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Cincinnati United provides a 21st century gateway into the city by reimagining a historically divisive 
edge as a welcoming threshold. While honoring the past, it also defines a future focused on 
diversity and collaboration. This iconic new development is achieved through several parallel 
strategies. A new cultural hub, Freedom Hall, integrates closely with the existing Freedom Center 
and a dynamic new boardwalk, as well as a repositioned park and riverfront. Simultaneously, a 
progressive, mixed-use development strategy commences with the creation of significant density 
above the freeway, bridging to downtown and descending into a lively, riverfront village. 
Improved streetscapes and connectivity facilitate a rich pedestrian environment throughout the entire 
development. Transit, attractions, and green spaces are linked not only within the newly activated 
district, but also throughout the region. Phasing is optimized to generate revenue, residency, and an 

attractive identity for the site. 

cincinnati connected = cincinnati united
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DESIGN NARRATIVE
Cincinnati, Ohio can be characterized by its threshold condition. The city is known as the “Gateway to the West” and shares a political boundary with 
Kentucky to the south. Historically, the Ohio River represented an unoffi cial extension of the Mason Dixon line, separating the north from the south and 
generating a leg of the underground railroad. Currently, our society still struggles with the same division and fear of difference that characterized that 
time in history. This signifi cant separation has necessitated the redefi nition of boundary and the engagement of our differences to unite us together. 

Cincinnati United reimagines the city’s southern edge as a welcoming gateway that honors the past, celebrates the future, and encourages unity and 
collaboration. The river boundary is reimagined as a boardwalk that hosts recreation and cultural expression for all. The boardwalk connects the site 
physically from east to west. A section of the Boardwalk lifts above the historic Roebling bridge and anchors the site by joining with a community center, 
Freedom Hall. The new center is located directly across from the Underground Railroad museum and engages with it formally. This axis of history and 
activity facilitates a unifi ed corridor beginning on the Kentucky side of the river and extending into the heart of Cincinnati. 

Freedom Hall hosts concerts, lectures, and exhibitions for all audiences. Pop up installations such as heritage art pieces and international food trucks 
along the corridor create connections between local attractions. A mixed use infi ll strategy optimizes community engagement and collaboration. The 
development of a dense, high-rise residential district over the FWW provides a linkage from downtown to the river’s edge. Ground level retail hosts 
supportive programming such as grocery and daycare to create a close-knit, walkable community. 

Cincinnati United stimulates education and business through affordable live-work housing, collaboration space and incubators. The site supports 
diverse commerce, from market stalls on the boardwalk to Fortune 500 offi ce space. The creation of a vibrant stadium district engages both sports 
culture and wellness through a hotel space with integrated residential, a large fi tness center and sports medicine offi ces. A Hall of Fame museum 
commemorating minority athletes links the athletic district to the community and culture corridor. 
 
Year round recreation, sustainability, and wellness are further considered in the riverfront park. The Ohio River trail is expanded to the east and west 
and supports hike and bike trails. Development is lifted out of the fl oodplain and water on the site is absorbed in bioswales and permeable paving 
integrated into the street system. Roofs support water catchment, green  space, and solar panels. Phase one begins with residential to bring people 
to the site and generate revenue. The boardwalk and community center give identity to the site. Phase two initiates hotel, offi ce and residential. Phase 
three infi lls offi ce space.
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22.19% levered IRR 

  10.73% unlevered IRR

       2.91 equity multiple

          4.79 million square feet
         introduced on 22.37 acres in   
      a dynamic downtown Cincinnati
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Cincinnati United Development (“Cincinnati United”) is a real estate master development plan to revitalize the “The Banks” district of Downtown 
Cincinnati. The area is currently comprised of approximately 65 acres between the southern edge of the central business district and the northern banks 
of the Ohio river. As such, the site represents an enormous opportunity within the urban core of a growing secondary city. 

Cincinnati has experienced healthy macroeconomic growth since the turn of the century, and, more specifi cally, since the commencement of the 
current economic expansion. Cincinnati’s population has grown more than one thousand citizens per year since 2011, while the unemployment rate 
has drastically improved from 11.6% to 4.1%, from 2011 to today. Furthermore, the state of Ohio ranked in the top half of the country in year-over-year 
wage growth from 2017-2018. Cincinnati’s positive macroeconomic picture, coupled with the national movement towards re-urbanization, creates a 
rare and ripe opportunity to deliver an urban community within an established North American city. 

