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This study examines the potential feasibility of the proposed development for the 

Parcel B-4-24 in Huaihua City, Hunan Province, China. This study reviews and 

compares academic real estate development principles, previous feasibility studies, 

and recent feasibility case studies for the United States and China. The feasibility 

analysis process and financial model are designed based on literature reviews and 

are altered according to local data and source availability, as well as the client’s 

requests. The comparison with literature reviews and feasibility study results is made 

to discuss the difference between the actual practicing feasibility analysis and the 

literature review’s suggestion. The feasibility analysis of this study indicates a 

potential estimated profit margin of 16%, which was reported to the client who made 

the decision that this project should move forward.  
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The client is Shan He Real Estate (SHRE), a local development company of Huaihua 

City, China. This study was initially assigned as a professional project to conduct a 

feasibility analysis on the development proposal, which later evolved as a thesis that 

combines the work of academic literature review and practical feasibility analysis. 

This study also contributes an English-Chinese Glossary on Real Estate Development 

Issues and Concepts for related cross- culture studies (see Appendix J). 
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Introduction 

The Client 

This feasibility analysis is assigned by the client Mr. Wu, Tao, who is the owner 

and current Executive Director of the Shan He (Mountain & River, Chinese: 山河) 

Real Estate (SHRE) of Huaihua City, Hunan Province, China. The SHRE is a local 

developing company established in 2012, which has recently delivered its very 

first project in its portfolio at the end of 2015, known as the Yuhuayuan (Imperial 

Garden, Chinese: 御花园) Project in the neighbor county. 

 

The Proposed Project 

The subject site of the proposed project for this study is a land parcel located in 

the City of Huaihua, China, which has been recently rezoned for commercial and 

mixed-use in a residential-dominated area. The local Subdistric Office has 

claimed that a hotel related commercial project according to its market analysis 

and the community’s economic need. The parcel is approximately 1.7 acres with 

a 1.80 Floor Area Ratio (FAR). The client proposed a conceptual development site 

plan based on the owner’s original draft site plan for this parcel, as shown in the 

Figure 1. The client is looking forward to a feasibility analysis that estimates the 

profit of the proposed project and quantifies the potential risks at this early stage 

of development. This feasibility analysis would also serve as negotiation leverage 

in the land acquisition process. 
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Figure 1 - The Conceptual Site Plan Proposed by the Client 

 

The Firm’s Background 

As a local development company, SHRE has built its reputation through the 

Yuhuayuan (Imperial Garden, Chinese: 御花园) Project in the Xinhuang 

Autonomous County. The Yuhuayuan Project is a USD $30 million 424-units 

commercial and residential mixed high-rise development project located in the 

nearby County of Xinhuang. The project consists seven 7-floor mid-rise 

condominium complexes plus a 26-floor mixed-use complex building. The Figure 

1 is the design rendering of the 26-floor landmark complex building of the 

Yuhuayuan Project, the #4 building complex. See Appendix A for the marketing 

rendering of the whole project.  
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Figure 2 - The Landmark Complex of the Yuhuayuan Project 

The SHRE is one of the local developers established and flourished in the current 

booming Chinese real estate market. The family-tree-like structure of the 

company’s committee membership constrains its fate to the professionalism of 

the owner’s background, education experience and decision-making theory. Such 

family owned and controlled development firms are very common and dominate 

Huaihua’s local real estate market. As the core of the real estate industry 

generator of Huaihua City, they are highly efficient in decision-making, but not 

always precise. The success of a development relies on the individual company’s 

performance.  

For instance, the purchase decision of land acquisition could be made in one day 

without data or analysis support, but the support of the firm leader’s own 

experiences, gut feelings, or merely negotiating with family and friends. 

Sometimes, the family members and friends they negotiated are usually the 

committee members to the leadership, which further allows high efficiency of the 
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decision-making process possible. If the decision were made directly from the 

committee chair and owner without any data or analysis support, it might make 

dictatorship as a byproduct of the efficiency. The possible “righteous” decisions 

contribute to the entrepreneurship’s high efficiency growth in a so-far-so-good 

manner.   

However, previously, at the proposal stage of SHRE’s Yuhuayuan Project, the 

client once was facing the choice of choosing to build quickly with all uniformly 

7-floor mid-rise complexes; or to build to the maximum FAR with a 26-floor 

high-rise residential complex as shows in Figure 1. The client chose the latter 

option, which ended up with more than six months’ delay in delivery that 

embraced the national recession upon its completion. The decision was made by 

the client and his family (committee), motivated by the idea of building the 

tallest tower in town without proper market analysis and data support. The 

high-rise does contribute an estimate $10 million capital value on the pro forma, 

however, this value was very costly in transferring into profit. The unexpected 

extra construct and financing costs have eliminated a great portion of the profit. 

Lucky enough, it finally survived from the default by refinancing and take-out 

loan.     
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Local Real Estate Market 

Huaihua is a prefectural level city with a regional population of about 500 

million,i as the one of the most remote municipalities in the Hunan Province. 

Located in a relative remote and less competitive market, the local real estate 

developers’ decisions have a dominating effect on the product types and the 

supply side of the local real estate marketplace, as well as the related 

employment job creation. Since the real estate project takes great resources to 

have the product produced, such as time, money, materials, and labor force. The 

remote nature of the market condition makes mega real estate competitors 

outside the range of its reach. While in the local market, only very limited firms 

would be capable to gather such strength to perform this professionalism.  

