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Conclusions
This analysis of cash flows shows that an adequate return
on equity will result from the conversion of a vacant,
deterioratinS holel to an SRO dwelling and that reha-
bilitation of the hotel is an attractive investment. The net
present value and internal rate of return are nrore appeal-
ing when the rehabilitation credit is applied; neverthe-
less, both net present value and internal rate of return are
acceptable when the credil is not employed. This project
appears to be most atlractive to investors in the 28 percent
tax bracket whose adiusted Bross income is less than

$200,000 and consequently, are able to use the available
tax credits,

NOTES

l. See Department oi HousinS and Urban Development: Parl V
federal Registet, Thursday, October 15. 1987.

2. Unused credits lrpon the sale of the property may be used as

deductions for tax purposes in that year or may be carried forward
indefinitely and ured lo offset future tar on pas5ive in(ome.

3. BeSinning in 1988, credil rate! are computed so that the presenl
value oi the ten annual credit amounts at the beSinninS oi the ten yeat
tax period equals 70 percent oi the qualified basis of the low-income
uniG. The discount rale is a rate equallo 72 percentofthe averaSe ofthe
monrhs-applicable federal rate for mid- and lonS'term oblagalions. li the
federal rates do nol chan8e substantiaily irom those in exislence when
the Tax Reform Acl was passed, the credit still lvill be approximately 9
percenl.

4. The credits are based on qLraliiied residenlial rehabililation
costs of S656.480 le5s $228.000 in subsidized loans or
(428.480)r.09) : S18.561.

5. For tax years beginnin8 after I 987, lwo lax rates, I j percenl and 28
percent are applicable. To reduce the advantaSe of the l5 percent rate
and tax exemptions for hiSh-income taxpayers, income ran8es have
been established which require an addilional 5 percent tax on specified
income. tor example, an individual with one exemption would pay
taxes ofi {l ) $9,761.50 (22.6 percent) il his taxable ancome was t43,150i
(2) t9,761.50 plus ll lrercenl oi the excess over $41,150 ii income n'as

Ereater than $43,150 bur less rhan $l00,480i and (3t s28,680.40 plus 28
percent of the excess over 3100,480, it income was Breater than
$100,480. The amount of income subiect to the ll percent tax rate
varies wilh the taxpayer's filing status nnd lhe number of exemptions
claimed.

Volume 13
Number 2
FollAVinter 1988

Speculation in Canadian Housing Markets
Michael Farrell
Analysis of the Canadian housing market and speculative Toronto housing market from
1981 to 1987 does not suggest a price momentum which generates above average
speculative relurns. Howevet a prolonged decline in interest rates appears to increase
the likelihood o[ increased speculative profits.

lapanese lnvestment in U.S. Real Estate
Bowen H. McCoy, CRE
,apanese institutions have been investing in U.5. real estate because of this country's
favorable returns, land costs, dollar-yen exchange rates, inexpensive financing and tax
incentives. Current and future trends in the lapanese and U.S. economies indicate that
lapanese investment in this country's real estate will continue.

Market Discounts for Undivided Minority lnterests in Real Estate
Peter l. Patchin, CRE
Undivided minority interests in real estate seldom sell by themselves or separate from the
sale of the entire property. Consequently, there is an extreme lack of market data
concerning the sale of such interests. Research described in this article indicates the
amount of the discount depends upon lhe circumstances surrounding the minority
interest that is being valued.

EXHIBIT IVb

Limited Partnership
Projected Taxable lncome And Cash Flow Analysis Without Rehabilitation Credit

(Assumes six investors for a total of $160,000)

Year
7 8

Year
9 l0 ll 12 l3 14 15

Tola I Prc

lnvestmenl
Rent income

Net rent
OperatinB expenses

OperatinB income
Debl service

Before tax .ash ilow

OperatinB income
lnterest expense
Depreciation

Operating taxable income

Loss on Sale

Low income credit

L98.1 6,181

s 155,744
7,747

155,7 44
7,787

145,714 t 55,74.1
7,787

155,711
7,787

t55,744
7,787

155,74{
7.787

I55,7.r.1
7.747

r i5.744
7,787

147,957
92.783

147,957
92,581

147,957
92,)61

117,957
92,114

147,957
9r,8J9

147,957
91 ,5 31

147,957
9t,192

147,957
90,8r ]

117,957
90,391

55, r 74
.19,980

55,)71
,t9,980

55,596
.19,980

55,8.r1
49.980

56,1r8
.19.980

56,424
49,980

t6,765
.19.980

57 1.1.1

.r9,980
57,566
.19.980

; t9.l 5. ]9.{ 5,6r6 5,861 6,1 l8 {)..1'l-l 6.7IJ 5 7 l6.l 7,586

11

t+

s 55,174
28,852
2),1t8

56,1t8
18,479
22,318

56,424
15,229
22, ]38

56,765
I t,.108
22,I lu

57,144

22.138

55,374
26,652
22,33A

55.596
21,208
22.tt8

9,050 12,012 t5,l0l 18,857 23,019 27,534 12,5 5l

0 0 0 0 0 l) () o 54,110

25,531 25,511 25,531 2 5,5 31

Rehrb credit
Per limited panner

OperatinB income
Suspended operating

losses
Operating taxable

income
loss on sale

r59
819

255
5{,1

It)l
-10I

480
0

S 612
0

612

7t4
0

: i.r

9t1
o

9tl

t,t0l
0

t0l

r,102
0

t;9 I ,102

2,1650 a) o 0

After tax cash ilow:
lnitial investment
Before tax cash flow S

Tax credits:
low income credil
Rehab

Tax effect oper income
Tax effect of loss on sale

108 2r6

r,021
0
0
0

tt5 tl5 116

(72t

.t7l

l7(,)

ItJ

180)

30J

1,02t
0
0
0

I

0
0
0

0 i,021
0

-{66)
0

r69l (85)
606

Tolal I,D7 I l-l() t.t 90 llli) 195 206 815

Note: Certain amounls may not foot due lo rounding

BENNETT & BIBLE: MAXIMUM RETURNS USINC LOW.INCOME AND REHABILITATION HOUSINC CREDITS 48

55,843
21,493
22,138

57,566
2,67 5

22,)J8
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ExHlBlT lva
(Conlinued on PaBe 48)

Limited PartnershiP

Projected Taxable lncome And Cash Flow Analysis With Rehabili
(Assumes six investors for a total of $160,000)

tation Credit

Total lnirial
lnveslmeni ,l

Year
3 6

17 The Three Boxes of Real Estate tife in the New Age of Taxspeak
Gaylon Greer
The lnternal Revenue Code of 1986 has put the real estate counselor and other industry-
related professionals on the alert to tax management. StrateS,ies to partially circumvent
the new restrictions are presented in this articJe described with the active income box,
the passive activity box and the portfolio activities box.

The Demise and Resurrection of lnstallment Sales
Mark lee Levine
The author addresses the issue of the TRA of 1986, a recent tax case and how these h,r'o

focus on the limitation on installment sales as a result of the new allocable installment
sale rule.

The Measuremenl of Housing Affordability
The Underlying Assumptionsl lts Strengths, WeaAnesses and lniluence on the
Seller Variables
Ravindra Kamath
This article focuses on the issues affectinB the calculation of the housin6, affordability
index. Also investiB,ated is the influence of the national Al and the local mortgage interest
rates on two important seller variables, the ratio of selling prices to the listing prices of
existing single family homes and the days on the market. A seven city sample is studied
over the six year period, beginning with 1980.

New Communities in Florida
Halbert C. Smith, CRt and Kimberly Harrington Wilson
A project undertaken to identify, classify, describe, and analyze most oi the large new
communities in Florida is presented in this article. The results indicate that developers
have been reluctant to commit the resources and the time to develop large communities
with their own economic bases.

Maximum Returns Using Low-lncome and Rehabilitation Housing Credits
Donald E. Bennell and Douglas S. Bible
This article examines the importance of low-income and rehabilit.rtion housing credits as

well as subsidized rents for.r sing,le room occupancy housing. A rehabilitation project is

examined to show the effects of housing credits and subsidies on relurn nteasures for
investors with difterent rnconre r harac teristi<:.

Canada-U.S. Free Trade Pact May Benefit Counselors
R.obert B. Hulley, CRE
While many real estate counselors have done business on either side of the U.S./Canada
border, the proposed Free Trade Act (FTA) will create new opportunities for trade in
services between the two countries. The authors spells out the v.rrious aspects of the FTA

which are of interest to counselors and urges them to clarify their proiession within the
specifics of the agreemenl.

Another Viewpoint

5{
Tolal Proiecl

lnveslment
Rent income

Net rent
OperatinS expenses

Operating income
Debt gervice

Beiore tax cash ilow

Operating income
lnteresl expense
Depreciaiion
Amortization

Operating taxable

815,1t2
719,700

51,588
.19,980

$ It0,000
2,.)l1,160

r r5.555
150,744

7.97
150,744

7,517
150,741

7,517
150,7 41

7,5)7
150,741

7 ,5i7
155,7 44

7,787

2,I95,605
1,160,49.]

111,207
88.5I4

111,207
88,198

143.207
88,268

143,207
88,r2)

147,957
9 2,962

143,207
88,6I9

5{,691
19.980

54,809
.{9.980

54,919
.19,980

55,08.1
.19,9tto

160,000

t1,995
.19,980

21

)6

3.1

.lt

.19

50

85,.112 .1.601| 4,711 .1,819 .1.959 5.I 0.1 5,015

s Bt5.t I l
)64,798
ll5,070

I r,000

5,t,588
t8,169
22,138

2,200

5,t,809
15,682
.22,338

2.200

51,919
.l4,2tl
22,138
2,200

5 i,084
32.622
22,134

2,200

5.t,995
.10,836
22,I l8

54,691
16.990
22,338
2,200

$ I24,241 -(8,119) -(6,815) -(5,411) -(3,810) -12,076], r,B2l

0 0 0 0 0 0

25,511 25,531 25,531 25,531 25,531 25,531

[oss on Sale

low income credit

Rehabilatation credit

Per limited panner

255,11 0

I44,800 I44,800

OperatinB income
Suspended operaling

losses
OperatinS taxable income
Loss on sale

After tax cash flow:
lnirial invertmenl
Before tax cash florv
Tax credits:

Low income credat
Rehab

Tax effect oper income
Tax effect of loss on sale

,(]25)
)25

-(216)
815

-n 5ll
968

t8l)
r,051

73
978

-127 J\
598

0 0 0 0 o 0

S -(6,.100)
1,416

(6,,100)
t8.l I9l rg8 Il.l ,t0l

to,2t2
5,792
-(448)

606

t,o21

0
0

,021
0
0
0

21

0
0
0

0 r,02t
0
0
0

1,O21
0
0
0

021
0
0
0

Tota I

Nel present value of after lax
cash flows + 20olo

lnternal rate of return

Ml8 balances at end of 15 yrs
Private mt8
NILP
NEAP

Total (Sales price)

11,179 -(6,400) 6,9q8 r,2r0 1,214 1 ,220 1,225

s 1,661

17.99',t

0
!250.000

0

lnvest in projecl
Cumulative depr.
Reh:b credil

Basis at end of I 5 years

Net los5

$784,000
115,070
I44,800

3r50,000

The Optimal Number Of lnvestors

The $7,000 deduction equivalent limitation for credits
and losses may encourage the use of more limited part-
ners in order to maximize the use of the credits and the
rate of return. When no rehabilitation credit is allowed
(Exhibit ll, six appears to be the optimal number of
investors. lf five investors were involved, annual credits
would total $7,713, of which only $7,000 could be
utilized. If seven or more investors were involved, the rate

of return would not change.

When the rehabilitation credit is allowed (Exhibit lV), it

appears that 2 5 (or more) investors is optimal. With a total

3 ]0.r.r l0
s15.1,I l0)

of $'144,800 in rehabilitation credits and $25,531 in

annual low-income credits in year '1, 25 investors would
have $6,8'13 in allowable annual credits, whereas 24
investors would have $7,097 in credits, of which only
$7,000 could be used. As shown in Exhibit lV the rate of
return also would be dramatic, 47.99 percent for each
partner, when 25 investors participated.

Additional factors that would need to be considered in

the determination of the ideal number of investors are the
legal aspects, marketing constraints and costs. lt is likely
that having ten or fewer partners would substantially
reduce the selling and legal expenses.

Reprint lnformation
You can order single and multiple copies o{ articles that
have appeared in any edition of Rea/ fstate /ssues. For
further information and fee structure, contact Rea/ fstate
/ssues, 430 N. Michigan, Chicago, lL 6061'l or call (312)

129-8411.

17 REAL ESTATE ISSUES, FALLAVINTER I988

ll



-a
v

\J
rn eo (,e z'
\

d= =
6>
z

A
)- 7Z m -{
n z U z

iiI
=

S
:e

uQ
^

: 
:;-

o
L 

,.\
 

qr
' 

O
J

X
af

,=
'

u,
 e

 
=

-a
\

f,-
'D

 x
 

<
\o

*-
-i'

6Q
5,

.T
i

o-
jS

r
F

O
l.:

u 
r-

--
tr

 Y

E
i:5

-:
tu

o
a:

 *
f,

tu
do

(^
t.i

l':
-.

<
<

 -
 -

>
-X

 tu
'

s.
<

- 
d

Q
:.$

.-
.x

-<

? !J a! - !J .D

i I
E

E
iiF

 i+
iii

t$
 iE

ii 
$a

i$
iE

 sr
as

'q
!?

i?
ii:

 i$
 +

i :
i,+

i1
1E

i i
ri+

iia
+

=
:ti

ii
1;

 1
3e

 li
;;i

E
* 

3F
I =

s?
 iii

 rr
r+

iE
l; 

l?
g

T
 +

g 
9a

 x
: 

=
9a

i=
=

$i
 S

sr
i i

=
18

1 
5E

ii5
3 

3m
 B

aE
; 

sf
r 
3:

 i 
E

 *
?=

 *
1=

!q
gi

 t*
3i

ii 
+

fi 
l[=

 t]
 t

iil
.i&

a 
;3

i 1
1

g+
r5

iii
 ii

cl
f[;

lii
 €$

fti
5i

]tE
il 
il

rr
iii

:a
 ii

+
iii

iir
i i

rr
ii$

ii+
iii

:

E
 ' 

ql
;'

- 
-6

 i.
e

q 
9;

6'
l:

; 
rlP

i
r 

H
 -i

=
.l!

6!
*

d 
r!

.iq

- 
E

:4
;

lg
s.

: 
g

i;:
^,

n
J 

i'-
.\;

^ 
i?

 
d

? 
fr

?^
P

q 
o.

 
G

=
i*

 
* 

=
f 

+
 s

:-
! 
=

=
 q=

 9
,=

 o
6 

>
=

{
3!

!1
'3

9E
89

6 
a!

i.1
66

::8
3 

&
 P

 il
 3

 rI
: 

i 
I 
i 

e:
 ir

ai
:Q

ry
 i

tE
 B

T
E

i j
 i3

1:
 

3&
o/

oE
 ro

o 
sr

 6
;1

 ii
lF

i*
:ti

 A
iis

€g
it+

iri
;ii

::E
6?

 i
;a

l:g
ili

l,1
 -

::?
A

r=
35

 r
B

=
--

=
=

-,
rT

T
:f;

+
:s

ig
 r;

:i=
i:i

+
ri4

i+
E

ia
i+

 E
iig

ili
F

'_
! 

4=
. 

2=
=

.1
6 

q.
- 

! 
a 

;i 
iL

6
i=

:la
33

3i
{s

 
IiE

id
ir4

i
iT

 s
rL

!4
9;

+
<

 
:=

E
-i3

d6
:

{l 
,&

3q
lq

ile
 a

f3
9i

;*
=

;=
 

of
D

4.
-9

.::
 

9^
-'D

tu
di

-X
+

r 
=

_i
E

=
.L

:a
 ;

;:i
af

1;
3;

 
e[

3i
--

^;
"u

l 
5;

ili
rs

??

