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EXECUTIVE SUMMARY 
HIGHLIGHTS THE LOFTS@1145 

Executive Summary 
 
 

Solara Holdings is pleased to present its next 

investment  opportunity  at  1145  Forrest  Street  in 

Downtown Conshohocken, PA. The offering currently 

consists of six loft-style apartments with two commercial 

office spaces in the premier suburb of Philadelphia.  

The  building  is  currently  professionally managed with 

an extremely low turnover history. 
 

Currently configured as a multi-use apartment/office 

complex,   1145   Forrest   Street   will   benefit   from a 

light interior value-add program to increase apartment 

rents approximately $150/month. At a projected cost of 

approx. $10,000/unit, projected yearly rental revenue 

by an estimated $10,000-11,000 per year.  
  

 

Property Highlights 
 -  Light value-add opportunity through unit 

and management improvements. 

      -  Six loft-style apartments 

      - 100% Occupied -   Strong cash flow history 

-  Premier location with life-style amenities 

-   Separately Metered Utilities 

-   Off-Street Parking 

-   New Windows and Roof: 2022 

-   Driveway Sealed: 2021 - 
-  Local to Sponsorship 

-  Preventative Drainage System: 2019 

-  Full Occupancy Since 2017 

 

 

All mechanicals have been meticulously maintained, and 

the building has significant exterior improvements, 

including a new roof, windows, driveway, and grading 

completed between 2019-2021. 
 

The property is in a residential setting yet a walkable 

corridor providing easy access to Downtown 

Conshohocken, the regional train station, and abundant 

nightlife. 
 

Significant   barriers   to   entry   to   this   neighborhood, 

Conshohocken remains Philadelphia’s premier suburban 

neighborhood and commands some of the highest rental 

rates of any town surrounding the City of Philadelphia. 
 



 
 

ASSET HIGHLIGHTS  
THE  LOFTS@1145 
 
 

                                                      BEAUTIFUL CLASS  B+ ASSET 
➢Class B+ rental property with positive cash flow day 1. 

➢Overall NICHE Grade of A+. The property is ideally located in a residential neighborhood close to 

public transit, nightlife, and shopping. 

➢Above average Household and Individual Income in the region. 

➢Property has a long history of stable rental occupancy with very low delinquency even through the 

pandemic. 

➢Little to no deferred maintenance. 

➢Below market average acquisition cost 

and going-in cap rate.  

 

INTERIOR VALUE-ADD PROGRAM 

➢Significant value-add opportunity to upgrade the five apartments 

market-level Class A apartments. 

•   $150 monthly projected rental increase  
 

 
 
 
 
 
 
 

OPERATIONAL EFFICIENCY 

ADDITIONAL INCOME: 

•   Increase rental revenue by an estimated $11,000/year (est. 

$180,000 of additional value creation per year). 

•   Additional increase in value through water conservation 

program. 

➢Increase Other Income to a market level not being captured by current ownership for an 

estimated $75,000 in created value to the project. 

➢Initiate a water conservation plan in all units to reduce water consumption by approximately 

20%. 

IN-HOUSE PROPERTY MANAGEMENT: 

Previous ownership was utilizing 3rd-party management at the expense of over $9,000 per 

unit annually. 

➢We have maximized operational efficiency by implementing our proven cost-reduction 

program through self-management (an estimated $22,000 yearly savings).



 
 

 

CONSHOHOCKEN, PA  (video link) 

 

SUBMARKET OVERVIEW:    
THE LOFTS@1145 
 

 
 

The Conshohocken submarket is one of the most desirable neighborhoods in the Philadelphia suburbs to 
live, work, play, eat, and shop. The area enjoys easy access to public transit (SEPTA bus routes, train 
access), parks and green space, and popular Philadelphia attractions, and features historic architecture, a 
wide range of local stores and high-end shopping, fine dining, and neighborhood eateries. 

 

NEW DEVELOPMENTS – Sora West, AmerisourceBergen HQ, Seven Tower Bridge, LCOR 304 
Unit Multifamily, Amazon Distribution Warehouse, Super Wawa. 

