
 

 

 
 

$935,000 in fee simple 
$85,000 per unit.  $108 per sq. ft. No ground rent. 

This offering is made without regard to race, religion, color, creed, sex, marital & family status, and/or handicap. The information contained herein is 
believed accurate and from reliable sources; however, neither the owner nor Ben Frederick Realty, Inc. or any of their agents and/or sub-agents make 
any warranties or representations with regard to this information, the physical condition of the Property or any of its components, nor the financial 
performance of the Property. All information should be considered as observed by Broker. The Purchaser is hereby advised to verify all information to 
Purchaser’s own satisfaction. This Property and this offering are subject to prior sale and withdrawal at any time as the owner may deem appropriate.  

Call Ben Frederick, III, CCIM 

www.BenFrederick.com 

410 752 6400 Seller’s Exclusive Agent 

 

FOR SALE: 11 Apartments – Old Goucher  
2637  Sa in t  Pau l  S t reet  in Old Goucher Historic District, Baltimore City, Maryland 21218 

  » Property 
UNIT MIX  5 One-Bedroom Apartments, 6 Two-Bedroom Apartments.    

BUILT  1962 

ZONING / LOT  R-8; Licensed for 11 Dwelling Units (license exp 6/15/2019).  46’8” x 123’ level lot = 5,769 sq.  Block 3839 / Lot 25. 
Subject to cross-easement to share the concrete walkway between 2635 St Paul and 2637 St Paul. 

PARKING  6 surface parking spaces, 3 private garages each with roll-up door. 

  » Construction 

EXTERIOR  Brick over block construction.  8,553 sq.ft. improved gross building area.  Single-pane aluminum slider windows.  Built 
up modified bitumen roof with stones. 

WALL/ FLOOR  Drywall walls & ceilings.  Parquet wood floors on the ground level.  Oak Hardwood flooring on levels 1 and 2.  Level 2 
has wall-to-wall carpet over oak hardwood floor.   

KITCHENS  Linoleum flooring.  White laminate cabinets, white laminate counters.  30” gas range.  Refrigerator.   

BATHROOMS  Ceramic tile floor.  Cast iron tub.  Ceramic tile tub surround.  Modern vanity. 

MECHANICAL  Separate 80% gas-fired forced air heating system with central air conditioning for each apt.  77-gallon gas-fired AO 
Smith commercial water heater with 192 gallon/hour recovery, dated 2013.  200 Amp Electric service with separate 
meter and Federal Pacific breaker panel for each apt.  1½”  copper water main.  All interior pipes appear copper.   

AMENITIES  2 Coin Washers, 2 Coin Dryers (contract with CMC).  2 yard dumpster by Republic under contract through July 2020. 

  » Environmental 
                               No mold visible, some asbestos floor tile, no known oil tanks.  Certified Lead-Free per MDE standards. 



I N V E S T M E N T   O F F E R I N G: 935,000                        

Loan‐to‐Value 75% S U G G E S T E D  L O A N  A M O U N T 701,250                        

Loan Amount 701,250               E S T I M A T E D  C L O S I N G  C O S T S 46,750                           

Interest Rate 5.00% T O T A L  I N V E S T M E N T 280,500                        

Term 25                         Price Per Unit 11                                   85,000                           

Monthly P & I 4,099.44$           Price Per Sq.Ft. 8,695                              108                                

Unit Size Lease Expires Sec Dep Sec Dep Date Current Actual Rent Market Rent

TA 2 Bedroom month to month 1,800.00 8/1/2015                                  820  900                                

TB 2 Bedroom 2/28/2020 850.00 2/15/2019                                  850  900                                

TD 1 Bedroom 9/30/2019 610.00 10/1/2014                                  715  825                                

1A 2 Bedroom notice: 5/15/19 375.00 2/1/1997                                  740  975                                

1B 2 Bedroom 9/30/2019 610.00 12/1/2010                                  925  975                                

1C 1 Bedroom 12/31/2019 825.00 12/14/2018                                  825  875                                

1D 1 Bedroom month to month 600.00 2/1/2010                                  730  875                                

2A 2 Bedroom 9/30/2019 750.00 1/1/2011                                  815  995                                

2B 2 Bedroom 9/30/2019 280.00 10/1/89 720                                 995                                

2C 1 Bedroom 9/30/2019 300.00 6/1/00 710                                 875                                

2D 1 Bedroom 9/30/2019 700.00 7/1/16 700                                 875                                

Parking Garage TD pays $30, 2C pas $40 for 2 spaces 60.00                              225                                

