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Good Morning 
South Bend!

What will we cover today? 
12 Steps 
Flywheel 
Financing & Pro formas 
Bank Interviews! 
Leasing & Management
Strategizing 
Next Steps 



Please note that the figures provided in the 
exercises are intended for teaching purposes 

only and are estimates. Any actual project 
would require a more thorough analysis to 

determine accurate numbers that reflect the 
specifics of the proposed project.
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President, 
Options Real 
Estate

Proudly from 
Duncanville, TX

Started Flywheeling:
● Commercial real estate

Known for:
● Helping entrepreneurs get a 

foothold

Community Involvement:
● Former Duncanville City 

Councillor
● Duncanville Design Studio
● President of CNU North Texas 

Chapter
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Owner of 
Buffalove 
Development 
and Little Wheel 
Restoration

Proudly from 
Buffalo, NY

Started Flywheeling:
● Maintenance calls for 

minimum wage. 
● Energy retrofits and property 

management
● Began Buffalove in 2012. 

Known for:
● Cute renovations on a dime
● Small storefronts 
● Trying to keep apartments 

affordable

Community Involvement:
● Zoning Board of Appeals for 

the City of Buffalo
● FBCI Steering Committee 
● Eugene V. Debs Hall Board



M
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Proudly from 
South Bend, IN

Started Flywheeling:
● Chancellor’s Professor of 

Sociology and Sustainability 
Studies

● LEED AP sustainability 
consultant

Known for:
● The Birthday Chair

Community Involvement:
● Near Northwest Community 

Meetups
● South Bend Town Makers

Managing 
Partner, 
Hometowne 
Development

President, The 
Bakery Group



Readying locals to take the lead,
steadying the building environment,

nurturing the small development ecosystem.

Helping you create your neighborhood’s future.

Neighborhood 
Evolution
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Figure out how to make 
enough money to sustain 
yourself, your projects, 
and your community. Find 
people who want to invest 
in a shared vision.

Neighborhoods people 
love to be in follow a 
pattern. Learn it and 
continue the tradition of 
building places that get 
better with age.

FORMFINANCEFARMING
Pick a place, stay there. 
Walk your fields and get 
to know how everything 
interacts. Cultivate the 
life and beauty that’s 
around you.



12 STEPS
to Town Making



FIND YOUR FARM.
Work it. Commit to it. 
Make it your life forever.

01



GET TO KNOW YOUR 
NEIGHBORS
They will occupy, energize, and 
support your spaces.

02



FIND SOME INVESTORS
Keep it local. Banks are a good 
starting place.

03



LEARN THE LEGAL & 
ACCOUNTING
Get a damn good attorney & CPA. 
Trust no one (except your attorney & 
CPA). Study how to form a partnership 
and close a deal.

04



FIND A PROJECT TO USE 
AS AN EXPERIMENT
No zoning changes (yet). Learn to 
do a pro forma. Already have that? 
Decide what’s next.
Keep it moving.
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CLEAN, CLEAN, CLEAN, 
DEMO.
And then clean some more.
Know what you’re working with, 
(and relieve some stress via 
sledgehammer).

06



BUILD YOUR TEAM/
CREATE YOUR CREW
Consultants, contractors. Make 
sure they know you’re working 
on small, incremental projects.

07



DECIDE WHAT IS BEST 
FOR YOUR PROJECT
Learn to plan efficiently, bring your 
team together, and collaborate. 
You are no longer alone!
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SET UP A CONSTRUCTION 
MANAGEMENT SYSTEM
Hire a general contractor? Do it 
yourself?
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TIME TO MOVE.
If you have a tenant, move them 
in. If not, be your own. Make the 
space your home or office.
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LEARN TO MANAGE 
YOUR PROPERTY
It’s ok if you’re not the best at 
this. Don’t freak out. Hire 
someone.
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HELP OTHERS
Share these steps with 
other small developers.
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DO GOOD.
MAKE MONEY.