 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.youtube.com/watch?v=fUPyVOgphHk


 
 

 

SUBMARKET STATISTICS THE LOFTS@1145 

 

Conshohocken 
This submarket offers unique advantages over many other 
suburban Philadelphia locations, boasting a scenic riverfront 
and walkable town center, regional rail station and easy access 
to two major highways providing a direct link to Center City 
Philadelphia, the Mainline and King of Prussia. These benefits 
have attracted major corporate relocations by Hamilton Lane 

and AmerisourceBergen- both moving from other suburbs in 

the region to Conshohocken. Meanwhile, as the pandemic has 
driven a frenzy of suburban home buying, the number  of  active  
for-sale  housing  listings  in  Montgomery County  is  one-fifth  
of  the  levels  recorded  five  years  ago, meaning  higher-
income  renters  face  fewer  options  when considering the 
jump into homeownership. 

 

Renters  are  willing  to  pay  a  premium  to  live  in  the 
Conshohocken/Plymouth Meeting Submarket, which 
commands a higher price point than the metro area. Rents in 
the  submarket  average  $2,416/month,  compared  to  an 
average   of   $2,030/month   in   the   Philadelphia   metro. 
Proportionally, the submarket has    seen more    new 
development than the market over the past decade, and the 
submarket's newer stock is one part of the story behind higher 
asking rents. Rents posted gains of 7.3% over the past 12 
months, outpacing the 5.0% annualized average over the past 
three years. 

 

The submarket has enjoyed a slightly stronger run than the 
broader metro over a longer time frame. 

 

Apartment rents in the Conshohocken/Plymouth 

Meeting Submarket have climbed by 43.6% in the past 
decade, a few percentage points above the corresponding 
10-year increase in The Philadelphia Metro. 

 



 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PROPERTY PHOTOS THE LOFTS@1145 



 
 

 

PROPERTY PHOTOS THE LOFTS@1145 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

 

PROPERTY PHOTOS THE LOFTS@1145 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

FORTUNE 500 COMPANIES THE LOFTS@1145 
 
 

BY THE NUMBERS 
 

The Greater Philadelphia Region is home to 15 Fortune 

500 Companies. 

 
 

-   12  consecutive  years  of  growth  in  the  millennial 

population,  who  now  make  up  26%  of  the  city’s 

population 

 
 

-   90,000 students graduate from 100+ colleges 

and universities in the region each year. 

 
 

-   The median home sale price in Conshohocken is 

$450,000. a 6.2% increase year-over-year. 

 
 

Philadelphia finished last year with annual rent growth of 

2.2%, the third-best performance among the 20 largest U.S. 

markets, with year-over-year rent gains currently running at 

6.4%. 

Named a top five city in the U.S. for walkability and bike-

ability. Philadelphia is the second largest city on the East 

Coast,  with  nearly  1.6  million  people;  Philadelphia  was 

named Top U.S. City to Visit in 2020 Sources: Housing for 

Equity: An Action Plan for Philadelphia (Oct 2018), City of 

Philadelphia  Department  of  Planning  and  Development, 

Philadelphia  2019:  State  of  the  City 

Center 

–  PEW  Research 
 
 



 
 

PHILADELPHIA - ED'S AND MED’S  THE LOFTS@1145 
 
 
 
 

PHILADELPHIA OVERVIEW 
 

The Greater Philadelphia area has been the fastest-

growing residential area in the state for more than a 

decade. Center City Philadelphia has the 2nd largest 

downtown residential population in the country - behind 

only Manhattan. 
 

Philadelphia has a large concentration of 

young professionals;  Over  60%  of  residents  have  a  

bachelor's degree  or  higher.  The  city  hosts  over  14  

Colleges  and Universities in The Greater Philadelphia 

Metro. Philadelphia is the 8th Largest GMP in the U.S., 

estimated at $490B in 2024, up from $445B in 2023. 
 
 

Healthcare and educational institutions are the main 

drivers of the Philadelphia economy. In University City, 

“eds and meds” account for 81.3% of wage and salary 

jobs. In Greater Center City, where the office sector 

accounts for 31% of jobs, these institutions provide 

61,000 positions, accounting for 21% of all wage and 

salary jobs. 
 