Cincinnati Fort Washington Way Development Partnership (the “Partnership”) engaged Cincinnati United Master Developer (the “Master Developer”) 
to create a vision to capture the opportunity within the site. Cincinnati United was born as a result. Due to the strong economic conditions, the Master 
Developer concluded the site can support dense, mixed-use development, which can be delivered and absorbed within a ten-year period. The 
Cincinnati United plan introduces approximately 2.1, 1.5, and 1.2 million square feet to the site as part of a three-phase proposition, respectively. As 
part of a public-private partnership, the Master Developer has agreed to deliver over $160 million in public buildings and improvements in exchange 
for the opportunity to develop on 19.5 acres of City and County owned land.  The public spaces include a vibrant community center, expanded transit 
routes, improved streetscapes and greenspace, and additional park amenities. The Master Developer will acquire an additional 2.43 acres from private 
owners nearby. In total, the plan is projected to require $580, $295, and $205 million over each phase, respectively. 

Funding requirements will be satisfi ed through a combination of equity, public sources, and permanent and construction fi nancing. Equity will fund 37% 
of the total costs and the balance will be funded by public sources and debt. During the construction phases, we will secure interest-only construction 
fi nancing at 5% interest rates and a 55% loan-to-cost. Upon completion, an 7.27% blended cap rate will be applied to projected, stabilized NOIs, and 
proceeds will be distributed on 65% loan-to-stabilized values. Due to the scale of the project, unique positioning within an urban core, and signifi cant 
value creation upon completion and stabilization, permanent fi nancing loan proceeds will substantially enhance levered returns. Separate entities will 
be formed for each phase, giving investors an opportunity to participate in one or all phases depending on their risk appetite; condominium proceeds 
will be returned to the investors. Hence, to keep all parties honest, equity investments will be required at the beginning of each phase.  

Overall the unlevered IRR is 10.73%, and the levered IRR is 22.19%.

fi nancial NARRATIVE
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freedom Hall 
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Freedom Hall anchors the site with a new performance venue and gallery space. This 
new hub of cultural expression is a complement to the existing Freedom Center, 

closely integrated through circulation, program, and form. Freedom Hall provides the 
capacity for a city-scale audience, a critical element which the existing Center lacks. 

This provides a central space for the entire community to gather, thus promoting 
performing, events and a central mission of unity. The sides of the theater provide 

space for smaller performances and galleries. Freedom Way is a key link between the 
stadiums, strengthened by engaging with Freedom Hall at midpoint. In turn, the Freedom 

Center and Freedom Hall share a new plaza.

FREEDOM HALL 
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winter boardwalk
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THE BOARDWALK
Freedom Hall links directly with what will become a dynamic new Boardwalk. The 

Boardwalk is a continuous promenade, becoming the signature feature of the 
Cincinnati riverfront. It is a a place to meet, stroll, showcase Cincinnati culture. The 
promenade is overlooked by rooftop dining and prime residential space. Two ramps 

bridging over the road connect the second level Freedom Hall concourse with the 
Boardwalk. To the sides, connections to the riverfront park include grand stairways 
and a bridge that doubles as a sledding slope and climbing wall. The Boardwalk's 

center descends to a lower section, connecting under the Roebling Bridge. Pedestrians 
can seamlessly navigate from the river’s edge to the civic heart of Freedom Hall.  The 

Boardwalk is a bustling core, the boardwalk unites, the boardwalk is Cincinnati. 
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Cincinnati United is the close integration of an extended transit network, bicycle routes, and 
an interconnected web of attractive pedestrian streets. It is a new meeting point layering 
the newfound opportunities of the river edge and park with a tiered series of platforms 
accommodating a multitude of small scale attractions, leading up to the civic stature of 
Freedom Hall with its performance and civic spaces. Here, a key opportunity was presented 
to offer a unique skyline where buildings can cascade from a downtown scale, incorporating 
the stadiums with a variety of buildings that then in turn embrace the Boardwalk and provide 
a stepped river edge and gateway to Cincinnati and Ohio. This project is united in its 
development performance offering a marketplace particular to the district while unique to 
central Cincinnati, and at the same time facilitating a wide range of public opportunity. 

Cincinnati United is a new living heart redefi ning the river edge, and forming a continuous 
network of spaces and activities linking to downtown. The project refl ects the spirit of the 
democratic city; it is a meeting point both summer and winter, a place to experience the 
city at the time of major events, and during more quiet, but more than anything, a coming 
together.
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Freedom Towers & Fort Washington Way 
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STREETSCAPE: Throughout the main body of the project, bioswales are 
incorporated into street designs and sub-grade infrastructure absorbs and 
cleans water runoff from downtown. A strong sustainability mandate begins 
with the lowering of outdoor pollutants, thus improving resident health, while 
encouraging increased pedestrian activity.

