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Real Estate Development and Investment firm focused on housing and 
community development.

● Developing 1000 units of All housing types from deeply 
affordable 30% AMI ($25k/year), to higher end and student 
housing

● Creative and Cultural spaces such as the home of the Black Arts 
District and Charm TV

● Based in Baltimore with offices in Baltimore and DC
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Who are we?
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WorkShop Development focuses on value-add 
commercial real estate development.

Projects include retail, industrial, office and adaptive 
re-use developments. We approach each with the 
same objective: to create outstanding environments 
for people to work, shop and live.

Who are we?
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Where does Baltimore rank nationally in housing 
development?
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3 rd Worst!!!
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● MEDs and EDs - major institutions that 
drive job and population growth

● Highly educated workforce
● Relatively Affordable Land
● Lower Cost Option to neighboring 

major cities
● Arts & Culture
● Baltimore is Beautiful.
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Advantages to Developing in 
Baltimore
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● Slow to no population growth
● Public Safety concerns
● Prohibitively high tax rates
● Incurs the “Baltimore Discount” when 

speaking with financial institutions
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Challenges to Developing in Baltimore
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The majority of funds for a development project are from pension funds, insurance companies, and high networth individuals.
Pension funds need to provide a minimum return in order to meet the obligations or retirees every year. Organizations that contribute 
to pensions funds include: the Federal Government, State and Local Governments, and Public Educational Institutions. 
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How are Projects 
Financed?
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How are Projects 
Financed?
Development projects are typically financed 
with equity and debt. For larger projects 
($20M+) the developer is typically responsible 
for providing 5-10% of equity. The majority of 
funds for a development project are from 
pension funds, insurance companies, and 
high networth individuals.
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Developer 
Contribution
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How are Projects 
Financed?
Development projects are typically financed 
with equity and debt. For larger projects 
($20M+) the developer is typically responsible 
for providing 5-10% of equity. The majority of 
funds for a development project are from 
pension funds, insurance companies, and 
high networth individuals.

Private Equity
(Pension Funds)
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● Reduces the tax rate, typically for the first 10 
year of project

● The introductory rate locks in long term 
revenue from the new project for 90 years

● Credit is converted to a Net Present Value for 
financial analysis

● The City receives the benefit of additional tax 
revenue, paying nothing out of pocket
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How do Credits Work?
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● Enterprise Zone
● CHAP 
● Brownfields
● High Performance Housing
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Types of Credits
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Are tax credits necessary?
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Are tax credits necessary?
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Does the typical Baltimore development project pass the “But For” test. 

But for the High Performance Housing Tax Credit, would this project still happen?
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CASE STUDY
HOHM Highlandtown
● 149 units
● $32M total development cost
● Workforce Housing
● Majority of rents are near 80% AMI 

($53k/annually  in Baltimore City)
● “Neighborhood Development”
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Are tax credits necessary?
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Are tax credits 
necessary?
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Are tax credits 
necessary?

Net Present Value 
of tax credit
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Are tax credits 
necessary?

Net Present Value 
of tax credit

At the time this was 
financed, the target 

Yield on Cost for 
the market was 

6.5% 
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A 5.63% yield on cost is NOT 
adequate to attract capital to 

Baltimore.
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It passes the “But For” Test



THE CIVIC GROUP  I  TAX CREDIT WORKGROUPTHE CIVIC GROUP  I  TAX CREDIT WORKGROUP

A 5.63% yield on cost is NOT 
adequate to attract capital to 
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It passes the “But For” Test
But even if it didn’t this is a GREAT deal for Baltimore.
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10 Years 100 Years

Taxes Paid on Developed Land $2,846,956 $367,179,314

Taxes Paid on Vacant Land $374,559 $19,841,912
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Are tax credits necessary?



THE CIVIC GROUP  I  TAX CREDIT WORKGROUPTHE CIVIC GROUP  I  TAX CREDIT WORKGROUP

But that’s not all…Renters in new multifamily buildings generally provide several benefits to 
Baltimore’s economy.

They are disproportionately high earners contributing to the City’s Income Tax collections

10 Years 100 Years

Income Taxes Paid by HOHM 
residents (Assuming $76k Avg 
Income)

$25,444 $61,776,977
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Are tax credits necessary?
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The Year 11 Problem
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The Year 11 Problem

The Building value on year 11 is less than year 1.
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The High Performance Housing Tax 
Credit is a GREAT deal for Baltimore 

City.
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Young, Higher-Income Renters
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Why HPHTC is important
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Why HPHTC is important

● Complete upside for the City. The City never collects less tax revenue in 
absolute dollars than day 1

● 10 years of abatement in exchange for 90 years of full benefit
● The program brings new, high earning residents to the City
● Successful Cities grow - growth creates more resources for initiatives we 

care about.
● Office development of scale is no longer possible. Residential 

development is Baltimore City’s future
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If we offered the returns of the High 
Performance Housing tax credits to 

investors, it would be the most popular 
investment vehicle in the world.
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Case Study: Harbor East & Harbor Point
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Did the Tax Credits Work?
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1984
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1992
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2007
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2020
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2020
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 Built No. Assessed Annual Tax

Before 2000 5  $   108,923,000  $    2,568,449 

01-'10 11  $   621,312,000  $  14,463,296 

11-'21 9  $   660,460,027  $  15,586,409 

Total 25  $1,390,695,027  $  32,618,154 

At least 9 major parcels remain undeveloped – 10 more years of projects?

• Data from SDAT and Costar
• Some data estimated
• Assumes full taxes except 

Marriott Waterfront
• Estimate 8 buildings still getting 

credits, other expired
• Some show taxes paid 

considering credits (Costar)
• Some not listed
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Harbor East Tax Generation Estimate
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Thank You
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Does HPH favor particular 
neighborhoods? Ie. does it concentrate 

development in the white L?
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