- --
.t n, C .u
, I l- 2 -l v \o @

g 
--

l 
o,

 i-
T

(!
=

.! 
o 

(,
4d

=
 

o 
=

!
ei

la
Y

=
B

eS
iF

i{o
E

oe
c*

3;
3i

ai
=

E
*1

i1
;i

r*
 i:

 : 
Li

; 
7i

;+
iE

=
3

od
 

=
f 

G
Z

.-
 

=
';!

E
=

oo
?

=
!;E

-',
;i3

ei
i€

b3
=

=
r€

 #
gi

=
rr

 g 
ac

 5
l: 

I
,^

: 
v 

- 
L 

JU
 -

1 
=

:-
 

=
. 

- 
! 

-:
_ 

a 
J

r:
 +

A
is

i1
*:

 +
+

'+
;=

=
-.

- 
!=

iE
 

--
'-!

 
-:

 
o,

 -
.''

 
_1

 :<
 a

,

=
a 

3€
h!

 q
E

iii
lg

a 
ai

; *
 +

=
.=

i i
ls

aa
$3

 i
i; 

r[
 i 

r=
i; 

{I
 r

: 
i;5

11
"n

i$
[i1

=
iq

 ]
a;

5 
A

i3
 3

e 
IE

II-
ai

n6
[]e

{
:=

4+
A

5E
dd

;d
E

-t
!;

::7
-5

4:
_=

"it
l: 

jri
+

: 
1e

-li
qB

iq
3i

lE
..:

l

=
E

fq
rll

q;
E

l=
74

2i
B

! 
iE

E
i A

 i1
!E

 i=
i i

 3
[

r 
- 

- 
-.

.3
 t

_ 
a 

=
:*

 L_
 -

=
 - 

I 
$ 

o
oo

=
L-

^-
oq

i9
<

aP
=

<
o=

r;
€:

+
+

5=
l'i

E
=

i*
x=

1i
s_

a 
=

ei
 xA

s.
: 
a;

 la
.i

?>
<

/D
 

=
0r

O
(r

!=
=

-,
E

 
r^

-.
1=

a_
;. 

-:
C

 
6_

-.
af

 
_=

 
? 

_-
r 

o
j =

ll=
gf

 ,
{=

;Z
i1

+
!=

;:i
=

; 
iiA

 ?
 ii

(i 
o=

l
--

 
=

.-
-A

=
-<

 
jQ

-.
r':

n 
Q

+
:,

=
 _d

i p
 :'

=
 ll

=
 

9 
=

:7
 

41
:-

, 
=

 -
 *

E
. 

9q
ar

o;
 

o 
{:

3 
" 
i=

 =
i?

tt 
=

ts
L 

5 
g

f,c
!-

<
rt

i 
O

- 
-,

.O
0,

4i
 

- 
- 

-O
' 

=
.:.

. 
o 

rQ
_=

=
5-

-:
 

=
. 

!r
l

N
P

<
;:"

,r
o"

69
S

? 
0"

1
Q

-a

r;
 r

ar
;=

 {
ri=

3 
&

r
63

=
ia

(q
s=

d1
1"

 
E

il
:t:

;3
e1

3=
lts

l 
o.

o
' 

N
r+

d-
5 

+
=

 
=

 =
 o

 - 
=

 q

qD
 A

O
 O

z 
<

-=
 

tS
d'

qE
E

:5
i6

ln
_ 

6 
=

 
=

.r
 

4 
i 

j 
t-

-
ai

 
rr

 
r-

 
<

11
 6

lO

;6
a 

;

I 
; 

X
 6

-{
 t

eq
i6

ii
s 

6o
i 

&
oi

i_
 :3

n 
liJ

 i 
o

=
+

-f
 

:.i
 

-x
14

 
6;

 
gt

 
7 

ii
qe

 A
r:

E
+

93
 

6 
+

e9

lE
! 

r 
-

11
+

 ?
 E

;"
i5

6Y
15

A
 =

 o
 ;

 
ia

!i;
le

'; 
I 

\."
i 

sg
9;

lE
=

'o
 

o 
!J

 
X

i6
l

ll 
d 

&
 

E
S

tr
!!a

6x

=
'

z P f q. 3 f 6'

@ Z z --
t

?. @ @ T X C ? v --
t C 7a Z C 2 z o ? Z - o z o I @ = - z I o C 9 Z o - n o = o.

!e

l.r
 -

sr

tr
 y

,

f)
 -

!
!-

6-
q

!:_
 

-u

! 
-c

o 
-o

.!.
!.\

'.o - i- 'o 9 9 1-
'

a !

L

-!
^- >

;
ni

rr

3 
.-

 i:
l

*6
',^

6

a=
2i

, 
E

 i6
:io

 ^
;

:-
^;

!

.r
3#

o{ o-

9.

r 
di

'

:r
J.

I @ --
l

-o
!L

:r
;

.o .o .:

rE
l, 

l! 
.!

I I

I

v\



ii

!

fE
ffiiE

iiE
 ig;ffi€iigi ;fE

 ;iiii;:€
E

irir;:it; '']";E
E

rE
iii E

 E
!i iE

:ff:ir

itlr$i€jii igi;elfiE
il E

E
i E

iia:iig

irE
E

;ii;5i ;iitiiE
iE

E
i ;!iE

 ;i;;;g;g
i r;rrft 

E
E

 E
 ; c*E

iE
*=

rE
E

+
 iif i iE

;iiE
E

f

ias

o" 
=

sA
 

6

Fu:uz6foIzozUzzoE<lUo-)v.da.@O
j

uFz)s.i

l?Fd.

iiE
'ii i iE

iiiiiiiiiii E
iiii;iifiiiiiE

ii'E
i;E

iii;ffiiiE
 ii

siE
 !E

 i, i E
iiijE

}igiE
ii iji:E

i E
E

iiS
E

itii:E
 iiiE

si;i.g iiE
ig ig

iii;iii 
F

g ji:ii;E
iiiiiiE

 iiiiii iiiii;iiiiiE
 itiiiiiii E

iiifu iE

E
H

$6E
U

ni{ 
:_e

: 
>

...a l! 
i 

I 
oo L 

dr 
6

\ E
-of E

 i 
H

 q r 
; 

E
-r- 9.9 Io--.1 

E
l 

E
a

.oE
>

cec-o!; 
oc

u9.-.o: 
- 

O
 r!: 

>
 

c.
6*'r- 6:;5 

; o- 
.:6

! 
6;; 

e:H
 

h" s d!
Y

.:=
;o:-.,c-:):'

;:i;E
=

?=
ii iP

S
sIgi=

€s!E
+

C
i o€ 959 f E

€ E
 E

 b
l, 

cco 
oG

A
-: 

_-E
 

g 
us

3i?'-";a95E
S

 
P

g
q t 

o..r=
;-c.E

 
I 

d 
- 

on
.--^ix,aa 

7:
:-o 

6 ! 
ti: 

X
 ! 

e Z
 ;l 

q)

IE
E

;g,t 
jr!r 

g.e

X
E

o;[:ieB
E

=
*-U

.
.9U

-u-.o99-a.:Q
E

xE
eS

:':E
erf*

.ar+
-h,.'r::rs=

 
x=

-q;9,:X
"1

6:

sq--

E,

3

o- \o. "1 .l

"id.n.i

1-.

N
- .1

yic

.i 
._'

drj

oN

dr..

dr--

<
iN

o. -- ul
a-4...l.

-86

;
qN

-11

N

>
.-

c;<

A
-

-90
o .s*,Y

 =
t 

criv 
=

-g s e: 
E

 !
- 

:i:<
 

E
 !

:- 
a; 

-..=
 l/

i315€ii
x.:.ly 

u-c;
* E

 F
s&

 I
-o .=

 --
.!>

.:
F

0J
0ri

o-
o-

3 F
 3l:l; 

I

pn:l$lal
6t6t4l

,+
- 

F
l;

i 
-E

 
6-

O
 

or 
9o

;E
=

 
i 

!s
r!l"iio 

oo
P

a3.6.E
-o!!

,- 
q: 

+
 !=

E
 

o

6 c:3 
.!I

iE
il*E

s
E

 !+
o Q

 c j

:llg5.1
.of

ll=

q
"1 .13"1

E

.e:-o

^1
"1

.,

Y
 c.E

 
o,

.s! e ; 
s

E
U

d 
Z

;aJ 
^;

99i.zz

Eo

H
q 

-6 q 
;

_y. 
d.E

g 5.E
953 

b
E

9,=
E

ry;6 g6E
E

T
E

.E
E

 E
i;;0., 

iE
E

i 
a

iss 2o'o'3 E
 o'iE

I o'
a

a)

:O
J

- 
ol

I 
cl

e 
-31.t:l<

l

II

I



' 3 
iii

e5
iif

fi 

'fE
iig

ili
ii 

1i
?i

iii
ili

lg
i E

E
E

iE
iE

lii
iE

l*
 ig

ll 
+

iit
iir

rs
;ii

iri
ii 

ii

a+
iiE

ill
iii

E
ili

ili
iiB

 ;
E

iil
[lE

til
i1

 iE

kf
,X

ef
i=

T
#t

ii0
E

A
r:

53
ef

3;
q;

H
 i 

E
 a

 i-
_i

 g
i: 

E
 iE

* 
*r

18
1;

 ii
E

; +
i*

 ; 
i i

E
 e

; 
i ,

i*

iii
iii

;i 
=

 ;i
si

iiA
ri 

" 

i
Ir

:9
s^

a=
 

i:!
'D

iis
*6

 
o

i;.
8 

=
1i

+
 =

 +
+

is
n 

+
; 
f d

'u
* 

oe
 fr

 [ 
t3

 *i
E

 :E
6 

:-
1i

 1
+

;3
 E

 lJ
3:

 lr
lt 

=
=

 =
 -€

 +
E

=
6a

59
1;

 ;
a1

18
=

i-a
 i

;3
Q

=
iz

e-
! 

e.
T

ild
E

iF
; ;

:1
i1

r;
;#

 e
il;

dg
rlA

 i
+

:E
:;3

ii 
5r

in
,=

il:
 i

oa
9t

;o
o,

cO
Y

 
=

?7
O

O
=

:o
6 

o,

i j o ! o a -. o t o l --
t J -o =
.

iil
iil

l[i
iii

E
liB

iia
,li

iri
iii

li 
I li

iii
i

ia
tls

E
lE

lii
lli

lii
lg

 iia
lli

iri
ii 

iil
E

li

v --
.1 I 6 C -(
/) l- z --
t v

I o C F hJ

x @ -t

o 9. :l o 1 I o a 9. l
o

o
D

_o

o

I !a
,- j f

q j

B
 *

'i5
dx

'
o 

; 
:d

 n
;

r 
oi

 1
9P

oi

q 
65

6-
;

= f

0 
iE

 E
: 

c3
h

di
 o

 o
 

o 
rD

 r
 

=
'I

t 
tf 

r-
<

:1
 

6

i 
6"

 
;

{6

:! 
9)

5-
Q

 8
.9

9g
*i

9

i 
E

3
.a

 
46

i;;
' 

;.*
r 

e
t 

/ 
t 

n-
,1

=
',

9 
66

49
6Y

8t
o

i! 
=

:=
rI

t: 
ni

 -
x

i 
d 

q3
 

-d
6 

7 
i

4;
'o

g

oX
 

ni
 

o
o-

t

P
 o

-a
=

{ 
3i

l =
 a 

q3
 {

 =
 =

=
*=

.a
 

z
4=

 iE
: 

--
31

; 
i=

31
: 

q 
E

 ii
f i

 i
g 

q-
;e

a;
 S

sX
&

: 
fd

E
 ;

d 
i:i

 
e

q 
rE

ts
^;

 =
-:

 o,
-I

.6
 -

! 
9:

9Y
^=

. 
9.

:.1
 a

 l_
=

 B
 r 

1c
:q

E
 ;'

s_
 !

-_
ae

 I 
5 

:

t+
1[

1i
riq

:r
i]i

;i=
ii 

i
{a

:r
oJ

,o
_o

oe
- 

=
.e

_]
tiB

-Z
 

i
tE

;=
: 

az
t-

Z
 if

 i
s 

I 
-:

i 
-5

'L
 r

6 
=

: 
-l 

(,
^ 

o 
i.!

J 
r,

: 
f, 

o 
o 

: 
T

_ 
_ 

!a

{3
:r

.}
4,

F
;il

3.
8;

a 
S

iE
E

 e
F

:*
{;

?;
35

sI
sa

l :
:tj

 +
ilE

E
i;t

t:i
C

i:=
E

E
 i-

t::
r+

ii+
g*

ilE
i:;

=
 [

5;
a;

'':
iir

&
a5

9!
-=

=
*3

 e
[iS

E
H

sI
rii

si
xr

E
: 

gE
lS

€ 
K

 +
 _

:. 
il 

6-
 I 

I 
o 

i; 
E

. 
5 

Ll
-]

p
; 

I.)
 

- 
6 

T
l_

f 
^1

 A
. 

=
l-l

-.
i

; 
io

!.!
:!n

lD
.o

Q
-;

=
 

irD
 

ro
.o

rD
Y

=
:=

'o
.!!

E
 

(,
iE

 
>

 
o_

=
1=

-0
, 

=
(}

+
-'d

=
ri.

tu
0"

o=
'o

J=
' 

a=
-!

=
 

=
! 

-r
D

.D
 

-

-e
; 

=
 i *

ila
f i

4:
 1

5 
t;=

-A
 i

{;
l--

q6
F

ai
X

-.
=

3l
iq

X
&

t
?4

 i=
i !

i-;
7 

+
.."

=
i=

E
Ii:

.*
;-

=
.-

a,
31

r2
 

3r
4r

N
5;

;L
,1

 -;
 t

1:
9 

9=
 3

.3
 3

 i 
rg

 i 
9

16
+

=
 

;1
-4

.-
 

6-
hd

6d
' 

i2
:.

i;1
1q

irI
1 

F
E

sr
iS

gp
i

:..
 

=
<

do
.j 

a2
 

6i
n.

=
E

:E
=

3 
i: 

gs
 1

f 
; 

I 
o6

-

r+
li;

iig
g 

i;+
B

Ii$
t*

iiF
is

;=
+

E
 :a

1r
i3

rl:
e 

9 
5 

=
-e

d 
ei

 
':*

 il
1t

+
>

98
aa

+
i r

ri:
 r

 1
x 
l: 

gl
i s

 =
h 

S
 3

o6
 

i:a
 

d,
 a

 :
 =

? 
a 

qr
oo

irs
 *r

Iit
l =

=
+

il+
"iE

;€
 -

=
q'

f 
18

.e
.i 

F
 f 

A
 [=

i i
d 

e.
il 

3

@ Z Z --
t

--
t

a. @ @ P z =C F --
t C z C 2 Z o o € "i_ Z - o z Z o F I @ = o z f O C I z o - F o --
t

!t

-o
 -

\

:r
--

q

:{
 .c

o 
-o

_!
-9

!:'
,

!

i-

_o

^o >
;'

g;
i

g 
-J

o 
+

o 
-

tu
 E

: 
i

=
=

rr
=

-
9a

lo
^-

f- e3
a

o€ O
T

-'

ie

!"

i

-o
. I

,o .- 1\
.,

.o .o
-!

 
l" 

-!

r



; 
;g 

j: 
9-o I 9! 

z g r-o
- 

:i=
5:<

=
=

=
E

dd.gF
€ 

>
e-cP

i9E
4 

"E
€.E

!
- 

t 
v 

_ 
v 

. 
tuv

E
 Y

;s;+
::E

E
:diX

J 
fp_a*ajei=

E
=

ji
--06-;-.=

0r,:_=
'

i 
**i 

s Y
 =

 e t'i 
>

 ! a
E

 E
; tF

;;i E
r=

sg:
E

 E
;F

T
 F

E
t;€ S

€+
 

E
o- 

;=
=

 
o 

X
.- 

o- c 
':. 

l!!
.1'- 

Y
 t 

=
 . 