FORT WASHINGTON WAY: To reinforce a strong connection between the 
Riverfront District and the Central Business District, a robust structural system 
consisting of decking and pylons supports development over the central 
section of Fort Washington Way. Here, considerable new residential and 
offi ce space is located in a highly desirable location.
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Freedom center & Freedom Hall
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RESILIENT CINCINNATI: The district will adopt a code of high building 
performance. This constitutes green roofs, photovoltaic energy collection, 
high level wind turbines, super insulation and triple glazing in new 
construction, and all new buildings will work on rainwater harvesting 
principles offering in-house fl ushing and fi re protection systems. 

green roof area: 251,698 square feet
solar power generation: 3,551,234 KwH per year
[300W @ 75% roof area]
roof & surface water catchment: 17,636,490 gallons per year

THE LOOP: The Cincinnati United Loop connects the Boardwalk, the 
stadiums, and Freedom Way. A tree-lined Freedom Way unites both the two 
stadiums to the east and west with the Gateway Corridor. Freedom Way is 
a key link between the stadiums, strengthened by engaging with Freedom 
Hall at midpoint. In turn, the Freedom Center and Freedom Hall share a new 
plaza.
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The boardwalk & riverfront park 
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FLOODING: All edge units at the lower level of the Boardwalk have fl ood-
rated protective shutters. Water is allowed to penetrate the lower parking 
structures, which act as a holding tank until back fl ushing into the river. The 
riverfront park design incorporates a string of water catchment areas as a part 
of a wider green necklace strategy.

RIVERFRONT PARK: The park reinforces and extends the existing park, 
connects to the Ohio River Trail and links the Gateway Corridor to the river’s 
edge. Centered under the Roebling Bridge, the park features spaces for quiet 
refl ection and active recreation. The Park engages the water’s edge with 
an amphitheater and a dock for river tourism. A constructed wetland island 
provides immersive exploration of the Ohio River and a protected channel for 
water recreation. 
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lower boardwalk boardwalk
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MARKET SUMMARY

  Cincinnati’s population has grown more than 1,000 citizens per    
year since 2011 [1]

Since 2011, the unemployment rate has improved from 11.6% to 4.1% [2]

  9 Fortune 500 companies call Cincinnati their home [3]

100,000+ jobs added to the metro area since 2011 [2]

  Approximately 50% of households do not have a vehicle, meaning    
they do not rely on parking [4]

Sources [1] [2] U.S. Census Bureau  [2] United States Department of Labor: Bureau of Labor Statistics [3] USA Today Network; The Enquirer [4] City of Cincinnati; Plan Cincinnati
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LAND contribution & acquisition

We assuming the Moerlein Lager lease 
will expire at the end of 2020 and we will 
invest $630,000 to repurpose the building 
to extend the boardwalk retail.

We plan to preserve the art and landing 
spaces near the Carousel but will 
repurpose the Carousel to synergize with 
the boardwalk

This site consists of fi ve parcels owned by Dixie Terminal Group 
totaling 1.6 acres. We will purchase the land and buildings for $8.8 
million and spend another $200,000 to demolish the site to make 
way for our trophy offi ce and residential towers. 

We will purchase the existing Yard House building for $5.0 million 
and demolish it to make room for the Freedom Hall community center. 

We will purchase the Ruth Chris’s 
steakhouse for $9.2 million from a private 
owner, which equates to a 7.0% cap rate.. 
Furthermore, we will invest $850,000 to 
repurpose the building into an incubator 
space
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HIGHLIGHTS
22.19% levered IRR 
2.91 equity multiple

4.79 million square feet introduced on 22.37 acres 
in a dynamic downtown Cincinnati

$131 million in infrastructure improvements, including a riverfront boardwalk 
improved streetscape, transit, landscaping, new park amenities, and a 

recreational island

126,000 square feet of public buildings, including an athletic museum and  
brand new community center - Freedom Hall

264 units of affordable housing
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Unit deliveries    
Residential: Market-rate   471  
Residential: Condominiums  145   
Residential: Affordable   89   
Hotel        298  
Parking spaces      940 

Timing (years)     
Construction time frame   3  
Stabilization period    3  
Opening      4

Phase Details    
Number of buildings   13 
Total costs (millions)    $580   

Avg construction costs (SF) $280   

2.08 mM sf

7.15% 16.92% 2.97

Equity Multiple Levered IRR Unlevered IRR 

Phase 1 is the largest project in terms of square feet, the most expensive phase in 
terms of costs, and the most important phase in terms of the overall success of the site. 
The goal of phase 1 is activation. In order to activate the site, we are strategically 
introducing a greater weight of offi ce, hotel, retail, infrastructure, and public 
improvements, which provide instant demand, foot traffi c, and a desire to live within 
the site.  Since phase 1 is the largest and most complex phase, we projected a three-
year construction time frame, which is a year more than the other phases. Phase 1 
relies on the completion of the decking of Fort Washington way, which will support 
dense, mixed-use development. Phase 1 also includes the acquisition or repurposing 
of private land or buildings, which are crucial for site completion, and are estimated 
to cost a total of $25 million. Phase 1 will rely on the largest sum of TIF dollars, which 
will subsidize the infrastructure, affordable housing, and public buildings. Since Phase 
1 occupies the most desirable real estate throughout the site and has the fi rst-mover 
advantage amongst the other phases, we expect there to be lower risk, which is 
refl ected in the IRR. 