This situation is being changed in recent years due to the improvements in the 

transportation infrastructure such as the completion of the highways networks 

and the high-speed-railways. Nationwide mega development firms have joined 

the local market already, such as Biguiyuan (Country Garden, Chinses: 碧桂园) 

joined in 2012, and Henda Real Estate(Chinese: 恒大地产) joined in 2015. But, 

whoever the developer is, the construction part of the real estate market is still 

one of the largest job creator as most construction company would contract 

temporary worker as labor force.  

 

                                                
i Huaihua Tongji Nianjian [Huaihua Yearbook], 2015.  
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Initiation of the Study 

The firm delivered the Yuhuayuan project in the November 2015. Regardless the 

macro recession (the GDP growth rate has slowed down to 6.9 percent from 

previously 8 percent) of the Chinese real estate market since ealier 2015, the client 

is still thinking about conducting another project. Even before finishing the 

Yunhuayuan Project, the client has already started seeking for potential sites. The 

Parcel B-4-24 Proposal is among one of the firm’s candidate development sites. 

The client is looking forward to a smaller-scale project that can park and transfer 

the company’s capital gain while enriching the firm’s portfolio before moving 

into larger-scale projects.  

By the February of 2016, the firm has a current liquid asset of approximately $5 

million, and another $5 million would be available in about six months, while the 

rest $10 million would be available in no more than 24 months. The client 

assumes if the Parcel B-4-24 Proposal could be delivered and sold in 24 months, 

the firm would then be able to gather approximately $20 million fund for its next 

potential project, a 100-unit single family residential proposal.  

According to the client, that the contractor estimates the construction would take 

no more than 18 months, while the total project cost would be around $15 million. 

So, the client is positive about the timeline of the proposal.i Also, the client has 

decided to incorporate a hotel development in this commercial mixed-use 

proposal. Because of his previous networking reveals that a hotel development 

                                                
i But the entitlement process is uncertain due to the current rezoning in the neighborhood, which will be discussed in the feasibility 

analysis of Chapter 3. 
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as a pioneer project in this neighborhood would help the project gain public as 

well as government support. This might indicate that the firm and the client 

himself has maintained a good networking with the local subdistrict office as 

well as the municipal urban planning bureau. Thus the feasibility analysis of this 

study assumes the mixed-use proposal with hotel development as the highest 

and best use of the site for analyzing purpose.  

The analysis is based on two sketch site plan provided by the client. Due to the 

client’s previous capital-loss experiences in involved in decision made without 

data nor scientific analysis support, the client himself is especially looking 

forward to professional analysis and suggestions, who shows a great interest in 

academic research and rational study with full respect, henceforth initiated this 

feasibility study.  
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The Feasibility Study  

Initial Problem 

Academically, the development begins with the land acquisition tasks,1 and 

establishing site control is the entry ticket to development.2 However in practice, 

the client as a developer must determine if the development of the subject 

property (in this case a land parcel) would at least provide an opportunity to 

create enough value to cover the total project cost before the purchase of the 

property. The client wonders if a feasibility study at this early stage of 

development would be able to support his decision-making on whether the 

proposal should move forward. 

 

Structure of this Study 

Firstly, this feasibility study reviews the previous academic researches and case 

studies on how to conduct a feasibility analysis, the importance of feasibility 

analysis, and the financial models that applied in the feasibility analysis. Because 

the proposed project is located in China, the literature review also includes 

studies on the previous Chinese academic feasibility works, in order to figure out 

the differences in academic feasibility analysis between the United States and 

China.  

Secondly, this study conducts a financially measurable feasibility analysis by 

analyzing the pro forma projections of the proposal based on the original 

owner’s sketch site plan as well as the client’s updated version. Other feasibility 
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constraints are quantified into financially measurable terms for analyzing 

purpose, such as the developer team’s abilities, resources, and temperament 

(physical, human, and financial) to accomplish the required tasks as well as the 

wherewithal to bear the risks associated with these tasks.3 The proposal’s project 

value, cost, and profit are estimated individually based on those two different 

sketch site plans.  

Thirdly, this study sums up the lessons learned as implications for practice 

regarding to real estate developers at early stage of development decision-

making. The implications are concluded based on the literature review in both 

countries’ academic area, as well as the author’s observations from the practicing 

real estate by conducting this feasibility analysis.  

Specifically, the objectives of this feasibility study are:  

a) Figuring out what the current zoning regulated by the government would 

allow to be built on this site, which should be determined from the sketch 

plan.  

b) Figuring out what the profit the proposal might be able to produce based 

on the pro forma analysis, which should also converting all the other non-

financially constraints in to financially measurable terms for feasibility 

analysis and sensitive tests.  

c) Presenting the analysis and potential findings to the client for his feedback, 

based on which the client is supposed to make decision on whether this 

proposed project should move forward.  
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d) Conducting and comparing the feasibility analysis regarding to literature 

reviews, which might serve as this study’s implications on practice. 

 

Assumptions 

The assumption of this study is that the feasibility analysis would support the 

developer’s decision-making at the early stage of the development. As this study 

assumes that the academic research would indicate a proper way of conducting 

the feasibility analysis for real estate practice. And based on scientific and 

rational analyzing of data, the feasibility analysis would support the developer’s 

decision-making on whether this proposal should move forward. However, 

development may still occur even when the analyzed conditions don’t appear to 

warrant it, primarily might because of irrational decision (gut feeling & 

experience), undercover policy incentives and/or specific development 

requirements for particular space. 

 

Limitations 

This study is limited to 1) the lack of an open local market data source for 

analysis, due to the immaturity of the Chinese Real Estate database, especially 

local database; 2) the lack of literature studies on feasibility analysis about early 

stage of development, in both United States and China;i 3) the tradition of 

developer’s making decisions based on experiences other than scientific and 

                                                
i Will be discussed in the Chapter 2 Literature Review. 
  