: 
:v E

 
O

E
 ;.l eili;!;t;eE

<
 

lc-:!-;*-i. 
--E

{
a 

.j,4 
5r 

r.^: 
i 

4+
! 

c =
'; 

>
-_o 6 =

 
-c 

i:: 
- 

! 
rif, o'- 

-
;* 

;;.:-iY
'-oe--.g- *- 

- ^ - 
tr u

ll, 
C

 Y
 

'-C
 -E

 ! 
>

:6-i: 
! 

r:;
q.- 

lE
:r-r-;. 

iE
=

aE
E

*! f=
aE

E
;[E

ii;e;
U

E
.E

=
--+

ts E
 !-'r 

::r 
6 -

-E
:E

rgE
E

fE
6+

*{s:E
IH

J€:rE
iE

E
iil:H

5 c'€;C
 

g€ g sig=
-+

 eA
 

P
.,8 U

E
 - E

gE
;*i iff:ii;eE

t E
E

iE
*j:s

:iiii i;iE
ggiiE

i E
;€€;i{E

iiE
?i ;;E

E
iiE

:tt g;;E
i?ii

ic€it; iiE
tiit 

E
 E

E
? E

* i :iE
 f ;

H
c:gl;;It+

 !E
iE

q:E
 E

ilE
:;3€isE

cE
i ;i;c*i=

E
*=

E
=

!E
!=

=
 :E

;E
;tE

: itiE
E

:=
*;:;!3=

 i3'siiil

;:lE
ifi ii!i it;E

i;i[:iE
E

i;iiit;;: $ ;iti;:;
€E

;+
E

:iE
i E

! iE
:;g;E

! [igii:E
;;E

!E
?+

 *iIiE
ri

ItE
* +

! i !s:5 E
; e:ir'!I i E

;E
s"=

g:g;r ttl: 
E

i +
P

i;E

iiE
E

iE
i; i:r ;E

iiE
E

;i E
i:i;g! ecE

E
iE

E
 ; ittili

ii€: i;E
i;ii 

cE
€ i; E

ii gfi E
i s IE

i;?i! s. s;iigi€

8r6o11

_ocU
I

3-E
,oE

OO
-e

.i<
O

\Jo, 
!?

>
i

cq)
!.9
-o o-
C0,)

Fqr
.9o-

FuozG
,

loIzozUzzaklUo-Jd.u9dFz)uilIt-/.

E

*o
!

6+
 

E
6t:

II

F
ooicoN

\o

ies 4-g : E
";'-E

-b! S
.E

E
 q

";E
=

=
; F

.E
E

3;;gsE
E

-oJ -: 
a, c/=

 
:-O

-o_c:6 
c-c_d 

c
s;*ii; 

E
;;t3=

+
,r;{

.=
 *E

e;=
 ;ri*E

:;sr€
E

:Y
it: 

i!E
E

sE
e26e-

E
;E

=
ii tgr:rgtt;:a

iiiriE
=

iiB
iiliE

iE
?

v 
g d; 

H
: 

! 
o - 

I 
=

::; 
-- 

c 
o,

$ f+
:X

i*=
:::.";5asH

e;:l=
r; E

i3;=
'iiIE

E
?

: i; a;;: i* siE
i=

*rE
 E

;

E
 :E

E
;:: =

:+
; iE

:;;T
 

g

N

q1'1.1
n6l

1"1

1\o-

oNo-N

-"1-

6,1

3qE
d

.c

E
 

**
ee : 

. 
! 

E
!

" 
o 

o, 
vo

F
! 

; 
!zt 

u 
:-

p$ ;. S
E

r c sj
oT

 
ai-i9xsU

 
::

q-3-E
i 

il E
!€.!-oY

v
E

&
IE

;6isgi$E
!E

d; 
dl S

E
ge 

eF

E
e alfll

F
 ? E

l=
ll

o-

Ir
{tllrll

cI
U

E
'o

9@
 6

.!l! 
6 

*
'-2 

Z
 L

ia- 
2

cts p
:* 

3

r6 
=

z3 
S

o6

gtzz
I&

qoJ;
E

o, 
E

 
E

S
S

E
B

 3 ! 
P

:od;; 
e. # 

3

!diE
! 

! 
o :

8.E
$E

 &
 q l

o!o<
 o : i

"in:aZ
 

F

E
 =

 ! 
hE

 6; 
cr

a-; 
-::: 

x
yF

966.a-H
*

s&
; zo oo 6

;P

tj

t

r------l-.---,1- 
.r-

"l
ill

I

>
rO

:.o'
* 

0r =
l

-c ..: 
ul

+
;',17 E

l
rc 9. 31 .9 .Y

|
=

A
'or9:61

- 
3 F

 t : 
xl

E
 6.F

 
0., E

;l

8E
!P

E
E

I
o E

 - 
=

 
>

l
- 

! 
=

 
!? '- 

|

c, rl
U

 
E

I
r. 

il
'd 

>
l

o-l



E
ili

iE
ilE

l?
E

,iE
ia

11
? 

iE
lii

iii
lii

ii 
iE

ili
-{

f 
: 
a4

=
E

;H
F

ili
iii

iii
ri 

iis
i;e

i i
lii

E
E

is
iiE

ii 
;*

 1
il

1;
iif

ltf
ili

 :s
sE

ss
r 
=

a*
ii+

i+
lii

A
f 

;+
E

,1
i

iil
li:

iii
?+

 :f
fi;

flB
 ii

E
i*

i;3
r+

;; 
E

*e
+

E
E

+
ili

rr
l1

1*
 S

iii
a+

+
 e

iE
gl

i;i
ilE

I 
r?

i1

o=
'o

a!
 

tu
 =

.(
,5

t 
a_

\ 
0r

 o
):

 
I 

E
E

 *
 

=
.io

 tu
 <

:r
j-o

 
i 

5
0.

 r
 

- 
J!

" 
f 

o 
u:

.L
f 

M
 

=
 6

 
-:

 -
.D

E
 

/D
 t

u 
ua

 
- 

it

iE
rli

r 
+

?i
3 

iT
ss

i *
ria

iri
ia

 r
tr

 ! 
!=

=
i g

E
 i2

 i^
e 

a 
H

 I 
H

 ]r
 f

lr;
 r

;9
i: 

ql
i:r

:ii
i;r

i+
 E

ili
ai

S
E

 ;
+

1+
sE

a 
ilq

i?
3;

fi 
*E

i$
ii:

i ?
-€

i!t
 a

i;r
i s

::F
: 

Ig
ie

 i.
 3

=
'

:in
i I

ei
i i

ta
ai

E
 ii

iii
+

+
a

iil
iE

;l+
E

fr
E

E
I 
ii'

iil
ii

iil
a+

3s
1:

is
lil

 =
ii;

:fi
i

; A
 +

t6
 +

 +
qQ

&
E

!9
 i 

;-
T

?r
g+

1;

iil
iii

iii
iE

ii 
+

[ii
E

iil
iii

[ii
i?

 iiI
iI[

iE
lii

ig
lE

iI 
III

Iil
gi

iii
E

i 1
1 
ili

F
iil

il 
iF

E
iii

irE
F

ii 
lii

 iia
E

iiE
iii

?g
 F

iii
i it+

tii
ii 

lia
iF

1i
3r

iii
li+

 iE
r+

gl
iir

iil
r;

ri$
3i

*;
$i

+
 i

=
$;

e*
ur

ri,
ui

ii 
ilr

i+
iil

lii
lE

lli
i.a

+
iil

+
r;

ii

ltt
 

--

J
E I I

'! -. o .D :, o- n J

E
;

=
lP 3> ^-
u

+
^

5_
;i

o=
 

:!
E

: 
O

P
<

 e
:'<

 
n

aB
 o

o6 91 o_
o

9-
(o @ I I o a o-

Li E
i=

I l E
I I I E r E

3 
so

55 o : d 
-r

.

X
eE

 e

56
6i

66
;6

3 
o.

 !.
;

P
oo

6
i 

- 
-?

z
5!

-+
i

P
;u

o 
l;

l

E

F --
t 6 C .(
, t- 2 --
t v rO

3

z

".
H

6d
+

L 
L,

f 
:o

;

? 
Q

^r
$r

! 
a.

ni
 

X
; 

9.
E

 
E

-

3

F IlF ol
w

ol
-o

6-
ol

6 
ol

o 
u 

o 
o

io

rr
g-

 
? 

9.
; 

oo
 6

-Y
;;3

 
d 

=
 

;

=
6 

??
-

@ z z --
l

--
t

a" @ 6 11 z =C F --
t C F C 2 z o o { ]- z - o ? z o 7 I @ = 0 Z I o C !! z o - v o -.

,1

_! o .) o 6l
n

-x lt= ;- a a. f o

f

.o

*E H
!

'i- ;; o: 4B

-o

-;
!

E
3

e0
'

9o ;s c- ;T o-
=

cn
.

'a .

ie
 i 
iii

ii;
 [l

iil
=

ee
 s:

 il
iii

+
}1

1 
[+

iE
i1

ii 
;1

cl
 ii

iE
g+

ii+
1i

iii
i 
iii

E
iif

ia
ii 

+
ir?

E
 i?

iE
f

+
i ii

iii
iE

' i
iit

11
3;

iii
iil

ii-
1 

*:
ii1

ii 
;;

ii 
+

ii;
;ii

 ii
iii

ae
 ?

ii+
E

iii
iE

 +
E

+
iil

i ii
;; 

l,;
;5

-1
$ 

fr
;r

lli
r 

iIi
;*

i.E
;i 

!ii
ia

l;5
r

I I

;t
I

I

I

l

E



.a

E
€ssx !iiE

;ssE
E

a=
:6 j 

c- Y
.-' {P

 eE
-c

-F
.=

>
->

 
-X

-N
C

,;
b-:3fi E

;E
ei;b!X

E
:; 

E
 E

 
: aE

 or.:: H
 o/ c;

+
i!;: 

E
--;€=

ur-l
$E

iti ii rt€i: e:
'=

qr--i 
-;:l=

E
 E

; i: ; E
i *s =

 i=
.:J

; I;:;.3 
€: E

E
E

 ! E
-.

:=
E

-!e 
6-,:"=

:i=
'6:

e:-er€ ila;;C
IE

!:t
is;E

i! *ria=
E

*5e
=

n.:7_=
. 

Y
.c - '!i 

=
.J U

;
tg*;!: 

e;3sE
"=

*E
s:

; : E
-E

E
 ; ;?xlf E

:t i
i-:gE

*! =
'+

I*E
E

:',pE
=

.r 
-;:- 

=
 

--:=
i-=

=
.!

E
>

.E
T

yE
 

iE
.Ir 

P
oY

9!{1r.e.
6: 

-Y
 

0/ A
 

!--Y
 6,=

.n.: 
F

 0, r 
u

0/c.=
:=

 
=

 
!.!(,:r|-\ 

!J19uu=
€ e-d-E

 i i',i 
E

-:o =
=

 E
.E

.=
 i

c 
a,r o/ c: 

L=
.E

 
o'=

 
- 

o':
G

, 
!J -c o.9 

! 
or l=

 
r:.'i 

:a f, u

E
 :ri;;tt;;i !;e

3 
+

F
ii E

 6 qiJ a=
 ! 

c:=
. 

:***r:Z
Z

rl 
E

:i
; 

*tE
=

:E
E

i,E
 

E
i:

.9 
=

 9; 
; 

E
..j=

 : q =
: 

..'t ;
=

 
E

-d,*=
9€:a, 

@
-'?

- 
r-, 

'=
: 

v=
 

- 
c=

 
E

 c-
=

 
'- 

0r'=
 !+

 Y
, >

* 
! 

0r; 
O

 - 
i,

u 
ao 

-!l>
f, 

u 
->

-
9 

lu'a.2.2:=
.:a.r 

y 
.E

ro
e 

.Y
r 

\.' 
-O

 c 
-, 

y 
a", -

- 
E

-.-e=
E

gry"E
: 

a3;
E

 f;:{ !3 I; iE
€ 

E
 :E

l 
E

,3E
;:E

9?y.:*iY
s e5;ri;tE

€*E
 3;E

E
-;E

aS
i3-;q.ei 

T
t:

*I =
'c C

rE
E

;t i: =
 ::+

E
r ,- E

:* E
t j€: [E

;!f
E

 O
O

: 
rE

 O
 F

_O
 a,=

_O
-=

=
 

=
 

6C
!.=

 E
E

 u 5 5i;; 
! E

; E
 a b

c =
 

o..=
 =

- 
" t:=

 
d >

.<
: 

.=
1r;

sr 
E

,=
 

Q
-=

=
 

U
.!,t_C

:5 
u- r! 

O

;::;ii E
i; e+

i:;E
i;i;;E

i

i1i;i: I i i 
;iE

i:ei s ri i : ii
;iii F

t; I; i€E
rgiE

iE
$8E

i

iiffiiigt;ii;iiiffsiii;;
si=

;+
 iE

iE
ii;=

; !E
? ::* iE

* r

ni-g 
eZ

*y
7-: Y

 
a ar 

c
E

.=
=

=
 ,-->

P
?

; 
-J - 

c a 6_
i;.:9 

c Y
:.:

*5 E
 : i F

 E
c-2 

; 
@

 =
 

al
'; 

l.Y
 - 

;r:2
6!^sh'xtc"
U

.E
 c: 

A
&

:E
Iicg slE

!
-- 

d - r::o ii
E

 i 
E

 € E
 'o I

c 
Y

 6 
>

 
d:^:

o ; 
o! 

. 
.4 v 

v
t 

! 
E

 3 
6 

9 
o!

E
 c 

d 
@

 ,- 
c 

d+
{ 

E
 - 

c - r 
'-:

.!icy.rz!=
;; 

c! 
-o 

a e
a P

:-E
 3 r!+

E
: ic S

 ii i
,i =

* E
 "E

 ;:.I:,
xit j {;I 

c I
C

Y
F

:5;;F
l

6;e€ 6E
f =

t

':'-E
 

- 
^ 

d

_r](iY
! 

-F
1-: 

o, 0,, ii !
i,:-Y

!l!-

-; 
Q

 -=
 

u
- 

d;_? 
c 

F
r!9!>

u-:
X

 u -i 
P

E
-.s:.-o

O
 

u d;i 
--c 

c
q 

E
=

 
E

 !=
 

ri
F

 
6 >

 tr- 
v i-=

.=
 

oO
: 

Y
 c I

=
 

(, cO
 - 

<
 d +

:: 
6o1 

^^:<
 

6
:=

 
rE

-:E
<

5 i,=
 i.;i

i 
q =

 =
 iX

 I6
g-c\,1.--:=
qJ o 6 u 6-o - 

c
l- 

t- 
O

 
O

n 
d 

c 
L

ioiiIi'6P
 

P
P

E
E

i=
'j

ec;=
:;l +

;s!E
!;:

:psrE
ii ;5eis:E

E
;-;rr0,=

 
=

--c,F
_o-c".

-!:pr=
-.&

 
U

E
E

*tE
-3=

*
r-X

!.=
:! 

e--c;::c
;=

.=
^^5H

=
 

=
22rj^+

=
a-

e f c ii 
u i 

;E
s: F

€:;
;r:;E

:: i:iE
U

tE
-'-

- 
^E

 P
:€ o* 

: s i=
 : ";i.g

? i F
E

=
 E

E
 ; =

:i:;t; i
;;*€! +

: i+
;?::s*=

fi.E
'ii1.. 

tr=
E

A
!rriO

-=
F

 
--uc 

...'- 
'uY

.1 
_3

E
:-E

i;;: eS
T

i-tt:5;
ri 

E
 ; ! itE

 !;iir 
IE

E
 i

€,

6(!oo(!ollJ

IIIt.lIIiIIIIIIIIIITII
II

ocooF
I

=@O
r

:=
G

o6

90
.o 

99O

E
 

-:
o 

i4L-
..1 

tl)

.:.C
Y

^o-
E

<
.E

,
U-oCq,)

Fo'=o-

1*f

oCooF
I

;.!,o=
o o.+<
oO
6

r€c 
<

1,)

-o o-
cF.9o-

.,-6

o
*s6+

 
E

Fd.oZloIzozUZza<lUo--iuu.s.r1

g.f-z=s/i

f!Fu.

osEl=

I
Elu

ooooooo
- 

,;:'?