phase 1
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PHASE 2

69%

3%

6%

14%

9%

1.51 mm SF

Unit deliveries    
Residential: Market-rate   566
Residential: Condominiums  522
Residential: Affordable   116  
Hotel        483
Parking spaces      395

Timing (years)     
Construction time frame   2  
Stabilization period    3  
Opening      6

Phase Details    
Number of buildings   7 
Total costs (millions)    $301  

Avg construction costs (SF) $198  

20.42% 38.68% 3.35

Equity Multiple Levered IRR Unlevered IRR 

Phase 2 continues with the theme of activation with the introduction of a 483 unit 
hotel but also capitalizes on the activation from Phase 1 with the delivery of 1,204 
residential units. We expect the demand created from Phase 1 to drive the desire to 
rent or buy a residential unit in Phase 2. As such, Phase 2 includes some of the most 
luxurious and expensive residential units throughout the site. However, in order to 
maintain the diversity of the site, Phase 2 also introduces 116 affordable units. The 
affordable units will not be of lesser-quality than the market-rate apartments. Since 
Phase 2 includes such a large hotel, which are perceived as one of the riskiest asset 
classes amongst investors, Phase 2 rewards its investors with the highest IRR. 
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1.2 mm SF

Unit deliveries    
Residential: Market-rate   373  
Residential: Condominiums  0  
Residential: Affordable   59   
Hotel        0  
Parking spaces      781 

Timing (years)     
Construction time frame   2  
Stabilization period    3  
Opening      8

Phase Details    
Number of buildings   4 
Total costs (millions)    $205  

Avg construction costs (SF) $171  

15.33% 22.66% 2.19

Equity Multiple Levered IRR Unlevered IRR 

PHASE 3

Phase 3 is the fi nal phase that completes the Cincinnati United Vision. Phase 3 “fi lls 
out” the remaining vacant land on the site. Since the land in Phase 3 does not have 
waterfront or “main on main” location, investors are awarded with a higher IRR than 
phase 1, but a lower IRR than Phase 2 because of the smaller scale. Also, since the 
Phase 3 investment participation time period is the shortest of all the phases (years 
6-10), investors’ IRRs benefi t from a quick “fl ip” of the assets immediately upon 
stabilization. 
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total development: 4.79 MM sf
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Unit deliveries    
Residential: Market-rate   1,410 
Residential: Condominiums   667 
Residential: Affordable    264 
Hotel         781 
Parking spaces       2,321 
       
Phase Details    
Number of buildings    24
Total costs (millions)     $1,087
Average construction costs (SF)  $227 

Sources     Millions ($) Share (%)
Equity (inc. land contribution)    $399  36%
Construction debt    $540  50%
Public sources     $148  14% 
       $1,087  100%
Uses  
City / county land / acquisitions $73   7%
Construction costs (hard + soft)   $827 76%
Infastructure     $131  12%
Fees / interest carry     $56   5%
       $1,087  100%

10.73% 22.19% 2.91

Equity Multiple Levered IRR Unlevered IRR 
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Fort Washington Way District
FAR: 5.90

Boardwalk District 
FAR: 1.55

Freedom Towers
FAR: 10.26

Stadium District
FAR: 6.09 

Reds’ Stadium Hotel 
FAR: 5.37

Stadium North 
FAR: 7.42

fl oor area ratios by district
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SOURCES & uses
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UNIVERSAL FINANCIAL ASSUMPTIONS
CONSTRUCTION ASSUMPTIONS
Since Phase 1 is the largest and costliest phase, we assumed a construction time frame of 
three years compared to two years in Phase 2 and Phase 3. This allows for the decking 
of Fort Washington Way and construction of the major public improvement projects. 
Each year has a stabilization period of three years, which assumes a period no greater 
than the stabilization period of the asset class with the slowest ramp-up period (offi ce: 
three years). As noted in the table below, a phase does not begin until a previous phase 
opens. 

OTHER

DEBT & SUBSIDIES
The construction loans are sized based on the total cost of each 
phase, including infrastructure and public buildings, but not the 
land contribution from the City or County. Each construction loan 
is interest-only throughout its life and is paid in full at the time of 
permanent loan refi nancing.  We expect the construction loan 
proceeds to be come from a lender interested in adding a core 
development opportunity to their lending portfolio. 

The permanent loan will be placed upon stabilization of each 
phase. The loan sizing is calculated based on a blended cap rate 
applied to the total NOI (not including condominiums or public 
buildings). The permanent loan assumes a 30 year amortization 
schedule and a term that extends through liquidation. The 
permanent loan balance will be paid in full upon exit with sales 
proceeds. We expect a lender interested in adding downtown, 
Class A, stabilized, assets to their portfolio to underwrite the 
permanent loan. Insurance companies or institutional lenders are 
ideal candidates to underwrite the permanent loan. 