 

 11	

rational analyzing of data, and/or the difference between the academic 

feasibility analysis and the real estate practice, as well as the academic and 

practice differences between United States and China. i  

This study is further limited by the fact that the client might make the decision 

regarding whole portfolio of the firm, while this study is assigned to analyzing 

the feasibility of this specific site only. The feasibility of this proposal 

development and its associated decision-making might be influenced by the 

other projects within the firm. Thus the feasibility of this proposal might be 

determined by the client’s own specific knowledge and energy on asset 

management, project phasing, financing, and risk mitigation in a firm-widely 

sense.  

This study was originally initiated as a professional project in the November of 

2015, which continuously evolved as a thesis since the February of 2016. While 

the feasibility analysis in this study is based on the information provided by the 

client till then, in order to serve as a support for the client’s decision-making on 

the development proposal of a candidate site. The feasibility analysis was 

officially reported to the client on the April 20, 2016, while the client has made 

the decision that the project should move forward. There is no attempt in this 

study to analyze and address the feasibility issues involved thereafter.      

  

                                                
i Will be discussed in the following Client Introduction section. 
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Chapter 1 Literature Review  

Literature Research 

Feasibility Analysis Definition 

The literature research body of this study reviews the previous studies on 

feasibility analysis. This literature research includes reviews on publishes on 

feasibility studies in the United States and China, which also reviews research 

papers and case studies on academic topics as well as practicing issues. Typically, 

feasibility analysis occurs in the early stage of real estate development process, 

which usually conducted by the developer.  

As one of the primary scholars in the real estate study, James Graaskamp (1973) 

explains the concept of feasibility analysis in his A Guide to Feasibility Analysis, 

Chapter I, that the process of real estate is a process of achieving a good fit of a 

real estate project, which the feasibility analysis implies the satisfaction of the 

objectives that might be neutralized by the physical and/or financial 

incongruities, the irritants, or unpredictable forces.4  In the Chapter I, Graaskamp 

specified the definition of the term “feasibility” in his study, quoted as below: 

A real estate project is “feasible” when the real estate analyst determines that 

there is a reasonable likelihood of satisfying explicit objectives when a selected 

course of action is tested for fit to a context of specific constraints and limited 

resources.5  

Graaskamp emphasizes that the “client’s objectives” are the unique and the 

major function of a real estate development process, that matters the how 
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corrective the statement of the problem might be. While he indicates that the 

“likelihood” in his definition implies the unpredictable character of risks a real 

estate development would face and the feasibility analysis would be dealing 

with.   

As one of the earliest and most frequently quoted sources on real estate 

feasibility analysis topic, Graaskamp introduces the framework of objectives that 

should be identified and examined in a feasibility analysis, which is quoted 

below:6 

1. Objectives of the parties at interest and for who the feasibility study is done.  
a. Strategic objectives and priorities. 
b. Acceptable tactical alternatives. 

2. Market trends and opportunity areas.  
a. Aggregate data on local population, employment, income, etc. 
b. National economic and political policies affecting incentive, timing, risk, 

etc. 
… 

3. Alternative merchandising targets or market segments. 
a. Special micro-markets with space needs. 
b. Product and price specifications. 

…   
4. Legal-political constraints and alternatives. 

a. Regulatory constraints on the parties at interest. 
b. Regulatory controls on site and space development. 
c. Exogenous political structure and influencing alternatives available.  

5. Esthetic-ethical constraints and alternatives.  
a. Project relationship to immediate community. 
b. Project obligations to space users. 
c. Prime contractor-subcontractor relationships. 
d. Client obligations to his preferred personal commitment pattern. 

6. Physical-technical constraints and alternatives.  
a. Space user requirements as to location and improvements 

… 
7. Financial constraints and alternatives. 

a. Time line or assumed calendar of events for financial assumptions. 
b. Capital budget required and sources. 
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… 

Role of Developer 

The importance of the role of the developer has been well noted by David Ling 

(2013) in his Real Estate Principles A Value Approach, Chapter 22, that the role of 

developer to the development process is central, as if the quarterbacks of football 

teams who put everything in motion. According to Ling, the importance of a real 

estate developer is quoted below: 

Although constrained by available resources and regulations, their decisions still have a 

dominating effect on what kind of real estate is available in the marketplace; what jobs are 

available in construction, architecture, and other related fields; and what real estate 

investment opportunities are available to the capital markets. Their central and visible 

role in the process of creating society’s structures makes them both a lightning rod for 

social anxieties and a glamorous form of entrepreneurship.7  

 

Real Estate Development Process 

As the continual reconfiguration of the built environment to meet the society’s 

needs,8 the real estate development process needs to meet objectives of the 

involved parties. The importance of feasibility analysis in a real estate 

development varies accordingly. There are both public and private participants 

involving in real estate development activities. The definition of a developer 

would refer to different development types associated with different 

development goals. A private developer may pursue the highest per capital 
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return when developing a project, while a public participant may concern more 

about the public benefits.  