ACQUISITIONS

Step 3-5 IM
PROVEM

ENTS

Step 6-9

LEASING / SELLING
Step 10

PROPERTY 
MANAGEMENT

Step 11
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Community Activists
Business Developers
Non-profits
New Entrepreneurs
Chamber Professionals
City Employees
Churches
Educators
Musicians
Artists
IT

Investors
Lenders
Insurance Agents
Title Companies
Asset Managers

Attorneys
CPAs
Inspectors

Construction Trades
Construction Managers
Project Managers
Architects
Planners
Engineers
Designers

Real Estate Agents
Marketing
Advertising
Web/Designers
Social Media
Salespeople

Property Managers
Make Ready
Porters
Janitors

Bookkeepers
Customer Service
Maintenance

Carpenters
Plumbers
HVAC
Electricians
Roofers
Sheetrockers
Painters
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There are a lot of important 
things to do BEFORE you 
can look at a property for 

sale and buy it. 

Let’s Prep For 
Financing The 

Project



Bank Prep! 
▢ Copy of driver's license
(or passport or official ID)

▢ Two (2) most recent years completed Federal Tax Returns 
Include any extension requests (if applicable)

▢ If titled in an Entity (LLC, LP, S CORP)
Two (a) most recent years completed Entity Federal Tax Returns 
(signed): include any extension requests of applicable)

▢  Copies of bank statements 
to support any liquidity you noted on your personal financial 
statements

Copy of organization documents:
▢ Partnership Agreement
▢ Operating Agreement
▢ Certificate of Formation (for LP or LLC)
▢ Articles of Incorporation and Bylaws 
▢ Tax ID Number

▢ Current Personal Financial Statement (signed)
Should be less than six (6) months old

▢ Copy of Lease(s) (if applicable)

▢ Agreement of Sale (if applicable)

▢ Construction Budget (if applicable)

▢ Pro forma
Operating statement for rental, plus information about any 
historical income and expenses. (Include comparable rents in the 
area to support your rent estimate)

▢ Comparable sales in area 
to support your expected sales price

▢ Resume of professional experience



Bank Prep! 

▢ Current Personal Financial Statement (signed)
Should be less than six (6) months old



BREAK! 
Grab some 
coffee. 

Bank interview is 
up next!



Connecting with Banks is the key !

○ Do you make investor real estate loans? Do you 
make owner occupied loans? What are your loan 
limits per borrower?

○ How does the loan process work? 
○ What are your terms? (Down payment, interest rate, 

length of loan) 
○ What all do you need from me? 
○ Once I make a request, what happens? 
○ What is the timing from start to finish?
○ How can I get a pre-approved letter?  

Interview
!



1. Title 
2. Survey 
3. Utilities 
4. Zoning 
5. Accessibility (ADA)

6.   Environmental 
7.   Building Code 
8.   Insurance 
9.   Financing 
10. Fire Code 

Deal Killers
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As a community development 
financial institution (CDFI), we provide 
creative capital solutions to projects 
with high social value that may not 
otherwise receive support from 
traditional financial institutions. 

Keith Broadnax
Senior Vice President
KBroadnax@cinnaire.com
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We provide a variety of loan products that 
include term loans and lines of credit that 
support healthy communities: 

• Housing

• Commercial real estate

• Community facilities

We prioritize projects with:  

• A clear demonstration of the social benefit 

• A goal of addressing community needs

WHAT WE DO



34

Loans can be used for: 
• Purchase of a property intended for community 
facilities and property intended for other community 
development needs
• Construction, pre-development costs, renovation, and 
leasehold improvements of a building intended for 
community development needs
• Refinancing existing debt related to eligible 
community development needs
• Equipment
• Line of credit to support operating cash flow.  
• Bridge financing to monetize grants and contracts that 
support community development needs

Loan Purposes
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Borrower/Guarantor Background

Project Description

Value Analysis

Development Team

Service Area Profile

Target Market/Rental Rates

Source of Repayment

Cinnaire Underwriting
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Cinnaire LOC 
Structure

Term: 24-month revolving line of credit; A 12-month interest reserve will 
be deducted from the loan proceeds at closing of each property 
financed to pay the interest on the property being financed. 