TIF proceeds are calculated based on the incremental tax revenues 
generated by the new developments without considering the 
amount allocated to the Cincinnati Public Schools district. TIF 
proceeds were only applied to costs associated with infrastructure, 
public improvements, and affordable housing- all which need 
subsidies to be fi nancially feasible. If the TIF sizing exceeding those 
costs, we assumed TIF proceeds no greater than the costs, even if 
it meant not maximizing TIF proceeds. This was underwritten in an 
effort to maintain a mutually-benefi cial relationship with the City 
and County. 
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infrastructure
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residential: Market-rate
The Cincinnati United multi-family component is the largest residential component in the entire proposed development. The majority of the multi-family will be introduced in phase 
2, with the idea that residents will desire to live in the Cincinnati United site after a substantial amount of infrastructure and public spaces are introduced. At no point during the ten 
year investment cycle, do we project more than a 22 unit per month ramp-up. We intentionally introduced multi-family units at less than 30 units per month; this assumption was 
based on market analysis and conversations with brokers that it is diffi cult to average more than a one lease per month. Since the ramp-up period for each phase is two years, 
neither phase is ever competing directly with each other to lease new units. 

Bedrooms Size Rent Mix
0 450                                           1,000                                        40%
1 650                                           1,250                                        35%
2 1,000                                        2,000                                        20%
3 1,200                                        2,250                                        5%

Resident ial: Market rate

Average size 668                                           SF

Average rent 1,350$                                      monthly gross
Monthly PSF 2.02$                                        PSF

Resident ial: Market-Rate

Building Name Address Bedrooms Size Monthly Gross Monthly PSF
Current At The Banks 121 E Freedom Way 1 795                           1,595$             2.01$               
Current At The Banks 121 E Freedom Way 2 1,073                        2,015$             1.88$               
Radius At The Banks 44 West Freedom Way 2 1,148                        1,989$             1.73$               
Radius At The Banks 44 West Freedom Way 2 1,207                        2,253$             1.87$               
City Club Apartments 309 Vine St 0 475                           1,040$             2.19$               
City Club Apartments 309 Vine St 1 675                           1,815$             2.69$               
City Club Apartments 309 Vine St 2 1,025                        2,305$             2.25$               

Average 2.09$               

phase 1

unit mix / sale rate market comps

operating & cost assumptions

fi nancial returns: 
unlevered irr

phase 2 

phase 3 

14.74%

19.11%

22.91%
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residential: condominiums
Condominium sales at Cincinnati United allow investors to recoup some or all of their investment before the phase exit. Condominium sales have been marked as high as 
$338 per square foot. The condominiums at Cincinnati United will be the fi rst mass-scale set of condos introduced in the area previously known as The Banks. Hence, we 
expect demand to be strong, given that our condos are strategically located on the most desirable locations within the site. The condos are either situated at the top fl oors of 
the residential towers or with water views. Due to their placement, condo owners can rest assured their views will be preserved. 

phase 1

unit mix / sale rate market comps

operating & cost assumptions

fi nancial returns: 
unlevered irr

phase 2 

phase 3 

deliveries & lease up

22.19%

30.22%

-%
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residential: affordable
Cincinnati United goes above and beyond the 10% affordability requirement with 15.61% of the residential units offering affordable rates. The affordable rates are approximately 
22% below the market-rate units, which will allow residents from a wider span of social classes and industry functions. The affordable residents are a key element to the diverse and 
inclusive vision of the project as a whole. 

Our units average rates catering to the 80% income levels of the area median income. In order to calculate the affordable rate, we determined the area median income for a two-
bedroom and three-bedroom house is $62,500 and $70,500, respectively. Once the area median income was determined, we applied the 80% ratio, then divided the income 
level by three to calculate the ability to pay. The affordable housing component does not offer investors the highest IRR of the various uses, but we believe the value is in the diversity 
and inclusion it adds to the site.

phase 1

unit mix / sale rate

operating & cost assumptions

fi nancial returns: 
unlevered irr

phase 2 

phase 3 

6.36%

6.13%

4.88%

15.61% of total residential units
264 total units delivered
80% average area median income
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offi ce
The Cincinnati metro area has experienced a 2.7% rent growth over the last twelve months as of the end of 2018. This growth rate is above our 2.0% infl ation estimate. We expect the 
Cincinnati United offi ce space to offer some best-in-class suite spaces amongst the entire metro area. Some of the offi ce spaces will demand rents above or near the Class A++ rates 
being experienced at Queen City Square. The inclusion of $50 per square foot in tenant improvements dollars will be used a tool to attract some of the highest-quality tenants. 