 
 
 
 
 



 
 

 

BUSINESS MAP THE LOFTS@1145 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

DEMOGRAPHICS THE LOFTS@1145 
 
 

Population 

Male 

Female 

Total Population 

 
Age 

Ages 0-14 

Ages 15-24 

Ages 55-64 

Ages 65+ 

 
Race 

White 

Black 

Am In/AK Nat 

Hawaiian 

Hispanic 

Multi-Racial 

 
Income 

Median 

< $15,000 

$15,000-$24,999 

$25,000-$34,999 

$35,000-$49,999 

$50,000-$74,999 

$75,000-$99,999 

$100,000-
$149,999 
 

1 Mile 

6,190 

6,317 

12,507 

 
1 Mile 

1,696 

1,143 

1,594 

2,254 

 
1 Mile 

11,542 

524 

4 

N/A 

260 

440 

 
1 Mile 

$69,238 

443 485 

522 647 

1,035 

1,074 

1,086 

506 

50 

3 Miles 

27,301 

28,565 

55,866 

 
3 Miles 

9,211 

6,273 

7,313 

10,729 

 
3 Miles 

46,865 

4,444 

18 

N/A 

3,558 

4,870 

 
3 Miles 

$66,338 

1,641 

1,973 

1,947 

2,684 

4,048 

2,944 

3,984 

5 Miles 

94,752 

103,332 

198,084 

 
5 Miles 

33,240 

23,194 

25,247 

37,940 

 
5 Miles 

155,767 

21,489 

98 

25 

17,019 

24,086 

 
5 Miles 

$68,954 

6,593 

5,806 

6,645 

9,044 

13,227 

9,554 

12,043 

 

2,046 5,981 1 Mile 2,384 8,685 
 



 
 
 

 
 
 
 
 
 
(May, 2026) 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

RENT ROLL  THE LOFTS@1145 

May-26

Unit Unit Type Sq Ft Market Actual Move In Lease Pre Lease

Rent Rent Water Pet Expiration

1145-1 3 Bed 2 Ba 1,383 $2,768.00 $2,768.00 $77.00 $50.00 $2,895.00 6/1/2025 5/31/2027

1145-2 3 Bed 2 Ba 1,191 $2,600.00 $2,600.00 $78.00 $0.00 $2,678.00 12/1/2025 11/30/2026

1145-3 2 Bed 2 Ba 833 $2,080.00 $2,080.00 $75.00 $0.00 $2,155.00 11/1/2025 10/31/2026

1145-4 3 Bed 2 Ba 1,233 $2,535.00 $2,535.00 $79.00 $0.00 $2,614.00 4/1/2020 5/29/2027

1145-5 3 Bed 2 Ba 1,327 $2,666.00 $2,666.00 $78.00 $0.00 $2,744.00 8/29/2022 8/27/2026

1145-6 3Bed 2 Ba 1,900 $4,622.75 4,622.75 0.00 0.00 4,622.75 9/1/2019 8/29/2026

Comm 100 1,300 $3,281.00 3,281.00 0.00 0.00 3,281.00 10/1/2025 9/30/2027

Comm 200 1,444 $3,281.00 3,281.00 0.00 0.00 3,281.00 10/1/2024 9/30/2027

Total/Month 10,611 $23,833.75 $23,833.75 $387.00 $50.00 $24,270.75

Toal / Yr $286,005.00 $286,005.00 $4,644.00 $600.00 $291,249.00

Total Avg/Sq.ft $27.45

Market Actual # Of % Unit % Sqft

Rent Base Rent Total Water Total Pet Total Rent Units Occupancy Occupied

$23,833.75 $23,833.75 $387.00 $50.00 $291,249.00 8.00 100 100.00

$0.00 $0.00 0

$23,833.75 $23,833.75 8.00 100.00 100.00

$0.00 0.00 0.00 0.00

$0.00 0.00 0.00 0.00

$23,833.75 $23,833.75 100.00 100.00

1145 Forrest St. Conshohocken, PA 19428

Other
Total Rent

Current/Notice/Vacant Residents

Summary Groups

Future Residents/Applicants

Occupied Units

Total Non Rev Units

Total Vacant Units

Totals:



 
 

   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
  
 
 
  
   

 

  

 
 
 
 
 
 
 

 

PROFORMA ASSUMPTIONS  THE LOFTS@1145 

Annual Cash Flow

Year 1 Year 2 Year 3 Year 4 Year 5
Res. Gross Potential Rent (GPR) $209,500 $213,690 $217,963 $222,323 $226,769

Renovated Units Premium $0 $0 $0 $0 $0
Market Rate Premium $0 $0 $0 $0 $0
Tenant Reimbursements $4,468 $4,557 $4,648 $4,741 $4,836
Parking Income $0 $0 $0 $0 $0
Other Income $859 $876 $894 $912 $930

Total Other Income and Premium $5,327 $5,433 $5,542 $5,653 $5,766

Commercial
COM 100 $40,356 $6,759 $0 $0 $0
COM 200 $40,356 $6,759 $0 $0 $0
COM 100 Renewal $0 $34,808 $42,814 $44,098 $45,421
COM 200 Renewal $0 $34,808 $42,814 $44,098 $45,421

$0 $0 $0 $0 $0
$0 $0 $0 $0 $0

Com. Gross Potential Rent (GPR) $80,713 $83,134 $85,628 $88,197 $90,843

Potential Gross Income (PGI) $295,539 $302,257 $309,133 $316,172 $323,378

Res. Economic Vacancy
Physical Vacancy ($6,648) ($10,684) ($10,898) ($11,116) ($11,338)
Concessions ($1,047) ($1,068) ($1,090) ($1,112) ($1,134)
Bad Debt ($1,047) ($1,068) ($1,090) ($1,112) ($1,134)

Com. Economic Vacancy
Physical Vacancy $0 $0 $0 $0 $0
Concessions ($404) ($416) ($428) ($441) ($454)
Bad Debt $0 $0 $0 $0 $0

Effective Gross Income (EGI) $286,393 $289,020 $295,628 $302,392 $309,317

   Total Advertising & marketing ($409) ($417) ($425) ($434) ($442)
   Total Contract labor ($4,310) ($4,396) ($4,484) ($4,574) ($4,665)
   Total General business expenses ($1,597) ($1,629) ($1,661) ($1,695) ($1,729)
   Total Legal & accounting services ($1,624) ($1,657) ($1,690) ($1,724) ($1,758)
   Total Office expenses ($295) ($301) ($307) ($313) ($319)
   Total Repairs&Mainten ($1,919) ($1,957) ($1,997) ($2,037) ($2,077)
      Disposal & waste fees ($2,931) ($2,990) ($3,050) ($3,111) ($3,173)
      Phone service ($276) ($281) ($287) ($293) ($299)
      Water & sewer ($7,804) ($7,960) ($8,119) ($8,281) ($8,447)
0 $0 $0 $0 $0 $0
0 $0 $0 $0 $0 $0
0 $0 $0 $0 $0 $0

Total Controllable Expenses ($21,165) ($21,588) ($22,020) ($22,460) ($22,909)

Property Taxes ($24,072) ($24,553) ($25,044) ($25,545) ($26,056)
Property Insurance ($6,317) ($6,443) ($6,572) ($6,704) ($6,838)
Property Management Fee ($11,168) ($11,179) ($11,403) ($11,631) ($11,864)

Total Non-Controllable Expenses ($41,557) ($42,176) ($43,020) ($43,880) ($44,758)

Total Operating Expense (OPEX) ($62,721) ($63,764) ($65,039) ($66,340) ($67,667)

Net Operating Income (NOI) $223,671 $225,256 $230,588 $236,052 $241,650

CAPEX ($2,316) ($2,362) ($2,409) ($2,458) ($2,507)
Cash Flow from Operations $221,355 $222,893 $228,179 $233,594 $239,144