According to George Rolfe’s (2010) unpublished Introduction to Real Estate Process 

at Runstad Center for Real Estate Study, University of Washington, that a typical 

development process consists eight non-linearly stages: 9 

1. Land Control (also known as land acquisition) 
2. Project Feasibility 
3. Project Design and Engineering 
4. Obtaining permits/entitlement   
5. Financing 
6. Construction 
7. Marketing 
8. Project Operation and Disposition (Property Management)  

 
George comments in the Introduction that not all of these steps will have the 

same importance, nor will they necessarily be done in the same sequence on 

every project, but they must all be addressed in order to create successful real 

estate projects.10  

The sequences of a real estate development process vary from project to project, 

so as the feasibility analysis to the stage of the development process. It is the 

developer, or the client of the feasibility analysis that decide when and how the 

feasibility analysis should be conducted.  
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Role of Feasibility Analysis 

Vincent Barrett’s (1988) 11 How to Conduct and Analyze Real Estate Market and 

Feasibility Studies is one of the frequently quoted resources for introduction to 

real estate feasibility analysis.    

Figure 3 - Land Development Planning Process 

Figure 3 is a schematic presentation of the planning process and details the 

various steps involved quoted from Vincent Barrett’s (1988) 12 How to Conduct and 

Analyze Real Estate Market and Feasibility Studies, Chapter 1. In this development 

planning process, Barrett (1988) refers feasibility analysis as the study about 

whether the proposed project can make profit.13 Barrett’s feasibility study process 

starts with the sketch plan and pro forma analysis, then modeling the project by 

the cash flow analysis, and finally develops the formal development plan.14 

Barrett emphasizes the importance of feasibility analysis by demonstrating in his 

study that “the market analysis, site planning, and economic feasibility studies are the 

key components of the planning process and are applicable to any scale and mix of real 

estate development”.15  
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According to Barrett, a sketch plan is generally a to scale rendering, of the 

anticipated physical layout of the project. The sketch plan should be laid out in 

accordance with the development program established in the market study. At 

early stage of feasibility analysis, the sketch plan may have a huge impact on the 

financial feasibility of the project. Since property design is an important aspect 

that affects both the cost and revenues. Once the project is properly sketched, the 

developmental cost estimate may be made. By this method, a rough estimate of 

total project costs may be determined and serve as an input to the pro forma 

analysis. 16 See Appendix C, D for main categories that make up a pro forma.  

Barrett explains that the pro forma analysis is a static analysis generally 

incorporating rough cost and revenue estimates; it may or may not include 

financing variables.17 On the other hand, the cash flow model is a dynamic 

program. The timing of the cash flow model is a dynamic considered while 

incorporating all financial variables and generally in discounted dollars. 18 Barrett 

further noted the importance of feasibility analysis to the development by 

indicating that the project decision should be made based on the final 

development plan from the feasibility study, quoted as below: 

Once the final development plan has been completed, the developer, with the consultant’s 

advice, must decide on the future of the project. There are three basic alternatives: 1) 

abort the project, 2) sell the plans along with the site, or 3) move ahead with the approval 

process, financing, and physical development of the site.19  
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Typical Feasibility Study Process 

In order to develop buildings on any parcel of land, a site, it is important to 

define objectives for the development process.20 What types of and how many 

buildings, who might be potential users and what would they be willing to pay 

for the right to use those buildings, can financing be arranged on acceptable 

terms, can required approvals be obtained in a timely manner, and what are the 

costs likely to be relative to the amount of value created.21 These are all questions 

that are part of program definition and feasibility analysis and must be answered 

to the satisfaction of the developer in order to have a feasible project.22 

Since one central objective of real estate development is to create more value than 

the project costs, answering these questions becomes focused on the issue of 

feasibility analysis. Because these questions are being asked before any actual 

buildings or users exist for a given site, answers to them are based on estimates 

of or assumptions about future events. Feasibility analysis is the procedure used 

to convince key persons involved in the development process that it is worth the 

effort to construct buildings on a parcel of land, to develop a given site.23  

George Rolfe (1998) introduces the two different types of feasibility analysis, the 

“front door” feasibility analysis and the “back door” feasibility analysis, in this 

unpublished study Basic Concepts of Real Estate Development, An Introduction to the 

Real Estate Development Process, at the Runstad Center for Real Estate Study, 

University of Washington. The “front door analysis” i of feasibility and was 

                                                
i The “Front Door” feasibility analysis refers to a developer starts with a site in mind, and first use a Cost Pro forma to analyze the 
capital costs of developing that site.  Once these costs have been estimated, the developer uses an Income Pro forma to look at the 
market for that type of space and estimates the rents or sales price that can be charged.  Using rents or prices to estimate total project 
value upon completion, the developer can compare the costs to develop the space against the value created.  Assuming the created 
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typical of development up through the 1970’s, when the costs of production were 

the critical factors that determined project feasibility. However, due to the cost of 

construction can be effectively managed to meet allowable requirements, the 

“back door analysis” i of feasibility is almost universally used today.24 

The “front door” feasibility analysis approach requires a developer to gain site 

control and construct a project for less total project cost than their competitor, 

seriously relying on the strong enough market to produce a feasible project. Back 

to that period of time, the contractor was able to contribute a great deal of value 

through careful management of site construction activities. But when nowadays 

the marketing and financing would have more potential for creating value than 

construction, the “back door analysis” makes it easier and quicker to arrive at 

feasible assumptions in the market environment of today.25 One thing in common 

is that both of two approaches are based on the Income Pro forma. 