As shown in the graph below, the Cincinnati offi ce market inventory consists of approximately 104 million square feet. The Cincinnati United develop proposed approximately 1.3 
million square feet, which represents less than 1.5% of the total inventory. Furthermore, our average projected absorption square feet per year is approximately 172,000 square feet, 
which we believe is reasonable given a total market absorption of 1.4 million square feet in 2018. Furthermore, the Class A, CBD submarket currently has a vacancy of 8.50% (Source: 
CoStar); but the Great American Tower, our main competitor is 98% occupied. However, we conservatively underwrote a 10% stabilized occupancy to account for our scale. 

phase 1

revenue drivers market comps

operating & cost assumptions
fi nancial returns: 
unlevered irr

phase 2 

phase 3 

11.85%

15.35%

18.32%
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retail
Cincinnati United’s retail space is strategically placed amongst popular corridors amongst the site. The strategic placement of the retail space will funnel pedestrian and vehicular 
traffi c to the variety of bars, restaurants, and lifestyle centers throughout the site. We projected some of the ground fl oor retail space to occupy a third or half of the ground 
fl oor levels amongst the entertainment corridors. We plan to execute some of the highest rents in the area by offering tenants an average of $60 per square feet in tenant 
improvements. 

Retail occupies only 5% of the total site programming, but is a catalyst to activating the site as a whole. The densest retail corridor will be among the boardwalk, which we 
expect will have the highest count of pedestrians throughout the year. We also projected a grocery store and gym on the site, which are key retail uses that can be enjoyed by 
the site residents or daily commuters. 

phase 1

rental rates market comps

operating & cost assumptions fi nancial returns: 
unlevered irr

phase 2 

phase 3 

17.98%

17.04%

20.76%
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hotel
In total, we will introduce two hotels consisting of 781 rooms. The two hotels are strategically introduced in phase 1 and phase 2 as a means to offer immediate activation to the 
site. We believe it is important to create a “buzz” throughout the site before expecting a major infl ux of residential, which arrives in phase 2. The two hotel buildings are located 
next to the stadiums; therefore we expect the hotels to attract fans of the Cincinnati Bengals and Cincinnati Reds professional sports teams. However, the hotels are not exclusively 
“sports” hotels. The 483 unit hotel introduced In phase two will share its building with residential market-rate and condominium residents, creating a truly unique experience. 
We underwrote an average daily rate of $165 per night, which we believe is conservative given some of the hotels in downtown have rates above $200 per night. Ancillary 
revenues, such as food and beverage, supplement very attractive IRR returns offered by the hotel units. 

phase 1

revenue drivers
market comps

operating & cost assumptions

fi nancial returns: 
unlevered irr

phase 2 

phase 3 

18.62%

24.56%

-%
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public buildings
Although the public buildings do not generate revenue, they are key to activating the entire site and stimulating demand. Overall, over 126,000 square feet of public space 
will be introduced throughout two buildings. The two public buildings are Freedom Hall and the sports hall of fame museum. Due to the creativity and uniqueness of each 
space, we projected the cost of the public buildings to be the highest amongst all the asset classes. The public buildings are not part of the valuation equation upon exit, and 
will remain under the control of the City or County throughout their life. 

operating & cost assumptions

126,000+ square feet of public buildings 
introduced in phase 1 across 2 buildings
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parking
The site was adequately prepped with over 7,000 underground and surface-level parking spaces in expectation for a large-scale development such as Cincinnati United. However, 
we understand we are introducing a signifi cant amount of density and there are seasonal spikes in demand for parking due to the professional and entertainment events occurring 
at the Bengals and Reds stadiums. As a result, we are introducing approximately 2,300 parking spaces to supplement the existing spaces. In total, residents and offi ce users of 
the space have approximately 9,500 to park at. The majority of the parking spaces are underground or above the ground fl oor of buildings. Our only entire parking structure is 
strategically located north of the Bengals stadium, which gives football fans easy access to the games from the network of highways surrounding the parking garage. Since our 
development is near a streetcar station and within an area considered core, and, traditional parking uses are rapidly changing with the introduction of autonomous vehicles and 
ride-sharing programs, we reduced the parking requirements from the zoning code. Furthermore, the introduction of the car ride-sharing station, dock-less scooters, and shared 
bicycles will alleviate parking requirements of throughout the site. Parking revenues are not suffi cient to generate a positive IRR, but we intentionally projected low-fees to minimize 
hindrances to visiting the site.

revenue drivers parking analysis

operating & cost assumptions
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combined: phase 1 cash fl ows
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combined: phase 2 cash fl ows
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combined: phase 3 cash fl ows
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appendices
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Drivers
Phase 2 Phase begin 4 Premium weight 24.3%
Type Residential, market-rate Phase end 5