Tenants pay a share of water bill 550                                

Total Monthly Rental Income 8,610                              10,840                           

Gross Annual Income 103,320                         130,080                        

GRM (actual) =  9.0 Vacancy / Credit Loss 5.0% (5,166)                            (6,504)                           

GRM (market) =  7.2 Effective Annual Income 98,154                            123,576                        

Real Estate Taxes actual 7/1/2019 456,100               10,764

Special Benefits District Surcharge 570

Ground Rent none 0

Insurance actual 333 per unit 3,667

License ‐ Baltimore City MFD actual 35 per resid unit 385

License ‐ Inspection actual 95 per unit/3 years 348

Lead Paint Registration Fee actual 0 per resid unit 0

Property Management budget 5.0% of collections 6,179

Dumpster budget 350 per month 4,200

Repairs & Maintenance budget 1,000                per unit 11,000

Gas & Electric actual 238 per month 2,856

Water budget 50 per unit per mo 6,600

Expense/Unit= $4,240 38% TOTAL EXPENSES 46,569                          

Cap Rate= 8.24% NET OPERATING INCOME 77,007                          

DCR= 1.57 Less: Mortgage Payments: 49,193                           

ROI= 9.9% Monthly Cash Flow: $2,318 Annual Cash Flow: 27,814                          

address date sold sales price # units Monthly Rent Price per Unit GRM

2918 Guilford Dec‐18 340,000                  4                        2,865                    85,000                            9.9                                 

3026 Saint Paul Jan‐18 630,000                  7                        6,370                    90,000                            8.2                                 

3002 Saint Paul Jan‐18 540,000                  6                        5,250                    90,000                            8.6                                 
3016 St Paul Dec‐18 525,000                  5                        5,800                    105,000                         7.5                                 

C O M P A R A B L E   S A L E S

2 6 3 7   S A I N T   P A U L   S T R E E T
I N V E S T M E N T   P R O P E R T Y   I N C O M E   A N D   E X P E N S E   B U D G E T 

S U G G E S T E D  F I N A N C I N G:



Illustration of the Four Components of "Return on Investment"
1 Cash Flow

123,576        + Rental Income
46,569          - Operating Expenses
49,193          - Mortgage Payments
27,814          = Cash Flow

280,500        / Downpayment + Closing Costs
9.9% = Return on Investment from Cash Flow

2 Appreciation
As the value of the property increases, your return on investment increases.

935,000        = Acquisiton Price
5% * First Year Appreciation

981,750        = Value at the end of Year 1.
46,750          = Amount of Value Increase

280,500        / Downpayment + Closing Costs
17% = Return on Investment from Appreciation

3 Equity Build-Up 5.00% 25 4,099.44$      

701,250        = Loan Amount at Closing
686,791        = Loan Amount at the end of Year 1
14,459          - Equity Build-Up in Year 1

280,500        / Downpayment + Closing Costs
5.2% = Return on Investment from Equity Build-Up

4 Tax Benefits

77,007          = Cash Flow Before Loan Payments (rents less expenses)
26,492          - Depreciation (assumes 15% land, 30 year recovery)
34,734          - Mortgage Interest
15,781          = Taxable Income Year 1
12,625          Less 20% Exclusion for LLC Ownership under new tax law

37% * Marginal Tax Rate
4,671.28       = Federal Income Tax

4,671            Federal Income Tax
27,814          / Cash Flow
16.8% = Effective Tax Rate on This Investment

10,291          = Tax if Cash Flow came from a non-preferred investment vehicle
4,671            - Tax from this preferred investment vehicle.
5,620            = Income Tax Savings
2.0% Return on Investment from Tax Savings

Total / Summary
1: 27,814          Cash Flow
2: 46,750          Appreciation Year 1
3: 14,459          Equity Build Up Year 1
4: 5,620            Tax Savings Year 1

94,643          Total Return from this Investment
280,500        Downpayment + Closing Costs

33.7% Total Return from this Investment

This first and perhaps most obvious component is "cash flow" - rental income 
minus expenses - or how much cash ends up in your pocket.

Even if the property did not increase in value, Equity will increase solely from 
paying down the mortgage.