 

The Role of Pro Forma  

As the basic tools used to analyze feasibility questions, a pro forma is an 

accounting style projection of the operating statement over time.26 A pro forma 

can be generalized and abbreviated or provided in great detail. Typically a pro 

forma is derived on an annual projection basis.27 Norman Miller et al (2005) in the 

                                                                                                                                            
value is sufficiently high to warrant taking the risks, the developer will proceed with the next step in the development process (Rolfe, 
1998). 
 
i The “Back Door” feasibility analysis refers to a developer starts with an assumption of a user for the completed project, i.e. either a 
renter or a buyer, they first use an Income Pro forma to estimate the value created by market rents or the price a user is willing to pay.  
Once the value has been estimated, the developer can define a required profit margin and/or equity amount sufficient to compensate 
for development risks.  Value - Profit tells the developer the allowable costs for construction of the project.  The developer then uses a 
Cost Pro forma to determine whether a suitable project can be designed and constructed with sufficient quality to compete in the 
marketplace (Rolfe, 1998). 
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Real Estate Principles for the New Economy introduces the steps in developing the 

simplified operating statement or pro forma as:28 

Step 1: Estimate Potential Gross Income 
Step 2: Subtract Estimated Vacancy 
Step 3: Add other Income 
Step 4: Subtract Operating Expenses 
Step 5: Subtract Debt Services 
Step 6: Add the Mortgage Principal Repaid to BTCF 
Step 7: Subtract Depreciation 
Step 8: Subtract the Amortization of Points, Leasing Commissions, and Tenant 
Improvements (TIs) 
 

 

George Rolfe (1998) introduces in detail the role of pro forma in his unpublished 

study the Program Definition and Feasibility Analysis: An Introduction to Project 

Development at the Runstad Center for Real Estate Study, University of 

Washington. The object of creating pro forma is to provide a framework for 

comparing the estimated cost of developing a project (Cost Pro forma, see 

Appendix B for major categories that make up a cost pro forma) with the 

estimated value of the completed project (Income Pro forma, see Appendix C for 

major categories of data necessarily for Income Pro forma).29 By definition, pro 

forma estimates at one point in time, while development takes place over a 

period of time, two more dynamic analytical tool models are necessary to 

accurately determine project feasibility: 30 

• A Sources and Uses Model (S/U)i  

• An Income and Expense Model (I/E)i 

                                                
i S/U Model enables a developer to analyze estimated capital costs as they might occur over the time period required to produce the 
project (Rolfe, 1998). 
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The Feasibility Analysis 

The Mixed-use Development Handbook (ULI, 1987) introduces about that the 

feasibility analysis can range from a relatively simple pro forma analysis (an 

income statement for the real estate project that shows capital costs, operating 

revenues and expenses, and return on investment for a single year at stabilized 

operations) to a complex analysis of cash flows and internal rates of return (IRR, 

frequently for 5, 10, or 15 years). A feasibility analysis must involve a model that 

can respond to change.31  

At the early stage of the development, a calculating financial modeling analysis 

is not textbook-required. As Poorvu (1999) mentions in the Real Estate Game that 

One of the most important tasks in the early stages of the real estate game is 

managing your time effectively. This is made much easier by an approach that is 

referred to as back-of-the-envelope analysis. In many cases, back-of-the-envelope 

analysis (using historical and pro forma numbers) is all you need to assess a 

particular real estate opportunity.32 So as Linneman (2013) suggests in the 

Development Feasibility Analysis Chapter of His Real Estate Finance and 

Investments: Risks and Opportunities: 

“Before you begin the arduous task of modeling the detailed cash flows for a 

development project, you should always perform a simple financial feasibility analysis. 

If the development does not work based upon this simple analysis, I promise you that 

it will not work any better after hours, days, and weeks of arduously modeling rows 

                                                                                                                                            
i I/E Model enables an analysis of estimated operating income and expenses over the time period the developer anticipates owning the 
project.  An I/E also is useful for looking at tax considerations and changes in appreciation over the same time frame (Rolfe, 1998). 
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and columns. If the simple analysis suggests it could work, then create a detailed 

spreadsheet, and begin your in depth market analysis.”33  

 

The Cost and Value Component 

A fundamental principle of owing and developing real estate is that projects 

need to be worth more than they cost to create (Value - Cost = Profit).34  Project 

cost is a vital component of the financial feasibility analysis. The cost information 

must be reasonably reliable to conduct the financial feasibility analysis, and the 

developer may need to order cost estimates on some aspects of the project.35  

Peter Linneman’s Real Estate Finance and Investments: Risks and Opportunities 

Edition 3.1 is a great source introducing and explaining the cost and value 

component of the feasibility analysis. Linneman (2013) indicates in his Real Estate 

Finance and Investments: Risks and Opportunities, Chapter 8, that the main cost 

categories incurred during the development phase are land, hard costs, and soft 

costs.36 The land cost is the price you pay to purchase the development site. The 

largest hard cost is the constructions cost and related, such as materials and labor. 

Soft costs area broadly defined as indirect costs such as legal fees, development 

overhead, and the cost of money.37 The largest soft costs are generally architects, 

engineers, and interest costs.38   

Aforementioned, establishing site control is the most fundamental step of the 

development process, because the land cost matters the most at the early stage of 

the feasibility analysis. If the developer is in his haste to take advantage of the 

“can’t miss great opportunity”, he might submit a higher bid, ending up with 
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overpaying and raising the development cost.39 Regardless of the landowner’s 

asking price or competing bids, one must always carefully calculate what he can 

afford to pay for a development site a function of the market environment and 

his require expected return.40 See also Appendix B for major categories that make 

up a cost pro forma. 

Success development is true value creation.41 Once the cost is estimated, the value 

should also be determined in order to forecast the profit (Value - Cost = Profit).   

In the same chapter, Linneman introduces a quantified methodology to estimate 

the value of the project by introducing the mathematics approach, and project 

the profit margin based on it. The rule of thumb for a developer is “build to a 10” 

and “sell to an 8”,42 which elaborated as build to the Cape Ratei of 10 and sell at 

the Cap Rate of 8.  