Phase open 6

Square feet, completed, gross -                       -                                -                                -                            -                               -                               419,720                      419,720                      419,720                      419,720                      419,720                        
Square feet, rentable Common area factor10% -                       -                                -                                -                            -                               -                               377,748                      377,748                      377,748                      377,748                      377,748                        
Available, units / year -                       -                                -                                -                            -                               -                               566                              566                              566                              566                              566                                
Lease-up, sf Stabilization period47.50% -                       -                                -                                -                            -                               -                               179,430                      179,430                      -                               -                               -                                 
Lease-up, units / year -                       -                                -                                -                            -                               -                               269                              269                              -                               -                               -                                 
Lease-up, units / month -                       -                                -                                -                            -                               -                               22                                22                                -                               -                               -                                 
Cumulative occupied space -                       -                                -                                -                            -                               -                               179,430                      358,861                      358,861                      358,861                      358,861                        

Income 2.15$                  -$                     -$                              -$                              -$                          -$                             -$                             5,099,621$                10,403,227$             10,611,292$             10,823,518$             11,039,988$                
Opex 6.00$                  -$                     -$                              -$                              -$                          -$                             -$                             (2,780,429)$              (2,836,038)$              (2,892,759)$              (2,950,614)$              (3,009,626)$                 

Net operating income -$                     -$                              -$                              -$                          -$                             -$                             2,319,192$                7,567,189$                7,718,533$                7,872,904$                8,030,362$                  
0% 0% 0% 0% 0% 0% 45% 73% 73% 73% 73%

CapEx 0.25                    -$                     -$                              -$                              -$                          -$                             -$                             (94,437)$                    (94,437)$                    (94,437)$                    (94,437)$                    (94,437)$                       
Leasing commissions 0.03                    -$                     -$                              -$                              -$                          -$                             -$                             (4,486)$                       (8,972)$                       (8,972)$                       (8,972)$                       (8,972)$                         

Capital costs -$                     -$                              -$                              -$                          -$                             -$                             (98,923)$                    (103,409)$                  (103,409)$                  (103,409)$                  (103,409)$                    

Construction costs 143.19$             -$                     -$                              -$                              -$                          (32,845,714)$            (33,502,629)$            -$                             -$                             -$                             -$                             -$                               
Asset sale, net Exit cap rate6.07% -$                     -$                              -$                              -$                          -$                             -$                             -$                             -$                             -$                             -$                             129,030,803$             

Investments -$                     -$                              -$                              -$                          (32,845,714)$            (33,502,629)$            -$                             -$                             -$                             -$                             129,030,803$             

Unlevered free cash flow 19.11% -$                     -$                              -$                              -$                          (32,845,714)$            (33,502,629)$            2,220,269$                7,463,781$                7,615,125$                7,769,495$                136,957,756$             

Drivers
Phase 3 Phase begin 6 Premium weight 0.0%
Type Residential, market-rate Phase end 7

Phase open 8

Square feet, completed, gross -                       -                                -                                -                            -                               -                               -                               -                               276,975                      276,975                      276,975                        
Square feet, rentable Common area factor10% -                       -                                -                                -                            -                               -                               -                               -                               249,278                      249,278                      249,278                        
Available, units / year -                       -                                -                                -                            -                               -                               -                               -                               373                              373                              373                                
Lease-up, sf Stabilization period47.50% -                       -                                -                                -                            -                               -                               -                               -                               118,407                      118,407                      -                                 
Lease-up, units / year -                       -                                -                                -                            -                               -                               -                               -                               177                              177                              -                                 
Lease-up, units / month -                       -                                -                                -                            -                               -                               -                               -                               15                                15                                -                                 
Cumulative occupied space -                       -                                -                                -                            -                               -                               -                               -                               118,407                      236,814                      236,814                        

Income 2.02$                  -$                     -$                              -$                              -$                          -$                             -$                             -$                             -$                             3,300,973$                6,733,985$                6,868,664$                  
Opex 6.00$                  -$                     -$                              -$                              -$                          -$                             -$                             -$                             -$                             (1,908,945)$              (1,947,124)$              (1,986,066)$                 

Net operating income -$                     -$                              -$                              -$                          -$                             -$                             -$                             -$                             1,392,028$                4,786,861$                4,882,598$                  
0% 0% 0% 0% 0% 0% 0% 0% 42% 71% 71%

CapEx 0.25                    -$                     -$                              -$                              -$                          -$                             -$                             -$                             -$                             (62,319)$                    (62,319)$                    (62,319)$                       
Leasing commissions 0.03                    -$                     -$                              -$                              -$                          -$                             -$                             -$                             -$                             (2,960)$                       (5,920)$                       (5,920)$                         

Capital costs -$                     -$                              -$                              -$                          -$                             -$                             -$                             -$                             (65,280)$                    (68,240)$                    (68,240)$                       