Debt Service ($170,050) ($170,050) ($170,050) ($170,050) ($170,050)
DSCR 1.32x 1.32x 1.36x 1.39x 1.42x

Cash Flow After Debt Service $51,306 $52,844 $58,129 $63,544 $69,094

Returns
Year 1 Year 2 Year 3 Year 4 Year 5

NOI $223,671 $225,256 $230,588 $236,052 $241,650
Unlevered CF $221,355 $222,893 $228,179 $233,594 $239,144
Levered CF (No Sale) $51,306 $52,844 $58,129 $63,544 $69,094

Sale Price by Year (Forward NOI) $3,465,473 $3,547,508 $3,631,566 $3,717,698 $3,805,958
Sale Proceeds by Year $3,396,164 $3,476,558 $3,558,935 $3,643,344 $3,729,839
Loan Balance at EOY $2,092,239 $2,053,944 $2,013,146 $1,969,681 $1,923,373

Net Cash on Sale $1,303,925 $1,422,614 $1,545,789 $1,673,664 $1,806,466

Debt Service $170,050 $170,050 $170,050 $170,050 $170,050

Net Cash Flow after Debt Service $51,306 $52,844 $58,129 $63,544 $69,094
Unlevered Cumulative CF $221,355 $444,249 $672,427 $906,022 $1,145,165
Levered Cumulative CF $51,306 $104,149 $162,278 $225,823 $294,917
Unlevered Net Profit $363,686 $666,974 $977,529 $1,295,533 $1,621,171
Levered Net Profit $255,231 $426,763 $608,067 $799,486 $1,001,382

IRR Calculations
Year 1 Year 2 Year 3 Year 4 Year 5

Unlevered IRR 11.18% 10.08% 9.72% 9.54% 9.44%
0 ($3,253,833) ($3,253,833) ($3,253,833) ($3,253,833) ($3,253,833)
1 $3,617,519 $221,355 $221,355 $221,355 $221,355
2 $3,699,452 $222,893 $222,893 $222,893
3 $3,787,113 $228,179 $228,179
4 $3,876,939 $233,594
5 $3,968,983

Year 1 Year 2 Year 3 Year 4 Year 5
Levered IRR 23.20% 18.17% 16.40% 15.44% 14.81%

0 ($1,100,000) ($1,100,000) ($1,100,000) ($1,100,000) ($1,100,000)
1 $1,355,231 $51,306 $51,306 $51,306 $51,306
2 $1,475,458 $52,844 $52,844 $52,844
3 $1,603,917 $58,129 $58,129
4 $1,737,208 $63,544
5 $1,875,560

Acquisition Loan Assumptions

Loan Amount $2,128,183
Loan to Value 67%
Interest Rate 6.35%
Amortization 25 Years 300 Months
Interest Only 0.00 Years 0 Months
Term 5 Years 60 Months

Timing Assumptions

Close Date Year 0 7/31/2026
Stabilization Year 1 7/31/2027
Disposition Year Year 5 7/31/2031
Reno Downtime 0 Months

Sale Assumptions

Forward NOI $247,387
Net Sale Proceeds $1,806,466
Exit Cap 6.50%
Sale Costs 2.00%
Sale Price $3,805,958

Returns

Unlevered Returns

Internal Rate of Return 9.44%
Equity Multiple 1.50x
Net Profit $1,621,171
Unlevered Yield on Cost (Stabilized) 6.92%

Levered Returns

Internal Rate of Return 14.81%
Equity Multiple 1.91x
Net Profit $1,001,382
Annualized Cash on Cash 38.21%



 
 

CONFIDENTIALITY AND DISCLAIMER THE LOFTS@1145      
 
 

EACH PARTY SHALL CONDUCT ITS OWN INDEPENDENT INVESTIGATION AND DUE DILIGENCE. 
 

All materials and information received or derived from Solara Holdings, its directors, officers, agents, advisors, affiliates, and/or any third-party 
sources are provided without representation or warranty as to completeness, veracity, accuracy, condition of the property, compliance, or lack of 
compliance with applicable governmental requirements, developability or suitability, the financial performance of the property, the projected 
financial performance of the property for any party’s intended use or any and all other matters. Solara Holdings does not serve as a financial 
advisor to any party regarding any proposed transaction. 
 