.a

x i.€
X

 qE
 

}-
tr>

vu

(rJ\:>
,* {.\ 

-
o c -., \

rE
 :-- 

:l 
>

S
G

-E
 

I

>
-C

*>
A

 
aJ c'i

t 
0.o9 

lrJ

.i 
q 

IInl
ri tr * 

".
.rY

Y
!

llJ 
ra.

>
F

8azr.
7V3uO

z
-(n
U

f
zot)L
)z(,4
Z

Y
<

k
-l-F-IJ.J J
N

-
-co

-- 
lll

24,
Io*1

EE

t-

I
I



B
 g

 ?
E

B
 g

 I 
qB

 I 
P

E
B

 5
 P

E
S

g 
P

E
B

 g
 o

E
ts

g 
P

E
B

 E

H
E

€€
€€

H
**

F
H

;H
H

E
f 

f 
E

E
E

E
€€

E
€€

E
E

E
E

N
 O

 .
o 

o 
w

 o
 

u 
$ 

N
 -

 
- 

O
 O

 O
 O

 O
 O

 .
o 

O
 o

 
O

 \
o 

\o
 \

o 
\o

 \
o 

.o
 O

 @
 \

 
n

a 
1.

, 
. 

I 
- 

!"
 p

 I
 

p 
.c

. 
N

 -
! 

-o
 N

 -
 :

- 
!-

 :
 I

 -
5 

:-
 9

 .5
 .

s 
5 

.! 
: 

!-
 >

 )
 

:-
.

oc
D

-u
c 

co
o5

0e
i3

iE
 

t
ow

&
si

 
@

N
co

uu
w

- 
N

 o
.6

 
o.

 o
 i

' 
o 

! 
6 

o 
u 

\ 
6 

u 
N

 6
:-

 
o 

n 
a^

 N
.a

 !
 

o 
u 

o.
 o

 u
 \

o 
6a E f

a 
ua

 
--

, 
- 

--
: 

oE
 "

i-\
or

.o
ow

o-
uG

-.
r.

 
--

-iI
ps

- 
: 

ao
oZ

f!
L 

!L
'- 

-L
 

N
iL

 
iio

L'
o 

i'o
 

o'
co

!ib
i:o

-N
L'

-C
iiL

;5
 

!.
\o

N
O

w
aq

O
\o

!\ 
w

uc
lc

lo
--

5-
09

!
oo

lu
.io

ao
\o

-o
 

ol
o 

E
E

!N
-O

O
O

O
\O

C
o

-5
 -

 
I 

-!
 -

5 
-o

 9
 

-6
 S

! 
-!

 
t! 

_o
 -

\o
 .

! 
_o

\ 
-!

 
-o

 l
n 

ln
 -

\ 
-!

 _
$ 

! 
:-

 
:-

 
}l 

-c
o 

-!
o 

-6
 -

co
oo

.o
oo

-6
.0

rr
 

rE
lo

iO
O

jo
|-

O
lN

ii 
ig

+
i€

 *
- 
ag

il:
i 1

;:5
a 

l1
+

5i
3

- 
i?

3:
-+

iE
; i

;3
=

+
f 
E

aI
i1

5;
3i

i
:;a

at
a'

cB
 r

!i:
49

:ii
rs

S
n;

5j

ii 
i1

E
 3

 +
i r

=
ii 

il 
ri$

t 
ii:

ea
i

i:E
gr

la
i ;

 s
i

{ 
: 
+

rr
i F

E
 o

:.3
=

i[;
 ii

r 
i=

,8
:t=

lri
iii

cr
 ii

F
iii

ii 
er

ei
ai

i+
ir;

i3
iig

 : 
i +

le
t; 

=
 i*

'fi
 i:

 i;
6l

iO
A

Y
-s

o"
O

 
0E

 O
 Y

 O
 r

 
O

 O
 =

 
C

o 
O

-0
8 

O
 A

 Q
 '<

 
o

o -t .) o- A
,

r-
D ; o 1. o

\t

9 
av

b 
b 

* 
b 

! 
co

 o
 b

 :
- 

Lo
 i

-o
 -

 ;
 

r 
6 

L 
'o

 - 
b 

io
 b

 i"
 =

 'o
 G

 ;!
 L

 !
 I

 
I 

r:
N

rio
oo

N
N

!5
 

o 
o 

N
 \

o 
co

 w
 o

 
o.

 -
 

+
 o

 
.o

 o
 

N
 ,

# 
;'

u 
-.

 
r 

c)
 w

 r
r 

i 
c.

 *
r 

\o
 I

 
@

 O
 N

 L
 

uo
aq

 
hn

j

-t t)

=
.=

:o =
t_

.

9c
f yo c<
.

u>
a

lo ix --
.i 

_!

:lD 'o
-

,o f C € \] D C a

oc o,
->

L'
;O

0J
 c

O
o

::? o 
co

 a
!

f 
u_

oR
o 9+ !J
-.

J-
!

\O
 r

-.
@

aD

: 
v.

 
O

'l 
a-

! 
O

 =
 

o:
: 

Y
'n

35
+

=
e.

;3
i.2

 *
"d

{"
I 

- 
T

 i 
i.o

 c
 a

 ! 
; 

€ 
{ 

} 
o

gE
cj

._
=

9i
A

rn
 E

_t
:il

=
.i!

 
6'

a;
-d

,! 
g 

=
 d 

it 
E

-;
A

- 
O

^:
(!

.
! 

^ 
=

 !a
 X

 *
 r

 o
, 
ni

 o
- 
-:

 
-=

'
Y

o7
6'

 =
a'

6!
 

),
=

:.,
n

=
 

q 
; 

=
.=

 
^!

^8
.-

 
d 

/d
 !

q 
=

 o:
'

=
i 

.-
f,-

 
^ 

1+
:, 

J-
ii;

.u
 

_
9;

0P
;H

:e
A

;1
i5

€
t 

qi
 

a 
q 

I 
E

 =
 o,

_ 
{.

i 
? 

; 
3

pB
 E

 d
 =

.E
 I 

=
;r

 s 
=

1i
 3

:;1
1 

- 
=

 
6 

J'
D

 
: 

=
 

o 
C

'-J
 -

Z
_2

3)
zE

rI
.=

 
ird

+
=

: 
<

i 
g 

=
l: 

r=
.. 

a,
; 

i,r
--

-5
.u

 - 
- 

(.
J

u:
 

_.
xu

=
.J

=
' 

=
.D

: 
^ 

r 
- 

-:
?;

' 
O

 
_O

 r
r<

 
@

".
,^

!
-6

o9
.D

-!
 

Y
 

!t{
o

\i-
u 

--
.1

 :.
 

tr
 

<
 

-a
_!

/;Y
,o

=
?!

- 
L 

oi
:r

; 
l: 

: 
; 

; 
* 

o 
A

 
=

 ;
. 

s 
I

A
i;i

--
r:

i 
j 

=
- 

tu
.;-

-
I:=

e!
E

:E
1 

ai
:q

^6
 

t 
:jr

9:
:r

ol
?l

-t
o 

o,
 -

-^
 7

o
) 

J_
.!t

:E
 

-,
 

\:l
 

-t
<

 
_ 

=
 

-.
* 

-
^ 

=
 =

h 
- 

c 
=

.; 
: 

r 
=

O
if-

ss
T

q"
?,

i 
T

6e
"s

-

d>
'n

d-
: 

<
 ^

 
- 

lE
 

=
al

oo
 

r_
\I 

^ 
/-

t 
! 

=
o 

f 
or

1J
-'t

Y
>

9=
 

d 
P

. 
-.

D
:=

 I
 Y

o 
Q

 b
'P

 i
!.n

.o

:e
 +

;;i
i"=

 a
le

al
:r

gi
i 3

:;3
f

i?
f I

 ie
i'z

A
IE

 l;
 i;

;1
r 

g;
=

*i

ir+
ii 

:;t
 I i

l?
l+

i$
n}

 ra
+

i i
iia

cl
qi

i i
 ig

iii
ir;

 i 
:s

?i
i

'ii
 ;E

i?
i i

E
ig

i:i
 iE

 a
!a

ia
rir

 ll
rH

 :-
:E

:ii
;i3

 ii
 ii

;a
:tg

36
i *

;ir
;:;

F
a 

ia
3;

A
/ 

a 
JE

 
n 

tr
 

::-
l:.

if 
--

O
_L

 
--

l 
<

 
-.

1 
I 

t-
 

4.
\ 

Q
_ 

0J
 =

=
,-

o 
i 

ta

-a
q?

 3
i i

.*
 fi

9;
3 

S
i-i

E
 [ 

*d
ix

 <
 :3

 *
 +

i*
1i

B
: 

3 
i: 

1:
€ 

+
i:c

;; 
E

 =
 r{

t-
[-

i I
 :q

 ;i
 te

 5
E

E
ii;

 n
E

+
i=

a;
d9

1=
 g

lii
4+

Iii
iE

; 
"

$ 
+

;5
8 

i=
 =

5 
eE

r 
o.

, 
r 

-=
q 

-d
 o

 o
 ia

_o
:

1;
.+

+
1 
iii

li 
ie

tir
E

 1
i4

iE
 ii

;r
5 

3

[il
l*

 3
?i

+
:=

s;
Iq

 E
iii

; 
"ig

F
:i:

iti
lrg

 it
ir 

?f
i;f

i 3
 =

;le
1 

iiF
ifi

E
ie

+
i :

::l
iil

E
li 

ii+
; 

x3
i{i

1
lr:

;E
 

E
-3

:J
;'F

3:
q 

o5
;: 

;.i
iF

+
"

i;i
ii 

iii
la

lii
:i 

+
ta

=
 =

li*
ti

=
.X

 =
 o 

" 
^ 

- 
=

.;l
 

a 
'l-

 r
 -

J,
2 

*=
 =

 i 
Q

..6
-;

 $
:€

, 
: 
qa

A
 T

 5
 J

a.
 €

ai
q:

 i
l- O

z -=
' ,-
n

4i
E c

-' z i. i= F
o

\o
\D

\D
\O

lo
\O

rO
@

@
@

@
@

co
@

@
 \

.1
 O

r 
i/.

 5
 (

, 
r!

50
(!

r.
r-

(r
N

G
io

b'
:'-

5.
r':

.

o\
r\

oi
(.

J-
|-

)
5O

pO
,\O

\!O

5\
in

S
iO

vr
G

G
r,

io
b+

.a
o

91
.,-

-5
9o

!"
A

o.
O

r.
ru

J\
O

iri
 ; 
iii

ili
 +f

fi 
iit

i$
B

is
 r+

$ 
ig

 i=
ill

ia
iie

iii
iE

i i
 i 

; i
 1

; 
3 

$ 
i I

 ;
 :3

 5
 f 

=
 g:

[=
. 
i 1

: 
; 

E
I 

r 
i+

ae
 r

 ri
 ] 

+
 +

F
 +

1

$i
i ;

! 
iit

iE
 Ii;

ie
i; 

ri3
iA

i+
ii 

5 
iII

E
gA

5 
i=

iii
6i

ir=
 -a

:=
r;

; 
{il

iil
E

ei
g;

i*
=

:3
+

ra
ia

a+
E

i=
l+

ra

iF
i ;

liE
ii 

$i
ai

ffi
1[

*5
=

iii
iii

;i;
iii

E
iia

lli
E

l; 
iri

iF
i i

;a
E

*[
iri

i l
iif

;Ii
ifr

e[
*l

;li
iI

3 3

qq
 q

 
sq

qq
q9

ss
ss

ss
 

ss
gg

 
qq

qq
qq

qs
l

.o
9g

 I 
p9

99
o-

op
-o

oo
oo

: 
oo

se
S

 o
 o

 o
 o

 o
 o

 o
 o

 o
 3

 .o
 p

.o
 -

i.;
t!Y

i 
::p

s 
+

!i;
i.;

=
 

i:3
;; 

p 
ip

pr
3=

':'
-F

T
iq

;"
3 

iiS
i 

qr
=

i =
q;

$=
 iii

+
: 

3 
i3

3e
ia

itd
9

ili
l*

; 
i5

:, 
i;9

 +
l'=

'" 
-r

'ir
+

 i 
5'

iiT
a;

qt
-.

=
dd

 =
 ii

ri 
:ii

 .=
'i5

g 
lti

lii
 3

 :i
3:

ii:
i i

55
 

- 
3-

j 
:Y

3 
- 

"-
 

- 
<

 
' 

f 
.T

f 
6o

3i
 

1
5.

5 
3 

d:
=

 *
:' 

:' 
i3

3 
I 

;=
 

3 
':3

'5
;4

3 
i

bi
 

+
E

=
i t

i]:
'Z

 i;
:, 

il;
:!c

;
a 

; 
E

! 
z'

" 
3 

;1
3 

i 
! 

;t 
=

+
a 

rr
o 

; 
ia

 I
 

^ 
i.r

=
 I 

i 
i 

ii:
 

;
I 

a 
5=

 "
 

: 
o 

6 
; 

;.r
 

!
E

 r 
5r

 
r 

d 
i 

i 
+

 : 
r

7 
3 

E
; 

i 
" 

r 
e

t-
a

v --
,1 a 1,
1 C -(
/) 5 z --
l F (o @ =I a" E 7 z { o c C z = 2 o n o

55
 5

 
s=

1 
dP

.P
P

P
!!s

er
r 

rF
F

F
 3

3f
P

<
=

t=
E

 33
5 

I,
tt 

+
 {E

F
lia

 ii
!E

a;
r€

 ir
iA

qs
c 

iA
i:s

e 
s 
{r

i =
t?

 {+
i+

+
 .i

i;i
=

;:'
 F

s-
+

 +
1r

-i;
-q

ia
o:

o:
 

- 
=

0,
--

 -
E

 
;;{

- 
B

q'
-7

1e
'.4

 e
d-

 =
JO

 
rf

,Y
 

9a
 

7'
 

aF
;i 

,-
E

 
;1

 
6 

-
:i 

, 
i+

-{ F

* lo lr lo
J l= lli l?
 *

lU
 

r
lls

 ;
l+

 -
{

lr 
x

llz l(D l5 la llo llr llr lc la l=
'

lro
'

ll-

d It t; l,i I



epeuP
) Jo lueS

 eql
sa)lrd asnoH

 usrpeue) lo ^a^rns ',aS
P

dal leio
uorlerrossv elelsl lP

au utlpeueJ :sarinos P
IP

C

luaurtsa^ur llnba lualrad ool e S
ulurnssv t

oqap Jo tsoJ) t'(lueurlsa^ul uo urnlai) t =
 llrnba uo ulnP

u t
{a}rd luarn)) . (ld) luarrnr / 9 80t) =

 errld leau z
alei uorlelrul qluoLU

-ot-rltuow
 

I

sbL5I'I 
L

6tz
t.a8 lz
092
0 tz
ztz
z.az

taz
502
t8t
89

(€ t)
t 0L
ntt
s lI
t6t tt
092
s9z
08t
I A

I

t 0r
z 0r
r0L
Itt
9tz
t zI
6tz
IS

Z
,tzs9z
9tz
naz
tlzooz
6 tL
69l €L
sll
I €t
r zt
s9L
zzz
ztz
znl
t rI

(B
 €)

(r'z)
(t €)
(r 0)
l0l
0Ltotvovt5tt€6
0€0t
(€ r)
(€0r)
(8 5)
(6 r)
lz tt
tz t)
(s 5)
(9 r)
(t ol)
(9 6t)
(9 6r)

(€ 0)

s0vo0ls060ttll8roztz6Lt'000
(B

 l)
$€)
(0 1)
s0
(10)

(L 0)

t'l0€zz
(2 0)
(s 0)

€0€0
9',1

tl8',1

tz6Loztttt€t
0t€0z0
(9.t)

(8 Z
)

(z t)
z0

(9 0)
(9 0)

60tzoz
(0 1)
(6 0)

(t'f 
)

(9 r-)
(6 f)
tt {)
(0 t)
(0 t)
\t il
I5 t)
(L 1)
(i z)

(6 t)
{s t)
lt0(z E

)

\9 t)
(6 S

)

(0 i)
{ l s)
(9 5)
(t s)
(t g)
(8 l)
(t I L)
(8 

L t)

lt't)
(8',t)