Figure 4 - Going In Cap Rate 

 

As illustrated in Figure 4, “build to an X” means that projected Net Operating 

Income (NOI)ii for the property upon stabilizationi divided by the expected total 

                                                
i The capitalization rate, often just called the cap rate, is the ratio of Net Operating Income (NOI) to property asset value. 
 
ii Net Operating Income (NOI) is simply the annual income generated by an income-producing property after taking into account all 
income collected from operations, and deducting all expenses incurred from operations. 
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development cost equals X percent. So “build to a 10” means that the stabilized 

annual NOI return is 10% of the total development cost. When build to a 10, if 

the projected stabilized NOI was $1 Million, the total project should equal to $10 

Million. Also known as going in at the cap rate of 10.43  

Figure 5 - The Going Out Cap Rate 

 

The Figure 5 is a “sell to an X” equation. To “sell to an X” means that stabilized 

NOI divided by the project sales price upon stabilization is X percent. When the 

$1 Million stabilized NOI project is sold for $12.5 Million, the cap rate is 8%, or 

the going out at the cap rate of 8. 44   

In Linneman’s example, the developer expects a $2.5 million value creation from 

the development, that is the difference between the $10 million in projected 

development costs and the $12.5 million expected sales price. 45  

The “build to” and “sell to” calculations are critical calculations for a developer. 

While you will utilize detailed spreadsheets to summarize projected revenues 

and costs, these “build to” and “sell to” calculations effectively summarized the 

                                                                                                                                            
i Also know as stabilized occupancy, when the occupancy levels reached by a new property after the initial lease-up period, and that 
are reasonably expected to continue into the future with the proper marketing, management, and maintenance. A good stabilized 
occupancy rate is in excess of 90 or 95 percent. 
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developer’s assessment of value creation potential. These calculations will almost 

always yield the same results as complex net present value spreadsheet 

calculations. 46  

Figure 6 - The Gross Development Profit Calculation 

 

The Figure 6 is the gross development profit calculation. 47 The $2.5 million 

expected value creation on the $10 million in projected costs in the example, 

which means that the developer expected a gross development profit margin of 

25% for the project. The opportunity to achieve a meaningful profit margin is 

why developers accept the risks of development. 48  

Expected gross profit margins for development projects are typically 15-25%.49 

The developer’s assessments of risk and opportunity are critical in deciding 

whether to develop. 50 If value is negative, then the developer must decide 

whether a revised plan might be feasible. If not, he will abandon the project, 

allowing any option on the land to elapse. 51   

See also Appendix C for The Major Categories of Income Pro Forma. See 

Appendix D for how to determine the value by the comparable method.  
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The Sensitivities and Due Diligence 

There are innumerable permutations on risk categories that could be used to 

categorize the causes of risks, such as economic risks, liquidity risks, political-

legal and environmental risks, business and management risks, and financing 

risks.52 For the sake of feasibility analysis, a project has to be more than financially 

feasible, for a feasibility study, there are many other sensitive concerns known as 

miscellaneous and/or due diligence. Comparing to financial risks, not all other 

risks involving the development could be easily quantified to be financially 

measureable, but they should be taken into consideration.  

Linneman (2013) claims that the personality of the developer, the development 

experience and expertise possessed, the investment criteria, the developer’s 

comfort with specific types of risks, sources of capital, and how well one can 

cope with many problems that will occur during the development process, 

determine whether him will undertake a development. Linneman emphasizes 

that in fact these considerations are far more important than the expected returns, 

as if lacking the ability to resolve the many headaches that arise during 

development, the pro forma profit will quickly disappear. 53 

Even if a development appears financially feasible, it still depends on the land 

being free of soil problems, environmental concerns, ecological complications, 

seismic concerns, hydrological concern, or anthropological or historical 

sensitivities.54 Thus a developer commonly turns to an environmental consultant, 

a geologist, or other scientific experts at this point. The consultants will examine 

the site for underlying structural concerns, for any evidence of toxicity, wetlands, 



 

 27	

and sensitive wildlife habitat that may be protected. In the US, local regulatory 

agencies increasingly require this assessment in the form of an environmental 

impact statement (EIS)i or environmental impact report (EIR)ii before issuing the , 

necessary development permits. 55  

  

                                                
i An environmental impact statement (EIS), under United States environmental law, is a document required by the National 
Environmental Policy Act (NEPA) for certain actions "significantly affecting the quality of the human environment". Source: The 
National Environmental Policy Act of 1969, as amended, 42 USC Sections 4321-4347 (enacted 1970-01-01) from Council on 
Environmental Quality NEPA net. 
 
ii Several U.S. state governments require that a document similar to an EIS be submitted to the state for certain actions. For example, 
in California, an Environmental Impact Report (EIR) must be submitted to the state for certain actions, as described in the California 
Environmental Quality Act (CEQA). Source: Wikipedia. 
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Feasibility Study in China  

In China, real estate development feasibility analysis has been commonly 

adopted as a methodology that analyzing the economical possibility, technology 

probability, and physical adaptability of a proposed real estate project.56 The 

academic studies and discussions on feasibility analysis dates back to early 1990s. 