Origination Fee: 1.0%

Security: A first-position real estate mortgage on properties funded by the 
line. 

Project/Purpose: To finance the acquisition, new construction and/or rehabilitation 
of residential and/or commercial multifamily properties in South 
Bend, IN. 

Repayment: Repayment will come from sale of the properties or refinance of the 
properties into permanent loans provided by third party lenders. 

Loan-to-Value: Not to exceed 85% of “as-completed” appraisal or acceptable 
market analysis. 
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Project Pro forma

Debt Service Coverage Ratio if amortizing permanent loan: 1.20%

Construction contingency between 5% to 15%.

HCV or Rents 10% below market rents

Draws: No more than four draws per property and no more 
than one draw per month. Advances will be made at 
the Lender’s discretion. Requests for advance must 
come with detailed contractor’s statement. 

Inspections: Site inspections are required and will be 
scheduled at the Lender’s discretion; Inspections

Cinnaire Underwriting Cont.
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How does this work? 

Step 1: Collect Items Required for Underwriting

Step 2: Receive your LOC

Step 3: Search for feasible projects

Step 4: Complete Project (Purchase, Renovate, Rent)

Step 5: Refinance LOC to permanent financing

Lifecycle of a Project





BREAK! 
Grab some 
coffee. 

Deal structures 
are up next!



How do we make the 
numbers work for your 

project?  

Typical Deal 
Structures & 

Proforma



Bank Prep! 



Bank Loan
Renovation to Perm Bank Loan 

Purchase: $85,000
Construction Budget: $60,000
After Renovation Appraisal: $185,000
Max bank loan: $150,000
My bank loan: $120,000
Private loan: $28,000 (purchase)

Structure: 
20% LTV on the PURCHASE price. 
$28,000 - purchase / closing only. 
Where did the $28,000 come from? 
A home equity line of credit! 
40/40/20% ownership split.

Today: 
Rear house: $950 
Upper: $910
Storefront: $575 
Estimated value: $240K + or so. 



A
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Angel… ish

Purchase: $595,000
Construction Budget: $100,000
After Renovation Appraisal: None
Max bank loan: $None
All in$700,000

Structure: 
50% paid by partner - as their 
contribution
50% paid by partner - as a loan for my 
50% ownership. 
Goal: Pay down quickly here.

Today: 
11 units about $8,500 a month including 
several affordable apartments. 
Value: 1.3 million (roughly)

Notes: not enough $$ for construction



Bank Loan



Property



Elevations



Floor Plans



Rent Roll



Pro-Form
a



Budget



Bank Request



Zoning
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214 N Merrill Buy / Sell 



Purchase Price    $25,000
Remodel Cost + $90,000
Soft Cost + $15,000
Total Project Cost    $130,000

Sales Price    $165,000
Sales Commissions -  $9,900
Closing Costs -  $4,500
Prorated Taxes -  $1,500
Project Costs -  $130,000
Profit     $19,100

Merrill Street - 800 SF



Leasing &
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Important questions to ask yourself.

● Who is leasing the spaces?
● Who will be managing the property? 
● Are you comfortable with money?
● What stress are you willing to live with?
● What boundaries do you want to set?
● What risk do YOU want to absorb? 



What’s next for South Bend?
Home Work

❏ Interview at least 1 banker 
and 1 investor

❏ Do a simple proforma on 
one project. 

❏ If you have a project ready 
for the bank, put your 
package together.    

❏ Send to Marty 



Thank you!
Remember: 
DO GOOD.

MAKE MONEY.