(€ r)
(0 t)
lt zl
(8 t)
(9 Z

)

lz z)
tz zl
Q

Z
I

16 Z
l

(8 2)
(9 t)
(s t)
(0 s)

l0 t)
( r'9)
(1.9)

(s 9)
(19)

us)
(0 9)
(0 8)
(6 1l)
lz zi

0'In€v
Ibst6tZ

N

6€,bIt6€tt'.tzb6',b

€s5bss99t'80'0t
6 0t
f tt

08stt99i8,f5Z
9

t999o't
tt6969s989ott96btf9t9',t

8'l9t8 Z
r

5Z
'I 

L

9t ll
0s LI
5Z

 l I

00 lL
0s 0L

S
Z

'I 
L

O
O

'LL

o0 Lt
5lu
sl lI
st tt
0s zL

sz at
05 tL
az sI
09 €I
0s zr
00 €r
09 tr
szfL
09 tr
st 9l
sz 6t
82 6L

s ztI
8',0,1

86€L

z 6€t
o ttt
z sf I
0 'tI
6 Z

tt
l Ltr
l0f 

L

tS
zt

9 tzt
z 9zl
9',nzt

z tzt
6 Z

Z
I

s tz l
z ozt
z 6tI
6 ttt
ssLt
l ltl
9ttt
S

 Ltt
9 801

88 ltrdv
B

8 
U

T
1

l8 l)O
4 

A
tnl

l8 [idv
I8 U

P
I

98 tro
98 A

tnl

98 l!rdv
98 uP

l

s8 t)o
9B

 ltnl
s8 lrdv

s8 uel

t8 lro
i8 llnl

'8 ltrdv

'8 uP
l

t8 r)o
f8 ^tnl

t8 t!rdv
t8 uel

z8 lro
z8 A

tnl

zg lrdv

8Z
 t'O

tt
v8t'9st
08r'l5l
0s9'5t 

L

018's0l
189'0t 

I

692'tZ
 

I

sos'r I I
96t'tot
t6t',86
tt''s6
s6t t6
vtt't6
96t'58
860',16

bzB
'69

zt9'26
LB

€,88

9Z
Z

' t6

90€'96

,9€'S
6

ss L'26

tz5'06
tt r' t6
090'16 

$

O
E

Z
'Z

O
L

9Z
 t't6

L IB
,06

'06't8
rt0't8
ngz'sg

,zf'18

stz'69
t9z'E

t
ott'ot
bz6'a9

€89',89

oz€'t9
ttt't9
8€'A

9
z to'z I
0t t'89
a6t's9
zgb' 

I I
,69 2I
r86'0r
0 t 5'59

rl L'59
sgt'tt 

s

0lza9t9t0tsls8s86',8

€66666
0698€8
9t9ttt6t6t
08z.g

6tzast

9t0BzB€8t8IAIAt888066.8

6868t.e58Z
A

vtn-t
stttstt'ltttt

Fe.oz6loIzozUzZoElUJd.u

l./") 
l/")

($)
($)

e/J

lP
eu lsulu.roN
(oluorol)

,lynb3 uo u.rn1a1

l")
l"/ol

(,7.)
l%

)
l./") 

(v.) 
(%

l
(%

)

A
IP

U
rB

eB
U

oW
rA

 s IueS
prriueq)

H
IN

C
)hJ

(lInbl uo urnlaf,
lerX

) r00t IS
I

uo uJnlau snurw
(otuo.rol) 

alP
tsl

leaS
 uo urnleu

oluorol
J]ua slw

.lerU

P
P

E
U

e)
irud slw

.leid

oluorol
a8era^al

leeu

eP
P

U
el

atP
ra^il

leiu

oluoJol
alie.ra,rel

leurtuoN
ruorleuul
,o eleu

oluoJol
tou

P
P

eue)
tou

lod
00e lsl

(00r =
 l86t)

td)

!peuP
J

e3P
Ja^a-l

leu!tU
oN

(lliaupnb) g86t llJdV
 oI Z

96t llrdv plec lP
rf,ueurl

€ ltgvl

O
r

uFz.,,i

lIkd.

;I iE
E

:giil i:E
eiE

iiE
E

ii, tE
IiisE

i;i;ilE
iE

 i!;

E
 E

E
E

 tiisitE
l i:ll liE

iiiii; E
ls:E

: iiiE
*:E

itu iE
i

lc 
o*-t:q+

J.',
) 

rr 
'.=

 c -.,=
 

=
L 9- oJ.E

 6
E

 r 
I9 

H
E

F
 3;E

s
o: 

L 
91 9E

 
=

 
O

 6 
X

i 2
U

I 
.l! *Y

 
q; 

>
-;:;

=
\o0ro!.rri.-:i

q r 
'=

 
E

 u Y
-o r ! 

F
o 

oJ 
,-i:-:'i; 

o.! 
=

 
g

€-3 E
r qE

!!* E
q

e=
 

E
 o F

.9 g;: 
e:

E
=

 ^lri"E
=

E
F

s;
iE

 ::;E
r=

;+
F

!"E
 r * E

ri;€a; 
E

iI 
E

 =
 3 3E

 X
 b t; 

E
- 

F
 i 

u ^-cs 
x rJ.=

 
-.

.p.!-9.--:..oA
elE

aF
6;6 

O
r" 

O
J-=

 e.- 
!_C

':
- 

o ^" ! 
>

-=
;:'9 

d E
 9l!

: 
d, e E

 E
;T

 
:E

 
E

 9=
H

E
: E

;g =
5:E

 P
 a i

r ur u ; E
 P

 s =
 a:, 0

'!*i 
c 3 ..;i 

6 E
 ? 

-or E
U

;X
 

9 E
 dlr 

E
f E

 E
o c.! 

(a -c .c o.=
 

uu 
c: r!

o\

-:)<
 c 

o, !: 
-l-:l 

o 
' 

0J {
3 -- 

loE
 

=
 ., E

=
 I =

=
=

E
*;_i 

E
E

2ytt3
. 

c 
.- 

L 
- 

\ 
- 

,=
 

- 
aa c

lxl.0,- 
>

7iJo;c'
-.! 

9ts : 
! 

\-/ ;-c 
.: i 

E
.!:ooQ

 
=

"' E
Y

s*8
;r*n=

 
^Y

-E
;E

I::: =
 i,=

=
 sE

 ug
'7 

r! 
6 

=
 

E
 

J 
- 

- 
41 - 

a-
P

sE
;E

 
iE

:i;-o
,0,2o,:O

 
I 

o=
6'!O

lc
t"i3;€n 

"s{--E
U

-!-_ 
u >

_q ..J.! i* 
tr q =

ul!6_c(.].o=
;.:li(Jf,

c - 
a 

Y
 _o',; 

-: 
dr c 

q/ r 
O

-"4"=
 E

Y
 ttE

€E
"a:

O
JE

_r)'=
 

- 
6 

:. 
:C

 
-. 

C
O

- =
ni 

"P
=

 
E

E
=

-[iE
.E

-t ::.i=
 g9 =

 - [?:E
€ 

=
'! 

E
 c o ^ o E

 tr e . ; =
 i€

S
 E

1->
=

;5-arE
l^

o/ Q
 a" oJ =

P
 

r 
u oo-c - 

tr 9 d
-=

uE
g:90-c-94:-c

\ 
:-:- 

-_-+
 

^,
t 

-LE
5'6;li'-:!F

&
 i't r'i*=

:E
t3 

3:
':; E

 
aA

-., 
co 

,:Jctatr-O
c

&
 tE

;3c€ <
5 3i =

 5i

i:! 
9; 

P
: 

E

-: 
cJ d 

llE
 

t 
-'

.=
 : 

0J 6 
r- ! 

o-Y
€ E

 E
:'=

-Y
'Y

, b : € .i I f.>
0r u =

 uq
!h 

=
- 

(l)'F

;€; 
E

 9€=
E

c.- 
c

-- 
- 

u -Y
l -,

! 
F

 -l? =
 -'!!.9

! 
U

 E
 d b n o!

ltur! 
!=

;:u
E

 oE
 y u E

;.!
E

@
;'c 

E
 E

:

iE
y::E

i9E

- -; 
b .o6: 

?

5I€; 
E

 E
 &

J
- 

orcrnY
-r!

-: 
o 6 '! =

Y
a -=

f,;l 
di di L A

 d. d d d .. o, o 
d, ir 

dr.q,-@
.@

 0/.0/ q q q q qig

229992292y129 992y29929222922 922

t=:.9

)

: 
f I g=

 
ir

-1- 
i:6 

5E
r 

- 
94

i g;E
 -it=

?gst5E
t!:: *;aiii;,i*iE

r,flfl
sE

-sE
=

,5 i ;isf 5' 
E

 5 F
E

is;-i;*;;,.iE
 i =

' r=
=

EE

l_oc=

=
clo>

I_9
t!!

c,o-oq)

co



.a
>

:d ad
Y

Y
?

_L
 

)

_o
l

l>
g

9Y
 

tr
,

lo
a! >
f,=

I 
-r

l

o:

2; n f

\O
 \

O
 !

O
 \

O
 \

C
 \

O
 \

O
 \

O
 \

O
 \

O
 \

O
 \

a 
.O

c!
co

@
@

@
co

c!
@

@
-J

\r
!!

co
\J

o.
rn

5Q
rJ

-o
\o

co
\lo

,

!'J
 -

9t
u

ge

3 f ;

tii
ia

i; 
i?

E
 E

 IE
A

iii
 ;i

E
I 

i ii
?i

gi
gl

;g
ii 

;:
gi

iii
+

l i
gi

iii
iir

i s
fli

iif
fi 

i+
[ii

iiE
E

 ii

iE
tii

ii 
iil

ii;
i:g

 *;
iil

tii
+

+
E

tix
E

E
 a

ia
;i}

li 
iii

iii
iii

 la
ii;

iii
iii

iii
ii 

i
a!

 
N

 S
 :-

9,
; 

P
E

 *
36

_i
3

:>
- 

\t
-!

 
o 

Y
'

: 
q5

;-
3 in

X

o,
]

E
o-

5-

ri;
[:i

ii 
rii

iii
 ii

ii 
l=

eg
iii

1+
1[

;e
ig

 ta
i;+

i i
i i

E
; 

1i
$a

E
;

ti 
E

 i 
f 
i5

'ir
 i+

+
r 

iE
: 
fe

ii:
=

;; 
t

e*
i +

ilt
A

+
si

# 
fs

'; 
*+

n€
E

is
el

aE
a$

;ii
;+

g?
+

a:
 i

ti+
+

ga
3i

E

ili
IE

si
iiF

E
fi+

 il
+

rl;
+

ig
i

.!

-

5S
33

3S
S

E
3<

zz
z?

n
gt

:E
eE

f 
gJ

irr
;E

: E
iP J IJ

rO ^=
O

 -
.o

co
\D

 
o-

O
o.

uA
55

: 
q

}q
O

L,
N

 
cF

5c
i3

 
r

oG
=

.o
.o

ci
ro

o=
:-

o4
"6

.

_.
__

_o
 _ ,

!3
;3

q=
rg

i:>
>

;>
i 

3
o6

.
g, t> rc

:{
--

'
.: 

9e
re

-o
 l-

,:.
,^

e.
n*

*i
 

A
x3

{q
}3

83
dS

$$
:3

_ 
3.

ec
.c

oO
.O

vr
\l)

O
oq

!N
w

a

-ln
^:

O
 r

.a
C

).
o@

 \t
 o

'(J
1 

sr
,o

ru
a-

O
\O

C
rc

\q
.u

rS
--

-d
I

- t) .D

l-q = a l-o !r o I v!
1 i!> -r
- ie
,

o_ j o_ o' o f o

^.
..,

 ,
P

r 
o.

 c
o 

@
 @

,o
 o

 o
 -

 
- 

r.
J 

i.J
 w

 l 
(,

l -
r 

c"
 5

 i
i 

t 
i 

: 
l

(J
l 
o\

 -
vl

 
\o

 5
 !

o 
ur

 -
 \

o 
\ 

\o
 o

. 
o.

 @
 r

.J
 \ 

9r
 (

rj 
!o

 ! 
- 

@
q 

,1
'!!

q.
.s

o.
ai

oi
,J

t 
+

' -u
r 
-.

o\
'- 

-o
. 
i. 

io
 {

6 
-o

 b.
aA

 
aa

Q
 

oo
 

oo
oo

 
oo

o 
oo

oo
 

oo
o6

a)
oo

oo
oo

oo
oo

oo
oo

oo
o-

O
oo

oo

+
 

,. 
N

J 
tJ

 t
\.J

 tJ
 l

.J
 (

]J
 - 

- 
o 

o.
 -

 
3

\o
 J

 
oJ

 5
 

5 
l-r

: 
c,

l 
\ 

C
E

 \
O

 f
 

r 
r.

.r
 l 

or
 @

 i 
! 

\ 
r 

o\
 !

 
c6

r.
J 

O
 O

\ 
N

J 
!O

 \
] 

O
\ 

O
. 
! 

(O
 r

.J
 .

rr
 C

o 
q 

Ln
 \

t 
t, 

rr
 :

r 
I 

i, 
C

o 
iJ

\9
 5

 
O

 (
,r

 \
r 

@
 5

 
r 

O
 t

J 
co

 .
L 

+
 

9r
 r

J 
o\

ua
 (

,l 
!a

 s
J 

(o
 s

J 
(r

1
Q

Q
aa

Q
oo

oo
oo

oo
oo

oo
oC

)o
6o

6
oo

oo
oo

oo
oo

oo
oo

oo
6-

oO
o-

-

of
, o a

n --
t 6 C I € . -t n ,o ao

g?
[li

iii
+

E
 IE

-;
 i 

ilE
iii

ls
 ii

 ii
 i 

iB
li 

i iE
I$

i I
=

ii 
i[i

+
ii*

al
 ii

E
ira

ai
ii:

lis
rB

itl
rg

lii
 if

iE
Lf

oq
:=

yt
i 
lii

i7
1?

i+
i+

f':
i;i

1r
 i

sr
l:3

r

r+
:E

iii
tn

gi
 ie

ffi
iiT

aI
iii

 ll
*i

+
ia

i+
+

gi
E

r*
lE

iis
rir

a 
;i;

#=
ilf

i[l
 i;

i5
ig

 E
iil

;;
&

p?
6d

_6
-c

-ii
Q

e 
4?

 i=
=

43
61

7q
? 

f 
ia

qa
l 

9.
?d

-ir
o

tu
 o

-l.
 

al
t 

z-
\ 
=

o 
=

 o 
o 

=
t>

 
>

(t
o 

- 
o 

O
 o

 :
.:/

 
: 

q.
:l 

-.
.-

 
- 

o-
E

 6
 i{

 I
 i 

=
i 

=
 1=

 +
1:

i 
E

:g
lf=

 IE
 r

 q
 ii:

;+
; 

?
p 

+
; 

=
€a

I 
- 

;il
1i

 
o-

? 
i 

{
i =

Ii 
i ?

=
z 

=
 E

 a
 ; 

3 
=

 =
 o

q 
n!

.; 
9 

7 
6 

=
 ';

 +
q 

i ?
_=

 3
; 

=
.^

i 
{ 

; 
o 

J 
-

;9
E

:-
6o

-.
 

<
ri:

i" 
3

:.:
6-

hP
5 

cd
 

^'
61

=
^-

 
c

*o
,"

lll
=

i 
=

-5
=

ai
 

I.
;i5

id
t;"

 i:
a=

3l
a

3e
pa

Ic
=

oi
 E

f=
i;q

- 
f 

- 
- 

=
: 

=
.r

 
!_

 -
i 

-il
=

o.
D

U
iB

i=
ii;

 
a?

=
s:

E
r

5 
=

{ 
=

}=
i=

 
+

X
 lf

 i 
+

I
+

IJ
 

^.
 

/D
 

+
- 

--
j6

 
f

{;
3:

n}
li 

d3
[i]

r
3;

=
:c

iY
l 

T
?"

,H
:=

sl
ii;

;; 
+

r;
1i

Q
F

?9
i=

=
j 

6i
E

r;
3

ix
: 
iI 

l*
 *

 &
.S

rs
€i

iq
ii&

 
q'

e,
?6

?