In an early feasibility analysis study by Tang Yu-ming et al (1995), which probes 

the feasibility of the project in the way of the sources and use of the fund and 

analyses its benefits and risks. This feasibility analysis quantifies the 

measurement by adopting the financial analysis. The feasibility analysis was 

conducted in the contents quoted below: 

1. Introduction to the Project 
2. Financial Sources and Uses  
3. Project Profit Analysis 
4. Sensitivity Analysis 
5. Conclusion and Suggestion 57 

The financial analysis of this study is conducted by a financial model. The project 

profit is measured by Internal Return Ratio (IRR, leveraged and unleveraged) by 

analyzing the Pro Forma and Cash Flow. The Sensitivity Test is based on market 

conditions and assumptions. The financial model and feasibility analysis is based 

on the sketch project plan. Tang’s feasibility analysis context is consistent with 

the reviewed Vincent Barrett’s (1988) introduction on how to conduct a feasibility 

analysis in the previous literature study. However, the data source is omitted in 

the article.  
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In another report by Lu Chang-hua (2011), the feasibility analysis is based on the 

SWOT analysis rather than traditional quantitative analysis technique such as 

financial modeling. The SWOT analysis is the abbreviation for Strength, 

Weakness, Opportunity, and Threat analysis. Lu’s this report is especially 

different from the reviewed United States literature studies, since it does not 

quantify the terms in the feasibility analysis, which seems to be more vulnerable 

to basis, and the descriptions are difficult to measure and determine the 

feasibility of the specific project in a monetary sense.  

The SWOT analysis matrix of this study is translated and quoted below: 58 

 

 

Figure 7 - The SWOT Analysis Matrix of the Shiji Yinjian Real Estate Development Project 

 

Strength (S) 
 

• Accord with the related national industrial 
policy requirements 

• Accord with the local policy and development 
plan 

• Advantages from geographic location 
• Complete set of supporting infrastructure 
 

Opportunity (O) 
 

• Real Estate is at its peak time 
• Qingzhou City is ascending in its urbanization 

process 
• Residents is still in need for a better 

residential environment 
• Qingzhou City is rich in labor poor 

Threat (T) 
 

• House price is unsteady 
• Sameness in financing 
• Design might be obsolete to customers 
• Risks in marketing  

 
 

Weakness (W) 
 

• High development cost 
• Poor V-level water quality 
• Noise and air pollution as nuisances in 

surrounding area 
• “Eight Control Regulations on House 

Prices” makes the potential customers 
straddle 
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As shows in the cited SWOT Analysis Matrix in Figure 7, Lu’s feasibility analysis 

has more emphasis on the generalized market conditions and economic policies. 

Very limited quantitative data are provided and analyzed in Lu’s feasibility 

analysis. However, it is reasonable to assume that not all the United States 

counterparts would conduct feasibility analysis in a quantified manner. Lu’s 

study challenges the quantitative feasibility analysis. Further explicit research on 

qualified feasibility studies might be valuable to this type of non-quantified 

feasibility analysis. But the assigned feasibility analysis on the Parcel B-4-24 is 

initiated with a financial feasible consideration, thus the literature review is more 

focused on the quantified feasibility studies. Assuming Lu’s report to be 

scientific, rational and systematic, it reveals a possibility of conducting feasibility 

through qualified methodology regarding to market, planning and economic 

constraints that are difficult to quantify.   

Liang Changyu’s (2001) introduces the function of feasibility analysis in China is 

a frequently quoted source in defining the main functions of feasibility analysis, 

which 1) support the decision-making of the proposed project; 2) support the 

loan application to the bank; 3) support the entitlement process; 4) and support 

the construction phasing and preparation; 5) referred to support the post-

construction evaluation. In this study, Liang also discusses about the 

requirements in order to conduct a reliable feasibility analysis. The requirements 

are quoted below: 

1. Ensure the authenticity and scientific of the feasibility analysis; 
2. Ensure the properly of the involved participants;  
3. Ensure the analyzing contents and results to meet the standards. 59 
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Liang mentions that the feasibility analysis could serve as an important study 

before the actual investment activity happens. This is different than some of the 

reviewed United States literature researches which introduce that the feasibility 

analysis is usually conducted after the land acquisition in a typical development 

process.i Liang discusses that a proper decision made based on a precise 

feasibility analysis prior to the investment of the project would help avoid 

potential default, and mitigate potential risks, as well as provide a relatively 

reliable construction plan. Since alternative plan might cause significantly 

increase in financing and management costs with associated risks. Liang also 

emphasized that with the support of new technology such as computer science, 

the data processed in the feasibility analysis would become more automatic, 

efficient, standardized, systematic and reliable. The foreseen of application in 

new technology in Liang’s study is a supplement to the previous American 

literature review.    

As to the problems exists in the real estate development feasibility analysis, Tang 

Zuo-ming et al (2006) discuss that there are near-sighted-like problems exist in 

the development and management of the current real estate projects, such as lack 

of study in the market conditions, enthusiasm in pursuing conceptual 

speculation other than the quality of the products. The main problems for 

feasibility analysis in China are summarized as: 1) lacking in theoretical 

guidance;ii 2) developers relies on experience more than analysis; 3) lack of 

                                                
i Refers to George Rolfe’s (2010) unpublished Introduction to Real Estate Process at Runstad Center for Real Estate Study, University 
of Washington. Reviewed in previous literature research section.  
 
ii According to Tang et al (2006), the current guidance for conducting feasibly analysis is the Fangdichan Xiangmu Jingji Pingjia 
Banfa [Real Estate Development Project Economic Evaluation Method], which was made based on normal industry construction 
standard, but as the real estate development is different from the industrial construction, in practice, analysts find it difficult to adopt 
directly from the Evaluation Method.     
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preciseness in market positioning; 4) prejudiced by first impressions; 5) lack of 

risk forecasting and references;i 6) lack of knowledge in the products and 

customers; and 7) lack of attention in plan optimization.60 The problems reveled 

in Tang’s study should be paid extra attention when conducting feasibility 

analysis in China.  