All data and assumptions regarding financial performance, including that used for financial modeling purposes, may differ from actual data or 
performance. Any estimates of market rents and/or projected rents that may be provided to a party do not necessarily mean that rents can be 
established at or increased to that level. Parties must evaluate any applicable contractual and governmental limitations, market conditions, vacancy 
factors, and other issues to determine rents from or for the property. The party should discuss legal questions with an attorney. The party should 
consult tax questions with a certified public accountant or tax attorney. 
 
The recipient acknowledges that all information provided to it relating to the Company is confidential and nonpublic. The Recipient will keep all such 
information in confidence and will neither use such information for its benefit other than its investigation and due diligence regarding 1145 Forrest 
Street. 
 

The material contained herein is confidential and includes certain anticipated business operations or investment opportunity expectations of Solara 

Holdings, LLC (the “Company”). However, neither the Company’s management nor its affiliates shall be deemed to have made any express or 

implied representations or warranties regarding this material, including, without limitation, regarding accuracy and completeness. The information, 

summaries, and forward-looking statements contained herein are subject to material adjustment before the availability or acceptance of any 

investment. Interested persons should make their investigations, projections, and conclusions without relying upon the material contained herein 

regarding future investment opportunities offered by the Company. This information is not intended to be legal, tax, business, or financial advice. 

Please consult with your applicable professional for such advice. 
 

Real estate investments are not guaranteed or insured. Please ask questions and ask for more information before you consider any investment. 

Any historical performance data represents past performance.  Past performance does not guarantee future results; Current performance may be 

different from the performance data presented; The Company is not required by law to follow any standard methodology when calculating and 

representing performance data; The performance of the Company may not be directly comparable to the production of other private or registered 

funds or companies; The securities are offered in reliance on an exemption from the Securities Registration under the Federal Securities and 

Exchange Commission’s Regulation D, Rule 506(c).registration requirements, and therefore are not required to comply with certain specific 

disclosure requirements; The Securities and Exchange Commission has not passed upon the merits of or approved the securities, the terms of the 

offering, or the accuracy of the materials. Per rule 144 of the Securities and Exchange Commission, after the initial sale, The Securities may not be 

resold within one year without registration or qualification for an Exemption from registration. 



 
 

 

 

   
 
 
  

PARTNERSHIP MUTUAL VISION COLLABORATION 
 
 
 

Solara Holdings is a boutique, vertically integrated real estate investment and asset firm offering direct access to 
institutional quality real estate investments through its Aurora Real Estate Equity Fund. Leveraging over thirty 
years of experience, our core mission is simple: to protect investor capital from market volatility and deliver 
superior, tax-efficient, and risk-adjusted returns.  
We accomplish this through our Distinctive Four-Pillar Risk Mitigation Framework, which rigorously screens 
assets based on demographic resiliency, debt-service coverage, operational efficiency, and local market 
supply constraints. This methodology guides every investment decision to focus on long-term stability and capital 
preservation while delivering three powerful benefits traditional investments cannot 
 
 
Michael Butler, MBA   
Founder & Managing Partner, Solara Holdings 
 
As Managing Principal of Solara Holdings and its affiliate investment fund, The Aurora Real Estate Equity Fund, Michael has been instrumental in 
the acquisition and asset management of over $80 million in rental real estate through strategic private placements spanning over thirty years. 
With a keen eye for identifying opportunities and mitigating risk, he drives the fund’s investment strategies with a strong focus on capital 
preservation and growth. Mike’s unique, over three decades of experience through multiple economic cycles in both the real estate and healthcare 
industries have been central to executing the firm’s investment objectives while safeguarding investor interests and optimizing portfolio 
performance.  
 
 
 

      Mike Butler, MBA 

      Principal, Solara Holdings, LLC            
      215-720-9846  

 
Mike@Solara-holdings.com 

www.solara-holdings.com 