Construction costs 135.00$             -$                     -$                              -$                              -$                          -$                             -$                             (21,260,954)$            (21,686,173)$            -$                             -$                             -$                               
Asset sale, net Exit cap rate6.25% -$                     -$                              -$                              -$                          -$                             -$                             -$                             -$                             -$                             -$                             76,168,533$                

Investments -$                     -$                              -$                              -$                          -$                             -$                             (21,260,954)$            (21,686,173)$            -$                             -$                             76,168,533$                

Unlevered free cash flow 22.91% -$                     -$                              -$                              -$                          -$                             -$                             (21,260,954)$            (21,686,173)$            1,326,749$                4,718,621$                80,982,891$                

Drivers
Phase 1 Phase begin 1 Premium weight 3.6%
Type Residential, market-rate Phase end 3

Phase open 4

Square feet, completed, gross -                       -                                -                                -                            349,355                      349,355                      349,355                      349,355                      349,355                      349,355                      349,355                        
Square feet, rentable Co 10% -                       -                                -                                -                            314,419                      314,419                      314,419                      314,419                      314,419                      314,419                      314,419                        
Available, units / year -                       -                                -                                -                            471                              471                              471                              471                              471                              471                              471                                
Lease-up, sf St 47.50% -                       -                                -                                -                            149,349                      149,349                      -                               -                               -                               -                               -                                 
Lease-up, units / year -                       -                                -                                -                            224                              224                              -                               -                               -                               -                               -                                 
Lease-up, units / month -                       -                                -                                -                            19                                19                                -                               -                               -                               -                               -                                 
Cumulative occupied space -                       -                                -                                -                            149,349                      298,698                      298,698                      298,698                      298,698                      298,698                      298,698                        

Income 2.04$                  -$                     -$                              -$                              -$                          3,881,360$                7,917,974$                8,076,333$                8,237,860$                8,402,617$                8,570,670$                8,742,083$                  
Opex 6.00$                  -$                     -$                              -$                              -$                          (2,224,429)$              (2,268,917)$              (2,314,296)$              (2,360,581)$              (2,407,793)$              (2,455,949)$              (2,505,068)$                 

Net operating income -$                     -$                              -$                              -$                          1,656,931$                5,649,057$                5,762,038$                5,877,278$                5,994,824$                6,114,721$                6,237,015$                  
0% 0% 0% 0% 43% 71% 71% 71% 71% 71% 71%

CapEx 0.25                    -$                     -$                              -$                              -$                          (78,605)$                    (78,605)$                    (78,605)$                    (78,605)$                    (78,605)$                    (78,605)$                    (78,605)$                       
Leasing commissions 0.03                    -$                     -$                              -$                              -$                          (3,734)$                       (7,467)$                       (7,467)$                       (7,467)$                       (7,467)$                       (7,467)$                       (7,467)$                         

Capital costs -$                     -$                              -$                              -$                          (82,339)$                    (86,072)$                    (86,072)$                    (86,072)$                    (86,072)$                    (86,072)$                    (86,072)$                       

Acquisitions / demolition costs -$                     (266,630)$                   -$                              -$                          -$                             -$                             -$                             -$                             -$                             -$                             -$                               
Repurpose costs -$                     -$                              -$                              -$                          -$                             -$                             -$                             -$                             -$                             -$                             -$                               
Construction costs 136.22$             -$                     (16,339,293)$             (16,666,079)$             (16,999,400)$         -$                             -$                             -$                             -$                             -$                             -$                             -$                               
Asset sale, net Exit cap rate6.22% -$                     -$                              -$                              -$                          -$                             -$                             -$                             -$                             -$                             -$                             97,722,387$                

Investments -$                     (16,605,923)$             (16,666,079)$             (16,999,400)$         -$                             -$                             -$                             -$                             -$                             -$                             97,722,387$                

Unlevered free cash flow 14.74% -$                     (16,605,923)$             (16,666,079)$             (16,999,400)$         1,574,593$                5,562,984$                5,675,965$                5,791,206$                5,908,752$                6,028,648$                103,873,330$             
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0% 0% 0% 0% 0% 0% 95% 95% 0% 0% 0%

0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
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0% 0% 0% 0% 0% 0% 0% 0% 59% 59% 59%
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0% 0% 0% 0% 0% 0% 70% 40% 10% 10% 10%

0% 0% 0% 0% 0% 0% 0% 0% 70% 40% 10%

0% 0% 0% 0% 70% 40% 10% 10% 10% 10% 10%
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0% 0% 0% 0% 0% 0% 53% 5% 5% 5% 5%

0% 0% 0% 0% 0% 0% 36% 68% 68% 68% 68%

0% 0% 0% 0% 0% 0% 0% 0% 53% 5% 5%

0% 0% 0% 0% 0% 0% 0% 0% 36% 68% 68%

0% 0% 0% 0% 53% 5% 5% 5% 5% 5% 5%
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0% 0% 0% 0% 86% 86% 86% 86% 86% 86% 86%
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