- !. a) o I

*.
42

(J
l= Y
l 9<
o o o ! f o )

- !) ! !

o. ! s
@

@
(,

J

ur
oS

= =I e" = o 7 Z € - o C Z = 7 - o

se
;':

'6
i6

oi
! 

o:
6 

=
'A

Z
P

?;
-.

I
.t.

i'.
!\o

.i-
J

--
u-

rD
=

!r
- 

r 
:] 

1r
=

'
:C

lJ
; 

a 
- 

5 
^

=
ii;

=
6-

€o
-<

;'1
 -

.X
 i

 
O

 O
o 

lii
i 

I 
=

J

E
65

:=
6=

3 
6 

e 
I 

=
 d

[
' 

tu
 O

? 
-il

 
Y

7-
D

 
=

- 
or

7
o 

rD
 o

 
o 

-'-
l-=

!l 
o-

<
 

Y

l 
r.

q 
=

 91
. 

c 
=

-;
 

.D

? 
? 

6 
? 

i5
-{

o 
o 

A
) 
a 

-a
 o

o 
>

 
tt

<
 I

 
a 

o.
lf 

rD
E

 6
 

i!
3 

oi
i l

:5
8 

r 
I

:9
11

q 
da

 -
 a

e=
Ii*

:i+
e

E
X

E
-E

e3
g3

_=
; 

2 
i 

=
 ! 

^ 
oe

 E
5 

; 
],'

.=
: 
nf

 1.
a{

 s
, 

Q
 [!

 E
'

ii.
<

*r
-:

 
Q

 o
JO

-!
l^

o

lQ
P

i5
6c

*
f,-

O
A

=
 

-
=

'=
'=

-:
 

: 
+

 a
n;

!&
u1

9
B

'!3
=

=
e3

r 
+

:r
i{ 

=
l

oo
 

:a

o:
O

 
ai

 o
 

l
xi

,:{
.{

;=
o 

- 
d 

- 
-5

 
;

! 
o 

i4
: 

d 
--

a 
) 

Q
'y

 
<

 =
=

o-
o 

l 
a 

.o
 .

o 
o

ft 
=

 
J^

 r
 

.D
.r

j 
o 

=
 

O
 -.

D
 

t 
6 

0/
 a

 
r 

i 
Y

 :
l_

 !
)

+
l+

.x
 a

 3 
+

*=
 a

 iig
:: 

;"
[i 

3 
i

E
: 

r 
=

;E
 j !

 1
-.

;"
? 

=
[i 

_l
r;

 i 
B

-

irl
E

iIi
+

is
3:

i+
; 
lii

:g
: 

iD
 f 

=
 =

: 
P

: 
r;

3 
6 

I 
!

Q
'' 

E
rq

;S
P

a:
 

r;
il-

l 
o,

 ,r
6-

=
-

:=
l=

;a
2i

2'
=

(;
1i

6 
ill

e 
n

=
 : 

; 
! 

ai
 

T
=

:-
F

 
l 

l:t
 

f 
i 

-<
-5

 6
 :_

; 
_ 

U
; 

o 
=

o 
9 

; 
o,

 o
Jt

'd
 =

 ;;E
 

E
al

 
{ 

o 
f 

6 
: 

o 
i 

6 
..:

 
-l

i d
-l;

 
i I

 i 
" 

P
 li

 
>

+
 -

r;
=

-6
 i 

5r
.i:

 =
 1=

{ 
=

qi
 

+
l E

=
3^

?=
=

6?
=

,."
 

L!
-6

 
-6

r
iti

*.
'i;

=
=

i::
f;=

 =
+

g
=

B
e6

it;
i;a

,1
\a

1 
i=

i
i 

a 
!.=

: 
i 

=
 : 

6 
e 

: 
o 

3 
: 

i 
.-

- 
!.

lq
lii

;e
E

=
;:I

ii 
ile

o 
_,

:.x
 

-_
,_

=
 

_ 
o 

oJ
 _

: 
N

 f
 

A

l?
;=

E
t?

#:
i3

9,
?!

 
33

^:
-

i 
o.

. 
l5

.D
+

 
i.a

 
=

: 
.D

.^
-

o'
- 

6-
 !.

 a
- 
i' 

iY
 

io
 

'-f
 9

d-
<

3 
d-

46

-t
-t

o. :: \o



o

oa

EEF

_c, -c - -c E
 

>
- .., .i

6 u ! 
u -.=

 
9!

-c E
+

E
 d E

 =
 E

0r oJ g>
=

 
i 

+
f

u9or2/!E
hiq

.!u6-:i-i:
r,!;;:6I 

b
t 

: 
c q .=

 v 
ar U

ts;s=
! 

9€ i
; 

!'>
. la_E

c
=

 
g! 

F
 

-l: 
F

 
6r.,

'- 
6 

L 
L 

=
.: 

-.-
H

 ! 
=

 o h -:E

l- : 
o o c, qE

 
6

u =
:3 i+

-o q
-LY

L6^-!
>

- rc-i: . 
F

 ! 
i 

o

=
 €.E

 Q
* I 

E
-o

'6-vL-=
;=

o)
tE

nE
[i;F

d
u l! oqr: 

c E
.9

38E
i:.,e33

orr!C
C

;d'v(,
: c 4.9 ;. f =

 e
:-steE

tE
:

-^a') 
dr 

x 
6 

Q
 

i! 
-

:a-ac,tr_9::..:
fi-oo,i>

E
F

>
;l!F

=
 

- 
oD

E

9.H
9

laJi

i;.- 
I

E
';9c

O
 !9f,

.T
 9 E

:

.S
 i 

c-a

U
 

a, =
 jj

..i.6uo

:O
S

O
P

E
F

:B
H

E
E

;xx=
epE

E
E

euE
E

ii:ei
E

F
q:IE

E
IE

!
: 

i!1 
-c: 

o o'=
 

c 
u

gn:9=
E

:j5:
T

 };; i E
€ E

;R
1 $i:: eE

 :€!
oJ I 

E
_- ; 

- 1-o o 5

=
e,39sg-ulH

!-P
S

 E
 s S

:a e3
E

 - 
d.\ q,Y

 
C

 .E
 lv=

 
L

c-'- 
L 

.E
 -c 

i 
- o

b>
6E

F
;r..,e*?

u.: 
ra >

.j 
o, =

 t-- x 
q

tf 3;eE
8 g! 

E

*r:! F
E

g:;E
: 

c =
: 

=
 c - o:Jq-o

N
 

- 
x 

u 
f 

.1.: 
F

e=

cE
E

!:e335E
a

F
 

6 
>

=
.!F

 
r! 

6F
.E

:Z

! 
q 

!. ^i 
! 

o{
:Y

 
!l 

Y
E

 
J 

-:
+

6 
* 

xl E
: 

! 
xq 

s 
E

bc

5 
s 

e.o I 
F

:
! 

q 
i! 

i 
e j

+
 E

 E
t Y

 tt
H

 ; 
l=

 
si f:

: 
; 

.Q
 

a 
';v

3^ 
c 

i; 
F

 
U

-e
E

g:;ag 
: 

;.!

E
 E

E
 i?B

! 
E

E
 s;

9F
E

;E
:E

 E
:T

T
€e €,E

 S
p *i 

; 
B

!N
:- 

Y
! 

! 
P

;

?: $: g; ir 3i6
3:(J5:i 

E
..i:E

P
E

s E
: *E

 is !i*
+

 j j-r5j 
E

;'E
eI

tec-!e:q;igE
g

r t s; s-i ; t :€E
O

ao 
r{i 

6'J,:

r*,i,tE
i:ti; iiitE

iE
:€;E

:iiffE
iiE

E
i E

iE
ii: i;! E

 ;iE
:j 3i;rfrsE

E
iiiE

i r€
fi :E

fiE
;i;I ; E

:H
fii;iE

E
iI:iE

€E
E

;
E

* E
;E

F
; i;?E

=
 ;g:E

E
iii:;g+

*lgg *t ;

ff jE
*i;ieri: i;isiii;ii;iE

si;E
i,

:i;irE
g.;;i;i tifft;:ir tiiiE

i;fi*=
; 

gi€ g*i*
E

E
=

;=
i 9E

 i;E
 $ E

igE
 E

jiE
iiitii;E

E
;;E

iE
 i;*H

E
ii

i;I:E
a;i;uE

: ;E
a;?:E

; 
E

 rE
;F

E
cE

iifi;+
 iiE

iaE
$

iE
E

rii!;iq:; iE
rE

ii!is iE
E

;E
E

E
ii:t;5 :;;igtE

. I j:+
gii;ffi i r ;if E

ifti: E
E

iiff 
E

 3!€E
F

i E
iiiE

*i

E
 i 

E
 ;iE

i;esE
 i i; E

i fi i : E
E

 i E
=

iE
 i i;i E

E
fiE

 : ; cE
 fi;

Fe2(,zG
,

loIzozUZzaklUo-jeerol

uFz....i

l2<d.

o-c' o)o..cocEoO
)

.g=
UL;

9c.,o
;tJE=

O
.!c

-o ii
!2

z

; 
-0r 

-o 
-@

 
-c)

:4.;
;!=
oooo

U
 

U
 

U
 

U
 

L)

Z
Z

z
zzz

foooo90
zz

z
!

;zz
zzz2?7

zz;s]

_9 >
_g

E
!

E
E

,-29

@
.9

EE

\O
 ta \o

\O
 \O

 \O
rO

N
@

o1 01 cr\

\O
N

N
rn\oN
or cl1 o1

z

,z

O
E

949
z E

Z

s q qE
€€P

.'e
=

I:q:

9.a'; 
o

E
E

E
E

E
E

E
3

q9
ir

i 
! 

\ 
, 

i 
i 

i 
ii 

i
ir E

r *i 
E

 E
: E

 E
 * i; e! E

rs * e e * q *cs *ipiiiS
-ri r 

-1 3 326,52 6rZ
 ) e i e:2 r;2 &

.6 3: i =
 5 -: -3 i 5

>
 

9 
9>

!

_9
_9l

;:s.9 .q -o

3933_9_9

,.

!

.9clE= oU3a,
Zc,q

>
E

F
 

a.)

a6tr
r-x.,
IIJ 

C-:tu_oc,2C
J

,I 
(-,

]]U

:);:;)
o

l

r\

_o.TI0)Ei:
>

co
i-Nao ;:
x.E

JEEoU3(I)
z

rl8*l
: 

€ 
€! 

" 
E

 
I

- ss r?-. 
;5 

ii 
,:: 

F
 

&
 d6 

|

*5E
 segiE

i ffE
 I ; ff g5;E

iE
"! *s i rr; gsgs 

I
I



IAPANESE INVESTMENT IN U.S. REAL ESTATE have more than 50 percent of their residents employed in
the community or have land allocated for industries that
will eventually employ a majority of the residents.

ln a satellite new community, most residents must seek
jobs outside the limits of the area. Occasionally, the
residents must rely on the surrounding towns for every-
day shopping and other retail purchases.

All of the new communities in our project contain resi-
dential land uses. All but one (Tierra Verde) contain
recreational uses and all but one (Port 5t. John) contain
commercial land uses. Fourteen of the new communities
contain industrially zoned land, while l8 do not. In
general, the self-contained communities in our proiect
have industrial areas, while the satellites do not.

A variety of services and recreational amenities are pro-
vided in the new communities. Exhibit V shows the type
of fire and police protection that is provided, the access to
water, and the major rec reational fac ilities in the commu-
nities. As can be seen in the exhibit, police protection for

almost all communities is provided by the city or county
government, and fire protection is provided by the city or
county government or by volunteers. Also, most of the
commu nities are located on substantial bodies or streams
of water.

Trends ln New Communities ln Florida

The timing of the development of new communities is

shown in Exhibit Vl. From I956 to 1959, six new commu-
nities were opened, wilh Port Charlotte being the first. A
decline in the number of new communities occurred
between 1960 and 1967, after which there was a sharp
increase in new communities which continued for eight
years. Eight new communities were opened during the
1972-1975 period. However, the bottom dropped out
during the 1976-1979 period, when only one new com-
munity opened. Since I980, the trend in new commun ity
development has been upward.

Barring a major disruption in oil prices or
world trade, the lapanese will be investing
in U.S. real estate for some time to come.

by Bowen H. McCoy, CRE

rfr he history o[ dealing with l,]pane5e inve5lmenl in
I. U.S. real estate can be charat lerized by tr,ro arioms:

one only learns how to deal with another when things go
wrong; reneg,otiating a transaction and restructurinS a

financing are the real t€sts of a long-term relationship.

One proiect that had to be reneSotiated with the lapanese
involved lhe Westin Bonaventure Holel in downtown Los
Angeles. The proiect was financed with equity from
Mitsubishi lnternational Corporation and a long-term
fixed rate mortgage from Equitable Life Assurance. Al-
though the hotel was completed on time and at projected
cost, room rates and occupancy levels did not meet pro
forma projections; the hotel consequently had operating
deficits equal to about 20 percent of initial project cost.

To protect their initial investment and prevent others from
reaping the benefits of stabilized returns, the lapanese
equity investors had to be convinced to provide addi-
tional funds to cover the hotel's operating deficits. At the
same time, the advisory firm arrang,ed a refinancing
program which diluted the developer partner, brought in
a tax shelter equity investment group, extended loans
from banks and established a first mortgage accrual
proSram.

Almost l0 years later, a project involving the Pac west
oftice building had to be renegotiated. The building was
completed on time and within budget, but the leasing
period became extended, and a leasing deficit of 20
percent of the proiect's cost had to be funded. The
renegotiations with Mitsubishi Estate Corporation and
Meiji Mutual Life Insurance Company took l5 months to
accomplish and required four trips to Tokyo to obtain the
additional funds and to reallocate partnership losses.

Bowen H. Mctoy, CRf, it mdoaBing diectot ol Morgan Stanley and
Company, lnc., Los Angeles, Caliionia- With lhis iim since 196), he
previously was responsible lot ils real eslate operalions. l\lore rccenllt'
his responsibilities widened lo in(lude dll wtslen oryralions wilh a

focus on real estate.

EXHIBIT IV

Basic Data About New Communities ln Florida

Community Developer
Classi-
fication

Subclassi-
fication

Year
Opened

Size
(Acres)

Beverly Hills

Boca West
Citrus SprinSs
Coral Sprin8s

Beverly H ills
Development Corp.

Arvida
Deltona
Coral Rid8e Properties
(westinBhouse Electric)
Deltona
Ceneral Development
Arvida
Deltona
Deltona
ITT Development
Deltona
Levitt
Ceneral Development
Ceneral Development
Ceneral Development
Ceneral Development
Ceneral Development
Arvida
Ceneral Development
Ceneral Development
Deltona
Deltona
Punta Corda lsles
Sunmark
Dehona
Fairtield Communities
Cood-Cultitream
Deltona
Ceneral Development

Arvida
Levitt
Levift

Self-Contained
Satellite
Self-Contained
Sell'-Contained
Satellite
Selt--Contained
Salellite
Satellite
5elf-Contained
Seli-Contained
Seli-Contained
Satellite
Self-Contained
5elf-Contained
Self-Contained
Self-Contained
Satellite
Satellite
Satellite
Self-Contained
Sarellite
Satellite
Satellite
Satellite
Satellite

Self-Contained
Satellite
Self-Contained

1973
1970
1958

t,450
r 5,000
r 5,500

Salellite Regular

Resort
Regular
Regular

r 958

1962
I985
r 982
1965
197 3
197 2
1972
1985
1956
1973
r 960
1959
r 958
1974
1959
r 969
1967
I970
197 2
1962
197 1

197 5
1986
l96l
1959

t,500

I5,000
4,r 50
1,200
4,090

r 5,000
68,000
9,900
7,000

r 00,000
32,000
4l,oo0

5,5.10
49,000
4,800
5,060

I7,000
I7,000
2,000

15,000
1 r,000
19,500
2,500
5,400

740
r,510

Perception Versus Reality

There are a number of m isconceptions common ly associ-
ated with Japanese investment in U.S. property.

Overpayment
ln almost all cases when Japanese institutions paid the
highest price for a property in this country, a prospective
U.S. purchaser was right beh ind. Recently, evidence indi-
cates that the initial return requirement for iapanese
purchases is increasing.

