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TABLE 1 Zone Current IZ OP 1B DCBIA Observations

Land Value per OP Model C2A 6,911,954 6,895,224
% Change in Land Value -0.24%
Absolute dollar change in land value -16,730

Land Value per OP Model CR 2,923,955 1,978,506
% Change in Land Value -32.33%
Absolute dollar change in land value -945,449

Land Value per OP Model C3A 7,574,964 7,196,926
% Change in Land Value -4.99%
Absolute dollar change in land value -378,038

Land Value per OP Model R5A 3,061,410 3,044,680
% Change in Land Value -0.55%
Absolute dollar change in land value -16,730

Land Value per OP Model R5D 2,670,847 1,598,133
% Change in Land Value -40.16%
Absolute dollar change in land value -1,072,714

Land Value per OP Model C2B 9,862,637 7,996,738
% Change in Land Value -18.92%
Absolute dollar change in land value -1,865,899

Land Value per OP Model R5B 6,136,278 6,119,548
% Change in Land Value -0.27%
Absolute dollar change in land value -16,730

Land Value per OP Model C3C 3,096,742 2,083,002
% Change in Land Value -32.74%
Absolute dollar change in land value -1,013,740

Land Value per OP Model C2C 3,560,587 2,615,137
% Change in Land Value -26.55%
Absolute dollar change in land value -945,450

Land Value per OP Model W3 2,923,955 990,664
% Change in Land Value -66.12%
Absolute dollar change in land value -1,933,291

Other Observations:

NOTE 1:  This analysis includes all assumptions from OP Model (ZRR Parking + Rent premiums)

It is unlikely (and contrary to current public policy) that the District will offer all developers subsidies to offset a higher land 
cost than can be supported in order to keep construction/ development active.

Low density zone with stick-built construction and lower affordability target 
under current IZ (65% blend)

Significant timing impact on acquiring sites/starting construction as land owners 
adjust to new land value

Low density zone with stick-built construction and lower affordability target 
under current IZ (65% blend)

Significant timing impact on acquiring sites/starting construction as land owners 
adjust to new land value

A multi-year phase in would help market to adjust to new land values

The land values in this chart will be further negavtively impacted by properties that will be parked at a higher rate than the 
0.17 - 0.33 minimum ZRR requirement (0.50 is a generally accepted minimum) consistent with actual projeccted parking 
demand.

Significant timing impact on acquiring sites/starting construction as land owners 
adjust to new land value.  This is the zone with most potential affordable 
housing.  

Low density zone with stick-built construction and lower affordability target 
under current IZ (65% blend)

Significant timing impact on acquiring sites/starting construction as land owners 
adjust to new land value

Significant timing impact on acquiring sites/starting construction as land owners 
adjust to new land value

Significant timing impact on acquiring sites/starting construction as land owners 
adjust to new land value



Scenarios Models
C2B Rental Scenario

Excerpt from OP Model in C2B Zone

Factor Per NSF Base IZ Scenario IZ
Monthly Rent 3.34$          249,952$               240,551$               
Parking Revenue 200$           0.15$          9,200$  9,200$  
Annual Income 41.84$        3,109,828$           2,997,010$           
Vacancy/Economic Loss 5% 2.09$          155,491$               149,851$               
Operating Expenses 35% 14.64$        1,109,195$           1,109,195$           

RE Taxes (Included in OE) 4.49$          330,183$               311,004$               
Net Operating Income 25.10$        1,845,141$           1,737,964$           

Cap Rate 4.75%
Estimated Value 528.46$      38,845,078$         36,588,719$         

Hard Costs 158$           192.68$      14,595,732$         14,595,732$         
Parking 0.33            25.96$        1,638,750$           1,638,750$           
Soft Costs 23% 50.29$        3,733,931$           3,733,931$           
Contingency 5% 10.93$        811,724$               811,724$               
Land Costs 137.01$      9,862,637$           7,996,738$           
Hurdle Rate/Minimum Return 111.59$      8,202,305$           7,811,844$           

Total Costs 528.46$      38,845,078$         36,588,719$         

Impact to Land -18.92%

Notes:
Base IZ = 50% of Bonus @ 80% AMI @ 30% of Income with 20% Bonus Density
Scenario = 75% of Bonus @ 60% AMI @ 30% of Income with 20% Bonus Density and 5' Height Bonus

Land Cost in Gross Square Feet 107$  91$  
Land Cost per unit 82,189$                 70,033$                 

