 

be made due to a shift in the income and expenses. See Exhibit B for a 20-year Pro 

Forma.  
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Exhibit B
Allegheny Apartments

20-year Operating Pro Forma

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
Residential 2% 426,504$     435,034$     443,735$     452,609$     461,662$     470,895$     480,313$     489,919$     499,717$     509,712$     519,906$     530,304$     540,910$     551,728$     562,763$     574,018$     585,499$     597,209$     609,153$     621,336$     
Non-residential 600$            600$            600$            600$            600$            600$            600$            600$            600$            600$            600$            600$            600$            600$            600$            600$            600$            600$            600$            600$            
Vacancy Allowance (21,325)$      (21,752)$      (22,187)$      (22,630)$      (23,083)$      (23,545)$      (24,016)$      (24,496)$      (24,986)$      (25,486)$      (25,995)$      (26,515)$      (27,046)$      (27,586)$      (28,138)$      (28,701)$      (29,275)$      (29,860)$      (30,458)$      (31,067)$      
Effective Gross Income 405,779$     413,882$     422,148$     430,579$     439,179$     447,950$     456,897$     466,023$     475,332$     484,826$     494,511$     504,389$     514,465$     524,742$     535,225$     545,917$     556,824$     567,948$     579,295$     590,869$     

Expenses
Administrative 2% 92,956$       94,815$       96,711$       98,646$       100,619$     102,631$     104,684$     106,777$     108,913$     111,091$     113,313$     115,579$     117,891$     120,248$     122,653$     125,107$     127,609$     130,161$     132,764$     135,419$     
Utilities 7% 17,000$       18,190$       19,463$       20,826$       22,284$       23,843$       25,512$       27,298$       29,209$       31,254$       33,442$       35,782$       38,287$       40,967$       43,835$       46,904$       50,187$       53,700$       57,459$       61,481$       
Maintenance 5% 51,325$       53,891$       56,586$       59,415$       62,386$       65,505$       68,780$       72,219$       75,830$       79,622$       83,603$       87,783$       92,172$       96,781$       101,620$     106,701$     112,036$     117,638$     123,520$     129,696$     
Taxes and Insurance 3% 52,000$       53,560$       55,167$       56,822$       58,526$       60,282$       62,091$       63,953$       65,872$       67,848$       69,884$       71,980$       74,140$       76,364$       78,655$       81,014$       83,445$       85,948$       88,527$       91,182$       
Replacement Reserves 2% 10,750$       10,965$       11,184$       11,408$       11,636$       11,869$       12,106$       12,348$       12,595$       12,847$       13,104$       13,366$       13,634$       13,906$       14,184$       14,468$       14,757$       15,053$       15,354$       15,661$       
Total Expenses 224,031$     231,421$     239,112$     247,116$     255,451$     264,131$     273,173$     282,597$     292,420$     302,662$     313,345$     324,491$     336,123$     348,267$     360,948$     374,193$     388,034$     402,499$     417,623$     433,439$     

Net Operating Income 181,748$     182,461$     183,036$     183,463$     183,728$     183,820$     183,724$     183,426$     182,912$     182,164$     181,165$     179,898$     178,341$     176,475$     174,277$     171,724$     168,790$     165,449$     161,672$     157,430$     

Debt Service Financing
Private Loan 88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       88,680$       
Asset Management Fee 2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         2,500$         
Partnership Fee 20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       20,000$       
Total Debt Service 111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     111,180$     

NOI 181,748$     182,461$     183,036$     183,463$     183,728$     183,820$     183,724$     183,426$     182,912$     182,164$     181,165$     179,898$     178,341$     176,475$     174,277$     171,724$     168,790$     165,449$     161,672$     157,430$     
Cash Flow after Debt Service 70,568$       71,281$       71,856$       72,283$       72,548$       72,640$       72,544$       72,246$       71,732$       70,984$       69,985$       68,718$       67,161$       65,295$       63,097$       60,544$       57,610$       54,269$       50,492$       46,250$       
Debt Coverage Ratio 1.63 1.64 1.65 1.65 1.65 1.65 1.65 1.65 1.65 1.64 1.63 1.62 1.60 1.59 1.57 1.54 1.52 1.49 1.45 1.42

Cash Flow Financing
Rental Housing Funds 50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       50,523$       
Baltimore County 16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       16,640$       
Total Cash Flow Debt 67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       67,163$       

Cash Flow after Debt Service 70,568$       71,281$       71,856$       72,283$       72,548$       72,640$       72,544$       72,246$       71,732$       70,984$       69,985$       68,718$       67,161$       65,295$       63,097$       60,544$       57,610$       54,269$       50,492$       46,250$       
Remaining Cash Flow 3,405$         4,118$         4,693$         5,120$         5,385$         5,477$         5,381$         5,083$         4,569$         3,821$         2,822$         1,555$         (2)$               (1,868)$        (4,066)$        (6,619)$        (9,553)$        (12,894)$      (16,671)$      (20,913)$      
Debt Coverage Ratio 1.05 1.06 1.07 1.08 1.08 1.08 1.08 1.08 1.07 1.06 1.04 1.02 1.00 0.97 0.94 0.90 0.86 0.81 0.75 0.69

**DCR for cash flow debt becomes negative in year 13, which is acceptable to lenders
of cash flow loans as they are structured to be re-paid only if adequate cash flow exists.

Based on CDA Form 202
Maryland Department of Housing and Community Development
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