Huge lnvestment Totals

Japanese investment, while large in recent years, ac-
counts for only 8 percent of the total foreiSn investment in
U.S. property.

L i m ited I nvestment Prefe rence

Japanese investment never has been limited to existing
high-rise urban office buildin6s. BeginninB in the early
1970s, Japanese capital has been invested in residential
land deals, development hotels and office building,s, and
japanese investors have purchased shoppinB centers and
extensive i ndustrial property.

Deltona
JulinBton Creek
Longboat Key Club
Marco lsland
Marion Oaks
Palm Coast
Pine Ridge
Poinciana Park
Port Charlofte/Nonh Port
Port LaBelle
Port Malabar
Port St. John
Port St. Lucie
Sawgrass
Sebastian H ighlands
Silver Springs Shores
Spring H ill
St. AuEustine Shores
Sugarmill Woods
Sun City Center
Sunny Hills
Suntree
Tampa Palms
Tierra Verde
Vero Beach HighlandV

Vero Shores
Weston
Williamsburg-Orlando
Williamsburg-Tampa

Regular
Regular
Resort
Resort
Regular
Regular
Regular
Regular
Regular
Regular
Regular
Regular
Regular
Resort
Regular
Regular
Regular
Regular
Regular
Adu lt
Regu lar

r 0.000
3,1 00
1,800

Regu tt
ReBU

Regu
ReSu

Regular
Adu lt
Adult

'?!:
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Self-Contained
Satellite
Satellite

r 985
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THE DEMISE AND RESURRECTION OF
INSTATLMENT SATES

Covernment i ntervention continues to
separate the taxpayer from utilizing the time
value ot money.

THE MEASUREMENT OF HOUSINC
AFFORDABILITY

The underlying assumptions, its strengths,
weaknesses and influence on the selfer
variables.

by Ravindra Kamathby Mark Lee Levine

f.Jistc,rit ally, the U.S. Congress h;s allowed t.rrp.tyer5
IIto undertake a hvbrid method oi reporting in< ome,
aside from the cash or accural nrethods, bv using what
has been reierred lo under the lnternal Revenue Code oi
1986 as the installment payment method.r
Although Congress historically restricted the use of the
installment sale technique, prohibiting its use when tax-
payers received more lhan 30 percent of the sales price in
the year of sale, that restriction was eliminated by legisla-
tion. Congress neverlheless required laxpaye15 lo report
as taxable a proportionate part ofeach principal payment
received in a given year, based on a profit ratio. Thus. if a
taxpayer sold a property for 9100,000 and achieved a
gain of 40 percenl or g-10,000, ignoring the interest on
payments that might be owing to a seller who was owed a
note (or carried back a note) from the buyer, 40 percent or
$.40 of e.rch payment dollar received by the seller wou ld
be taxable gain; $.60 of each dollar would be a return of
the investment.

One question for taxpayers in this setting is how to
determine what payments were received in the year of
sale. Payments of option money (when the option is
ultimately exercised and the purchaser buys the prop-
erty, down payments in the year oi sale, principal pay-
ments made on the note in the year oi sale and similar
items are treated as payments in the year of sale under the
installment:ale rules; thus, a propo(iondte amount oi
each payment is treated as profit or gain; a proportionate
amount rin the erample gi\en, bO per( ent) i5 a returo of
the inveslment.

Mark Lee Levine is ptesident ol Leline Ltd., R|ALTORS, and president
and chairman of Leyine and Pitlet, P.C., Denver, Colorado. A fitll
protessot a! the UniveTitl,oi Den\ea he also hds \erved as an instructor
iot various proiessional asto<iations on a natc,nwi(le basis. His publica-
lion credits include aulhorship oi )0 texts-

On a more sophisticated level, Congress addressed situa-
tions involving taxpayers who received the benefit of
monies but did not receive payments in the year of sale.
Such a scenario could arise when a taxpayer was
deemed, by tax law to have received a payment in the
year of sale; for example, when a taxpayer-seller had an
encumbrance on a property and agreed with the pur
chaser to have the pu rchaser assume or take over (sullject
to) the encumbrance or mortgage. This was a c lear benefil
to the taxpayer, The question was whether it was a
payment.

Bu ilding on this example, if the taxpayer sold the property
for $100,000. received $20,000 in cash. and had a
mortga8e of $10,000 on the property; if the purchaser

la\f the numerous wavs to assess the health of our
llleconomy, those measures and variables that capture
the state of and prospects for single fam ily housing always
have occupied a pivotal position. This is perfectly under-
standable, Bive,r the utmost importance that leaders and
decision-makers in and out of the government at all levels
attach to the goal of making and keeping adequate hous-
ing available and atfordable for everyone in this nation.
Yet, the task of measuring housing affordability has
proved to be difficu lt.

Now, however, the atfordability index (Al) which is com-
puted by the National Association of Realtors (NAR) and
is published regularly in newspapers throu5ihout the
country, seems to satisfy the concerns of many regarding
the measurement of affordability of single family homes.
This article discusses the information content of the Al,
and it evaluates the indexl underlying assunlptions. Sec-
ond, it exanrines the influence lhat housing affordability,
as measured by the Al, has on two important seller
variables, namely, the ratio of selling price to the listinS
price (SPLP) and the number of days on the market
(DOM).

Housing Affordability Variables

Here are th€ maior factors that either increase or decrease
housing affordability. The ability to afford a home de-
pends on the following nine variables:

l. The buyer's net income and major contractual
obligations.

Ravindta Kafiath, Ph.D., is prcie.sot oi iinance at Cleveland State
University, Cleveland. ln addition to B.t. tCitil) and l\,l.S.C.f . degtees,
he holds tl.B A. and Ph.D. degr*s iom the Univer\it) oi Cincinnati
He has published over 30 anicles, in(luding thoie ,, The Appraisal
lournal, Assessor5 journal, Real Eslale Re!ier!, Real Eslate Appraise.and
Analyst, ard Real Estale Today.

The author wishes to thank Mr. Richard [on8o of HCM-Hillrop Realtors,
Cleveland, Ohio, for providing data on seller variables in seven Ohio
cilies-

2. The price of the home the buyers are interested in.
3. The amount that is available ior a down payment.
4. Points and other closing costs that are required at

the time of purchasing the home.
5. The rate of interest on the mortgaBe.
6. The length of thc mortgage.
7. Monthly housing expenses other than principal and

interest, such as real estate taxes; hazard insurance;
asessments, ifany; and private n]ortgage insurance,
if required.

B. The criteria used by the lender to qualify the buyers.
9. The expected value of the buyers' income, the

interest rate and monthly housing expenses in the
future, fot one to five years if the mortgage loan
does nol have a fired rate.

While one may be able to think of other variables, the
factors listed above are the generally acceptable consid-
erations of housing aftordability. Civen the practical con-
straint faced by most families on the lotal amount ofcash
that is available to buy a home, the €xistence of loan
points and other closing costs set a limit on the available
down payment. This amount itself aftects the rate of
interest and the need to have private mortgage insurance
(PMl) as well as the loan points. Some of these interrela-
lionships can lead to constraints that are difficult to

\

\
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THE DEMISE AND RESURRECTION OF
INSTATLMENT SATES

Covernment i ntervention continues to
separate the taxpayer from utilizing the time
value ot money.

THE MEASUREMENT OF HOUSINC
AFFORDABILITY

The underlying assumptions, its strengths,
weaknesses and influence on the selfer
variables.

by Ravindra Kamathby Mark Lee Levine

f.Jistc,rit ally, the U.S. Congress h;s allowed t.rrp.tyer5
IIto undertake a hvbrid method oi reporting in< ome,
aside from the cash or accural nrethods, bv using what
has been reierred lo under the lnternal Revenue Code oi
1986 as the installment payment method.r
Although Congress historically restricted the use of the
installment sale technique, prohibiting its use when tax-
payers received more lhan 30 percent of the sales price in
the year of sale, that restriction was eliminated by legisla-
tion. Congress neverlheless required laxpaye15 lo report
as taxable a proportionate part ofeach principal payment
received in a given year, based on a profit ratio. Thus. if a
taxpayer sold a property for 9100,000 and achieved a
gain of 40 percenl or g-10,000, ignoring the interest on
payments that might be owing to a seller who was owed a
note (or carried back a note) from the buyer, 40 percent or
$.40 of e.rch payment dollar received by the seller wou ld
be taxable gain; $.60 of each dollar would be a return of
the investment.

One question for taxpayers in this setting is how to
determine what payments were received in the year of
sale. Payments of option money (when the option is
ultimately exercised and the purchaser buys the prop-
erty, down payments in the year oi sale, principal pay-
ments made on the note in the year oi sale and similar
items are treated as payments in the year of sale under the
installment:ale rules; thus, a propo(iondte amount oi
each payment is treated as profit or gain; a proportionate
amount rin the erample gi\en, bO per( ent) i5 a returo of
the inveslment.

Mark Lee Levine is ptesident ol Leline Ltd., R|ALTORS, and president
and chairman of Leyine and Pitlet, P.C., Denver, Colorado. A fitll
protessot a! the UniveTitl,oi Den\ea he also hds \erved as an instructor
iot various proiessional asto<iations on a natc,nwi(le basis. His publica-
lion credits include aulhorship oi )0 texts-

On a more sophisticated level, Congress addressed situa-
tions involving taxpayers who received the benefit of
monies but did not receive payments in the year of sale.
Such a scenario could arise when a taxpayer was
deemed, by tax law to have received a payment in the
year of sale; for example, when a taxpayer-seller had an
encumbrance on a property and agreed with the pur
chaser to have the pu rchaser assume or take over (sullject
to) the encumbrance or mortgage. This was a c lear benefil
to the taxpayer, The question was whether it was a
payment.

Bu ilding on this example, if the taxpayer sold the property
for $100,000. received $20,000 in cash. and had a
mortga8e of $10,000 on the property; if the purchaser

la\f the numerous wavs to assess the health of our
llleconomy, those measures and variables that capture
the state of and prospects for single fam ily housing always
have occupied a pivotal position. This is perfectly under-
standable, Bive,r the utmost importance that leaders and
decision-makers in and out of the government at all levels
attach to the goal of making and keeping adequate hous-
ing available and atfordable for everyone in this nation.
Yet, the task of measuring housing affordability has
proved to be difficu lt.

Now, however, the atfordability index (Al) which is com-
puted by the National Association of Realtors (NAR) and
is published regularly in newspapers throu5ihout the
country, seems to satisfy the concerns of many regarding
the measurement of affordability of single family homes.
This article discusses the information content of the Al,
and it evaluates the indexl underlying assunlptions. Sec-
ond, it exanrines the influence lhat housing affordability,
as measured by the Al, has on two important seller
variables, namely, the ratio of selling price to the listinS
price (SPLP) and the number of days on the market
(DOM).

Housing Affordability Variables

Here are th€ maior factors that either increase or decrease
housing affordability. The ability to afford a home de-
pends on the following nine variables:

l. The buyer's net income and major contractual
obligations.

Ravindta Kafiath, Ph.D., is prcie.sot oi iinance at Cleveland State
University, Cleveland. ln addition to B.t. tCitil) and l\,l.S.C.f . degtees,
he holds tl.B A. and Ph.D. degr*s iom the Univer\it) oi Cincinnati
He has published over 30 anicles, in(luding thoie ,, The Appraisal
lournal, Assessor5 journal, Real Eslale Re!ier!, Real Eslate Appraise.and
Analyst, ard Real Estale Today.

The author wishes to thank Mr. Richard [on8o of HCM-Hillrop Realtors,
Cleveland, Ohio, for providing data on seller variables in seven Ohio
cilies-

2. The price of the home the buyers are interested in.
3. The amount that is available ior a down payment.
4. Points and other closing costs that are required at

the time of purchasing the home.
5. The rate of interest on the mortgaBe.
6. The length of thc mortgage.
7. Monthly housing expenses other than principal and

interest, such as real estate taxes; hazard insurance;
asessments, ifany; and private n]ortgage insurance,
if required.

B. The criteria used by the lender to qualify the buyers.
9. The expected value of the buyers' income, the

interest rate and monthly housing expenses in the
future, fot one to five years if the mortgage loan
does nol have a fired rate.

While one may be able to think of other variables, the
factors listed above are the generally acceptable consid-
erations of housing aftordability. Civen the practical con-
straint faced by most families on the lotal amount ofcash
that is available to buy a home, the €xistence of loan
points and other closing costs set a limit on the available
down payment. This amount itself aftects the rate of
interest and the need to have private mortgage insurance
(PMl) as well as the loan points. Some of these interrela-
lionships can lead to constraints that are difficult to

\

\
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IAPANESE INVESTMENT IN U.S. REAL ESTATE have more than 50 percent of their residents employed in
the community or have land allocated for industries that
will eventually employ a majority of the residents.

ln a satellite new community, most residents must seek
jobs outside the limits of the area. Occasionally, the
residents must rely on the surrounding towns for every-
day shopping and other retail purchases.

All of the new communities in our project contain resi-
dential land uses. All but one (Tierra Verde) contain
recreational uses and all but one (Port 5t. John) contain
commercial land uses. Fourteen of the new communities
contain industrially zoned land, while l8 do not. In
general, the self-contained communities in our proiect
have industrial areas, while the satellites do not.

A variety of services and recreational amenities are pro-
vided in the new communities. Exhibit V shows the type
of fire and police protection that is provided, the access to
water, and the major rec reational fac ilities in the commu-
nities. As can be seen in the exhibit, police protection for

almost all communities is provided by the city or county
government, and fire protection is provided by the city or
county government or by volunteers. Also, most of the
commu nities are located on substantial bodies or streams
of water.

Trends ln New Communities ln Florida

The timing of the development of new communities is

shown in Exhibit Vl. From I956 to 1959, six new commu-
nities were opened, wilh Port Charlotte being the first. A
decline in the number of new communities occurred
between 1960 and 1967, after which there was a sharp
increase in new communities which continued for eight
years. Eight new communities were opened during the
1972-1975 period. However, the bottom dropped out
during the 1976-1979 period, when only one new com-
munity opened. Since I980, the trend in new commun ity
development has been upward.

Barring a major disruption in oil prices or
world trade, the lapanese will be investing
in U.S. real estate for some time to come.

by Bowen H. McCoy, CRE

rfr he history o[ dealing with l,]pane5e inve5lmenl in
I. U.S. real estate can be charat lerized by tr,ro arioms:

one only learns how to deal with another when things go
wrong; reneg,otiating a transaction and restructurinS a

financing are the real t€sts of a long-term relationship.

One proiect that had to be reneSotiated with the lapanese
involved lhe Westin Bonaventure Holel in downtown Los
Angeles. The proiect was financed with equity from
Mitsubishi lnternational Corporation and a long-term
fixed rate mortgage from Equitable Life Assurance. Al-
though the hotel was completed on time and at projected
cost, room rates and occupancy levels did not meet pro
forma projections; the hotel consequently had operating
deficits equal to about 20 percent of initial project cost.

To protect their initial investment and prevent others from
reaping the benefits of stabilized returns, the lapanese
equity investors had to be convinced to provide addi-
tional funds to cover the hotel's operating deficits. At the
same time, the advisory firm arrang,ed a refinancing
program which diluted the developer partner, brought in
a tax shelter equity investment group, extended loans
from banks and established a first mortgage accrual
proSram.

Almost l0 years later, a project involving the Pac west
oftice building had to be renegotiated. The building was
completed on time and within budget, but the leasing
period became extended, and a leasing deficit of 20
percent of the proiect's cost had to be funded. The
renegotiations with Mitsubishi Estate Corporation and
Meiji Mutual Life Insurance Company took l5 months to
accomplish and required four trips to Tokyo to obtain the
additional funds and to reallocate partnership losses.

Bowen H. Mctoy, CRf, it mdoaBing diectot ol Morgan Stanley and
Company, lnc., Los Angeles, Caliionia- With lhis iim since 196), he
previously was responsible lot ils real eslate operalions. l\lore rccenllt'
his responsibilities widened lo in(lude dll wtslen oryralions wilh a

focus on real estate.