One pays less income taxes on a real estate investment than on other 
investment vehicles.

For illustration purposes only.  Though believed accurate reliable, information is not guaranteed.



Purchase Price 935,000         2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
Annual Rent 4.0% 130,080        135,283        140,695      146,322      152,175      158,262      164,593      171,176      178,023      185,144      
Vacancy 3.0% 3,902            4,058            4,221          4,390          4,565          4,748          4,938          5,135          5,341          5,554          
Effective Income 126,178        131,225        136,474      141,933      147,610      153,514      159,655      166,041      172,683      179,590      
Expenses 4.0% 46,569          48,432          50,369        52,384        54,479        56,658        58,924        61,281        63,733        66,282        
Exp as a percent of Annual Rent 37% 37% 37% 37% 37% 37% 37% 37% 37% 37%
Exp per unit 11                  4,234            4,403            4,579          4,762          4,953          5,151          5,357          5,571          5,794          6,026          
NOI 0                    79,609          82,793          86,105        89,549        93,131        96,856        100,730      104,760      108,950      113,308      
Debt Service 4,099$           49,193          49,193          49,193        49,193        49,193        49,193        49,193        49,193        49,193        49,193        
Before Tax Cash Flow (280,500)        30,415          33,600          36,912        40,356        43,938        47,663        51,537        55,566        59,757        796,668      

20.6% Internal Rate of Return

NOI 79,609          82,793          86,105        89,549        93,131        96,856        100,730      104,760      108,950      113,308      
Less Interest 34,734          33,994          33,217        32,399        31,540        30,637        29,688        28,690        27,641        26,538        
Less Depreciation 24,933          24,933          24,933        24,933        24,933        24,933        24,933        24,933        24,933        24,933        
Taxable Income to Individuals 19,941          23,865          27,955        32,216        36,657        41,286        46,109        51,137        56,376        61,837        
Pass Thru Entity 20% (3,988)           (4,773)           (5,591)         (6,443)         (7,331)         (8,257)         (9,222)         (10,227)       (11,275)       (12,367)       
Taxable Income 0 15,953          19,092          22,364        25,773        29,326        33,029        36,888        40,909        45,101        49,469        
Tax @ * 37% 5,903            7,064            8,275          9,536          10,851        12,221        13,648        15,136        16,687        18,304        
After Tax Cash Flow (280,500)        24,513          26,536          28,637        30,820        33,087        35,442        37,889        40,430        43,070        665,308      

16.8% Internal Rate of Return
Purchase 935,000         Assume a Sale at End of Year 10
L-V 75% Annual Rent Roll 185,144      
Loan 701,250         GRM 7.2
Down Payment 233,750         annual appreciation 3.6% Price 1,330,797   
Cap Improvement -                 Sale Costs 6% 79,848        
Closing Costs 46,750           Less: Basis 685,667      
Initial Investment 280,500         Gain 565,282      
Rate 5.00% Tax @ 20% 113,056      
Term 25 Mortgage Balance 518,395      
P&I $4,099.44 Sale Proceeds Before Tax 732,553      

Sale Proceeds After Tax 619,497      
Mortgage Amortization 1 2 3 4 5 6 7 8 9 10

701,250                       Beg Bal 701,250        686,791        671,592      655,616      638,822      621,169      602,612      583,107      562,603      541,051      
5.00% Prin 14,459          15,199          15,976        16,794        17,653        18,556        19,506        20,504        21,553        22,655        
25.0                             Int 34,734          33,994          33,217        32,399        31,540        30,637        29,688        28,690        27,641        26,538        

4,099                           Bal EOY 686,791        671,592        655,616      638,822      621,169      602,612      583,107      562,603      541,051      518,395      
Cost Recovery / Depreciation 935,000        935,000        Building 80% 748,000      Land 20% 187,000      Life 30

24,933          24,933          24,933        24,933        24,933        24,933        24,933        24,933        24,933        24,933        
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* Tax rate of 35% applies to income of $200,001 to $500,000 for singles; $400,001 to $600,000 for married filing jointly.  Marginal rate above $500k/$600k is 37%.

Illustration of Internal Rate of Return over a 10-Year Holding Period
2 6 3 7   S A I N T   P A U L   S T R E E T

Prepared by: Ben Frederick Realty Inc.  For Illustration Purposes Only.  Though believed accurate and reliable, information is not guaranteed.
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