Base Market Rate Project



FOR DISCUSSION PURPOSES ONLY

OP 1B Developed Neighborhood Scenario OP 1B Emerging Neighborhood Scenario
C2A Rental C2A Rental Scenario

Base Market Rate Project
Factor Per NSF Per Unit Project Base IZ Scenario IZ Factor Per NSF Per Unit Project Base IZ Scenario IZ

Monthly Rent 3.29$       2,077$        207,724$          238,719$          236,766$          Monthly Rent 1.63$        1,029$        102,879$         128,514$         125,662$         
Parking Revenue 200$           0.21$       130$           13,000$            13,000$            13,000$            Parking Revenue 200$       0.21$        130$           13,000$           13,000$           13,000$           
Annual Income 41.96$     26,487$      2,648,684$       3,020,632$       2,997,187$       Annual Income 22.03$     13,905$      1,390,547$      1,698,163$      1,663,944$      
Vacancy/Economic Loss 5% 2.10$       1,324$        132,434$          151,032$          149,859$          Vacancy/Economic Lo 5% 1.10$        695$           69,527$           84,908$           83,197$           
Operating Expenses 35% 14.69$     9,270$        927,039$          1,112,447$       1,112,447$       Operating Expenses 35% 7.71$        4,867$        486,691$         584,030$         584,030$         

RE Taxes (Included in OE) 4.51$       2,844$        284,385$          314,438$          310,452$          RE Taxes (Included in OE) 2.37$        1,493$        149,301$         184,177$         178,360$         
Net Operating Income 25.18$     15,892$      1,589,210$       1,757,154$       1,734,881$       Net Operating Income 13.22$     8,343$        834,328$         1,029,225$      996,717$         

Cap Rate 4.75% Cap Rate 4.75%
Estimated Value 530.01$   334,571$    33,457,057$     36,992,709$     36,523,804$     Estimated Value 278.25$   175,648$   17,564,802$    21,667,901$    20,983,519$    

Hard Costs 158$           192.68$   121,631$    12,163,110$     14,595,732$     14,595,732$     Hard Costs 158$       192.68$   121,631$   12,163,110$    14,595,732$    14,595,732$    
Parking 0.50            36.68$     23,156$      2,315,625$       2,315,625$       2,315,625$       Parking 0.50         36.68$     23,156$      2,315,625$      2,315,625$      2,315,625$      
Soft Costs 23% 52.75$     33,301$      3,330,109$       3,889,612$       3,889,612$       Soft Costs 23% 52.75$     33,301$      3,330,109$      3,889,612$      3,889,612$      
Contingency 5% 11.47$     7,239$        723,937$          845,568$          845,568$          Contingency 5% 11.47$     7,239$        723,937$         845,568$         845,568$         
Land Costs/Gap 124.51$   78,597$      7,859,676$       7,535,003$       7,165,110$       Land Costs/Gap (74.09)$    (46,769)$    (4,676,862)$    (4,553,906)$    (5,093,778)$    
Hurdle Rate/Minimum Return 26.8% 111.91$   70,646$      7,064,601$       7,811,169$       7,712,157$       Hurdle Rate/Minimum 26.8% 58.75$     37,089$      3,708,883$      4,575,270$      4,430,760$      

Total Costs 530.01$   334,571$    33,457,057$     36,992,709$     36,523,804$     Total Costs 278.25$   175,648$   17,564,802$    21,667,900$    20,983,519$    
Return 26.8% 26.8% 26.8% 26.8% 26.8% Return 26.8% 26.8% 26.8% 26.8% 26.8%

Impact to Land -4.1% -4.9% Impact to Land -2.6% 11.9%
Notes: Notes:
Base IZ = 75% of Bonus @ 65% AMI @ 30% of Income with 20% Bonus Density Base IZ = 75% of Bonus @ 65% AMI @ 30% of Income with 20% Bonus Density
Scenario = 75% of Bonus @ 60% AMI @ 27% of Income with 20% Bonus Density and 5' Height Bonus Scenario = 75% of Bonus @ 60% AMI @ 27% of Income with 20% Bonus Density and 5' Height Bonus
Scenario TC Not Applicable Scenario TC Not Applicable

Land Cost in Gross Square Feet 102$  82$  78$  Land Cost in Gross Square Feet (61)$                 (49)$  (55)$  

Base Market Rate Project