EXHIBIT IV

Basic Data About New Communities ln Florida

Community Developer
Classi-
fication

Subclassi-
fication

Year
Opened

Size
(Acres)

Beverly Hills

Boca West
Citrus SprinSs
Coral Sprin8s

Beverly H ills
Development Corp.

Arvida
Deltona
Coral Rid8e Properties
(westinBhouse Electric)
Deltona
Ceneral Development
Arvida
Deltona
Deltona
ITT Development
Deltona
Levitt
Ceneral Development
Ceneral Development
Ceneral Development
Ceneral Development
Ceneral Development
Arvida
Ceneral Development
Ceneral Development
Deltona
Deltona
Punta Corda lsles
Sunmark
Dehona
Fairtield Communities
Cood-Cultitream
Deltona
Ceneral Development

Arvida
Levitt
Levift

Self-Contained
Satellite
Self-Contained
Sell'-Contained
Satellite
Selt--Contained
Salellite
Satellite
5elf-Contained
Seli-Contained
Seli-Contained
Satellite
Self-Contained
5elf-Contained
Self-Contained
Self-Contained
Satellite
Satellite
Satellite
Self-Contained
Sarellite
Satellite
Satellite
Satellite
Satellite

Self-Contained
Satellite
Self-Contained

1973
1970
1958

t,450
r 5,000
r 5,500

Salellite Regular

Resort
Regular
Regular

r 958

1962
I985
r 982
1965
197 3
197 2
1972
1985
1956
1973
r 960
1959
r 958
1974
1959
r 969
1967
I970
197 2
1962
197 1

197 5
1986
l96l
1959

t,500

I5,000
4,r 50
1,200
4,090

r 5,000
68,000
9,900
7,000

r 00,000
32,000
4l,oo0

5,5.10
49,000
4,800
5,060

I7,000
I7,000
2,000

15,000
1 r,000
19,500
2,500
5,400

740
r,510

Perception Versus Reality

There are a number of m isconceptions common ly associ-
ated with Japanese investment in U.S. property.

Overpayment
ln almost all cases when Japanese institutions paid the
highest price for a property in this country, a prospective
U.S. purchaser was right beh ind. Recently, evidence indi-
cates that the initial return requirement for iapanese
purchases is increasing.

Huge lnvestment Totals

Japanese investment, while large in recent years, ac-
counts for only 8 percent of the total foreiSn investment in
U.S. property.

L i m ited I nvestment Prefe rence

Japanese investment never has been limited to existing
high-rise urban office buildin6s. BeginninB in the early
1970s, Japanese capital has been invested in residential
land deals, development hotels and office building,s, and
japanese investors have purchased shoppinB centers and
extensive i ndustrial property.

Deltona
JulinBton Creek
Longboat Key Club
Marco lsland
Marion Oaks
Palm Coast
Pine Ridge
Poinciana Park
Port Charlofte/Nonh Port
Port LaBelle
Port Malabar
Port St. John
Port St. Lucie
Sawgrass
Sebastian H ighlands
Silver Springs Shores
Spring H ill
St. AuEustine Shores
Sugarmill Woods
Sun City Center
Sunny Hills
Suntree
Tampa Palms
Tierra Verde
Vero Beach HighlandV

Vero Shores
Weston
Williamsburg-Orlando
Williamsburg-Tampa

Regular
Regular
Resort
Resort
Regular
Regular
Regular
Regular
Regular
Regular
Regular
Regular
Regular
Resort
Regular
Regular
Regular
Regular
Regular
Adu lt
Regu lar

r 0.000
3,1 00
1,800

Regu tt
ReBU

Regu
ReSu

Regular
Adu lt
Adult

'?!:
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Self-Contained
Satellite
Satellite

r 985
I q7g

t 982
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ExHlBlT lva
(Conlinued on PaBe 48)

Limited PartnershiP

Projected Taxable lncome And Cash Flow Analysis With Rehabili
(Assumes six investors for a total of $160,000)

tation Credit

Total lnirial
lnveslmeni ,l

Year
3 6

17 The Three Boxes of Real Estate tife in the New Age of Taxspeak
Gaylon Greer
The lnternal Revenue Code of 1986 has put the real estate counselor and other industry-
related professionals on the alert to tax management. StrateS,ies to partially circumvent
the new restrictions are presented in this articJe described with the active income box,
the passive activity box and the portfolio activities box.

The Demise and Resurrection of lnstallment Sales
Mark lee Levine
The author addresses the issue of the TRA of 1986, a recent tax case and how these h,r'o

focus on the limitation on installment sales as a result of the new allocable installment
sale rule.

The Measuremenl of Housing Affordability
The Underlying Assumptionsl lts Strengths, WeaAnesses and lniluence on the
Seller Variables
Ravindra Kamath
This article focuses on the issues affectinB the calculation of the housin6, affordability
index. Also investiB,ated is the influence of the national Al and the local mortgage interest
rates on two important seller variables, the ratio of selling prices to the listing prices of
existing single family homes and the days on the market. A seven city sample is studied
over the six year period, beginning with 1980.

New Communities in Florida
Halbert C. Smith, CRt and Kimberly Harrington Wilson
A project undertaken to identify, classify, describe, and analyze most oi the large new
communities in Florida is presented in this article. The results indicate that developers
have been reluctant to commit the resources and the time to develop large communities
with their own economic bases.

Maximum Returns Using Low-lncome and Rehabilitation Housing Credits
Donald E. Bennell and Douglas S. Bible
This article examines the importance of low-income and rehabilit.rtion housing credits as

well as subsidized rents for.r sing,le room occupancy housing. A rehabilitation project is

examined to show the effects of housing credits and subsidies on relurn nteasures for
investors with difterent rnconre r harac teristi<:.

Canada-U.S. Free Trade Pact May Benefit Counselors
R.obert B. Hulley, CRE
While many real estate counselors have done business on either side of the U.S./Canada
border, the proposed Free Trade Act (FTA) will create new opportunities for trade in
services between the two countries. The authors spells out the v.rrious aspects of the FTA

which are of interest to counselors and urges them to clarify their proiession within the
specifics of the agreemenl.

Another Viewpoint

5{
Tolal Proiecl

lnveslment
Rent income

Net rent
OperatinS expenses

Operating income
Debt gervice

Beiore tax cash ilow

Operating income
lnteresl expense
Depreciaiion
Amortization

Operating taxable

815,1t2
719,700

51,588
.19,980

$ It0,000
2,.)l1,160

r r5.555
150,744

7.97
150,744

7,517
150,741

7,517
150,7 41

7,5)7
150,741

7 ,5i7
155,7 44

7,787

2,I95,605
1,160,49.]

111,207
88.5I4

111,207
88,198

143.207
88,268

143,207
88,r2)

147,957
9 2,962

143,207
88,6I9

5{,691
19.980

54,809
.{9.980

54,919
.19,980

55,08.1
.19,9tto

160,000

t1,995
.19,980

21

)6

3.1

.lt

.19

50

85,.112 .1.601| 4,711 .1,819 .1.959 5.I 0.1 5,015

s Bt5.t I l
)64,798
ll5,070

I r,000

5,t,588
t8,169
22,138

2,200

5,t,809
15,682
.22,338

2.200

51,919
.l4,2tl
22,138
2,200

5 i,084
32.622
22,134

2,200

5.t,995
.10,836
22,I l8

54,691
16.990
22,338
2,200

$ I24,241 -(8,119) -(6,815) -(5,411) -(3,810) -12,076], r,B2l

0 0 0 0 0 0

25,511 25,531 25,531 25,531 25,531 25,531

[oss on Sale

low income credit

Rehabilatation credit

Per limited panner

255,11 0

I44,800 I44,800

OperatinB income
Suspended operaling

losses
OperatinS taxable income
Loss on sale

After tax cash flow:
lnirial invertmenl
Before tax cash florv
Tax credits:

Low income credat
Rehab

Tax effect oper income
Tax effect of loss on sale

,(]25)
)25

-(216)
815

-n 5ll
968

t8l)
r,051

73
978

-127 J\
598

0 0 0 0 o 0

S -(6,.100)
1,416

(6,,100)
t8.l I9l rg8 Il.l ,t0l

to,2t2
5,792
-(448)

606

t,o21

0
0

,021
0
0
0

21

0
0
0

0 r,02t
0
0
0

1,O21
0
0
0

021
0
0
0

Tota I

Nel present value of after lax
cash flows + 20olo

lnternal rate of return

Ml8 balances at end of 15 yrs
Private mt8
NILP
NEAP

Total (Sales price)

11,179 -(6,400) 6,9q8 r,2r0 1,214 1 ,220 1,225

s 1,661

17.99',t

0
!250.000

0

lnvest in projecl
Cumulative depr.
Reh:b credil

Basis at end of I 5 years

Net los5

$784,000
115,070
I44,800

3r50,000

The Optimal Number Of lnvestors

The $7,000 deduction equivalent limitation for credits
and losses may encourage the use of more limited part-
ners in order to maximize the use of the credits and the
rate of return. When no rehabilitation credit is allowed
(Exhibit ll, six appears to be the optimal number of
investors. lf five investors were involved, annual credits
would total $7,713, of which only $7,000 could be
utilized. If seven or more investors were involved, the rate

of return would not change.

When the rehabilitation credit is allowed (Exhibit lV), it

appears that 2 5 (or more) investors is optimal. With a total

3 ]0.r.r l0
s15.1,I l0)

of $'144,800 in rehabilitation credits and $25,531 in

annual low-income credits in year '1, 25 investors would
have $6,8'13 in allowable annual credits, whereas 24
investors would have $7,097 in credits, of which only
$7,000 could be used. As shown in Exhibit lV the rate of
return also would be dramatic, 47.99 percent for each
partner, when 25 investors participated.

Additional factors that would need to be considered in

the determination of the ideal number of investors are the
legal aspects, marketing constraints and costs. lt is likely
that having ten or fewer partners would substantially
reduce the selling and legal expenses.

Reprint lnformation
You can order single and multiple copies o{ articles that
have appeared in any edition of Rea/ fstate /ssues. For
further information and fee structure, contact Rea/ fstate
/ssues, 430 N. Michigan, Chicago, lL 6061'l or call (312)

129-8411.
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Conclusions
This analysis of cash flows shows that an adequate return
on equity will result from the conversion of a vacant,
deterioratinS holel to an SRO dwelling and that reha-
bilitation of the hotel is an attractive investment. The net
present value and internal rate of return are nrore appeal-
ing when the rehabilitation credit is applied; neverthe-
less, both net present value and internal rate of return are
acceptable when the credil is not employed. This project
appears to be most atlractive to investors in the 28 percent
tax bracket whose adiusted Bross income is less than

$200,000 and consequently, are able to use the available
tax credits,

NOTES

l. See Department oi HousinS and Urban Development: Parl V
federal Registet, Thursday, October 15. 1987.

2. Unused credits lrpon the sale of the property may be used as

deductions for tax purposes in that year or may be carried forward
indefinitely and ured lo offset future tar on pas5ive in(ome.

3. BeSinning in 1988, credil rate! are computed so that the presenl
value oi the ten annual credit amounts at the beSinninS oi the ten yeat
tax period equals 70 percent oi the qualified basis of the low-income
uniG. The discount rale is a rate equallo 72 percentofthe averaSe ofthe
monrhs-applicable federal rate for mid- and lonS'term oblagalions. li the
federal rates do nol chan8e substantiaily irom those in exislence when
the Tax Reform Acl was passed, the credit still lvill be approximately 9
percenl.

4. The credits are based on qLraliiied residenlial rehabililation
costs of S656.480 le5s $228.000 in subsidized loans or
(428.480)r.09) : S18.561.

5. For tax years beginnin8 after I 987, lwo lax rates, I j percenl and 28
percent are applicable. To reduce the advantaSe of the l5 percent rate
and tax exemptions for hiSh-income taxpayers, income ran8es have
been established which require an addilional 5 percent tax on specified
income. tor example, an individual with one exemption would pay
taxes ofi {l ) $9,761.50 (22.6 percent) il his taxable ancome was t43,150i
(2) t9,761.50 plus ll lrercenl oi the excess over $41,150 ii income n'as

Ereater than $43,150 bur less rhan $l00,480i and (3t s28,680.40 plus 28
percent of the excess over 3100,480, it income was Breater than
$100,480. The amount of income subiect to the ll percent tax rate
varies wilh the taxpayer's filing status nnd lhe number of exemptions
claimed.

Volume 13
Number 2
FollAVinter 1988

Speculation in Canadian Housing Markets
Michael Farrell
Analysis of the Canadian housing market and speculative Toronto housing market from
1981 to 1987 does not suggest a price momentum which generates above average
speculative relurns. Howevet a prolonged decline in interest rates appears to increase
the likelihood o[ increased speculative profits.

lapanese lnvestment in U.S. Real Estate
Bowen H. McCoy, CRE
,apanese institutions have been investing in U.5. real estate because of this country's
favorable returns, land costs, dollar-yen exchange rates, inexpensive financing and tax
incentives. Current and future trends in the lapanese and U.S. economies indicate that
lapanese investment in this country's real estate will continue.

Market Discounts for Undivided Minority lnterests in Real Estate
Peter l. Patchin, CRE
Undivided minority interests in real estate seldom sell by themselves or separate from the
sale of the entire property. Consequently, there is an extreme lack of market data
concerning the sale of such interests. Research described in this article indicates the
amount of the discount depends upon lhe circumstances surrounding the minority
interest that is being valued.

EXHIBIT IVb

Limited Partnership
Projected Taxable lncome And Cash Flow Analysis Without Rehabilitation Credit

(Assumes six investors for a total of $160,000)

Year
7 8

Year
9 l0 ll 12 l3 14 15

Tola I Prc

lnvestmenl
Rent income

Net rent
OperatinB expenses

OperatinB income
Debl service

Before tax .ash ilow

OperatinB income
lnterest expense
Depreciation

Operating taxable income

Loss on Sale

Low income credit

L98.1 6,181

s 155,744
7,747

155,7 44
7,787

145,714 t 55,74.1
7,787

155,711
7,787

t55,744
7,787

155,74{
7.787

I55,7.r.1
7.747

r i5.744
7,787

147,957
92.783

147,957
92,581

147,957
92,)61

117,957
92,114

147,957
9r,8J9

147,957
91 ,5 31

147,957
9t,192

147,957
90,8r ]

117,957
90,391

55, r 74
.19,980

55,)71
,t9,980

55,596
.19,980

55,8.r1
49.980

56,1r8
.19.980

56,424
49,980

t6,765
.19.980

57 1.1.1

.r9,980
57,566
.19.980

; t9.l 5. ]9.{ 5,6r6 5,861 6,1 l8 {)..1'l-l 6.7IJ 5 7 l6.l 7,586

11

t+

s 55,174
28,852
2),1t8

56,1t8
18,479
22,318

56,424
15,229
22, ]38

56,765
I t,.108
22,I lu

57,144

22.138

55,374
26,652
22,33A

55.596
21,208
22.tt8

9,050 12,012 t5,l0l 18,857 23,019 27,534 12,5 5l

0 0 0 0 0 l) () o 54,110

25,531 25,511 25,531 2 5,5 31

Rehrb credit
Per limited panner

OperatinB income
Suspended operating

losses
Operating taxable

income
loss on sale

r59
819

255
5{,1

It)l
-10I

480
0

S 612
0

612

7t4
0

: i.r

9t1
o

9tl

t,t0l
0

t0l

r,102
0

t;9 I ,102

2,1650 a) o 0

After tax cash ilow:
lnitial investment
Before tax cash flow S

Tax credits:
low income credil
Rehab

Tax effect oper income
Tax effect of loss on sale

108 2r6

r,021
0
0
0

tt5 tl5 116

(72t

.t7l

l7(,)

ItJ

180)

30J

1,02t
0
0
0

I

0
0
0

0 i,021
0

-{66)
0

r69l (85)
606

Tolal I,D7 I l-l() t.t 90 llli) 195 206 815

Note: Certain amounls may not foot due lo rounding

BENNETT & BIBLE: MAXIMUM RETURNS USINC LOW.INCOME AND REHABILITATION HOUSINC CREDITS 48

55,843
21,493
22,138

57,566
2,67 5

22,)J8
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