Zhao Zhen-tao (2011), a graduate student from the Construction Management 

and Real Estate College of Chongqing University, conducts the feasibility 

analysis based on a more comprehensive and revised mythology in his study 

that the feasibility study of developing yacht related real estate project in 

Chongqing is based on 1) quantitatively analyzing the consumers' higher 

vacation demand, the high-end element for the real estate business; 2) comparing 

the development of yacht real estate at home and abroad; and 3) studying the 

actual development of Chongqing, including but not limits to its market 

condition and economic policies.61 However, the audience information is omitted 

in this paper, it is unclear to whom is study is reported to, which could be the 

city’s government, the developer, or both.  

 

Real Estate Graduate Education in China 

Many Chinese universities is offering graduate level education in real estate 

study. According to the course catalog, Chongqing University offers a variety 

courses in real estate discipline, such as real estate economics, real estate 

                                                                                                                                            
 
i According to the author, the risks include economic risk, political risk, policy risk, market risk, financing risk, management risk, 
entrepreneurism risk, and etc. 
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appraisal, real estate project management, real estate risk management, and etc.i 

Like Chongqing University, Tsinghua University offers a graduate degree under 

its Department of Construction Management, with the direction in Real Estate 

Finance, Real Estate Investment & Development, Real Estate Capital Market, and 

Real Estate Entrepreneur Strategy.ii  

Tongji University also offers a graduate degree in its School of Economics and 

Management (Chinese: 经管学院) under the Department of Construction 

Management and Real Estate (Chinese: 建设管理与房地产系) with the discipline 

in Land Market and Development, Land Economy and Planning, Real Estate 

Investment and Planning, Real Estate Policy Analysis and Assessment.iii However, 

there is no syllabus level information accessible on their program website. It is 

difficult to directly identify the specific course plan has covered feasibility 

analysis in the course catalog of those schools. But graduate students such as 

Zhao (2011) are publishing on feasibility analysis,iv it is reasonable to assume that 

such analysis has been incorporated in the academic education of real estate 

study in China.   

  

                                                
i Program Introduction Webpage: http://www.cmre.cqu.edu.cn/about/?154.html 
 
ii Program Introduction Webpage: http://www.tsinghua.edu.cn/publish/cm/6611/index.html 
 
iii Program Introduction Webpage: http://sem.tongji.edu.cn/semen/?page_id=6625 
 
iv Refers to Zhou’s (2011) study reviewed in previous section.  
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Literature Review Summary 

The importance of the feasibility analysis is critical and fully noted in most 

development related academic publishes, such as James Graaskamp’s A Guide to 

Feasibilty Analysis (1973), William Poorvu’s The Real Estate Game: the Intelligent 

guide to Decision-making and Investment (1999), Mike Miles’ Real Estate Development 

Principles and Process (2007), David Ling’s Real Estate Principles A Value Approach 

(2013), and Peter Linneman’s Real Estate Finance and Investments: Risks and 

Opportunities (2013). In those publishes, the feasibility analysis is usually 

introduced as an important stage of the whole development process. For 

efficiency, the timeline of the classic development stages process is not 

necessarily linearly and could be conducted simultaneously or overlapped 

accordingly.  

The role of developer to the development process is central, as if they are the 

quarterbacks of football teams. The developer is the one who put everything in 

motion. As Ling (2013) illustrates that though constrained by available resources 

and regulations, their decisions still have a dominating effect on what kind of 

real estate is available in the marketplace; what jobs are available in construction, 

architecture, and other related fields; and what real estate investment 

opportunities are available to the capital markets. Their central and visible role in 

the process of creating society’s structures makes them both a lightning rod for 

social anxieties and a glamorous for of entrepreneurship.62  

The role of developer to the feasibility analysis is even more vital. The feasibility 

of a project is not only financially but also physically and psychologically. The 
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professionalism, education, experiences, the expertise against risks/challenges, 

sources of capital, skill set of leadership, and stabilized mental/physical 

performance, determine whether him could undertake a development. While the 

universal formula Profit = Value – Cost could test the very basic financial 

feasibility of the developer’s proposal; the success of development can be 

determined by so many other constrains (planning regulations, community 

voices, soil problems, environmental concerns, ecological complications, seismic 

concerns, hydrological concern, or anthropological or historical sensitivities, and 

etc.), not all of those constrains could be easily estimated as contingency costs in 

the financial part. 

Regarding to the financial feasibility analysis, the pro forma analysis is the most 

basic methodology. The pro forma is framed for analysis the feasibility of a 

project at a point of time supported by specific given data. Usually, a to-scale 

sketch plan would layout the cost of the total project, thus serve as the input of 

the pro forma. The pro forma analysis could be extended by the cash flow 

analysis to project the longer-term feasibility of a development.  

However, at some very early stage of a development, before modeling the 

detailed cash flows for a development project, one should always perform a 

simple financial feasibility analysis. Since if the back-of-envelop analysis (using 

historical and pro forma numbers) screens out that there is no opportunity, it is 

unlikely that the more time consuming detailed methodology would be very 

promising. At this early stage of development, managing time efficiently is more 

important than analyzing perfectly precisely in detail.  
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Figure 8 - An Early Stage Feasibility Analysis 

According to previous literature review, a simple feasibility analysis process at 

the early stage of development is summarized and designed. Figure 6 is showing 

the process of a simple early stage feasibility analysis. The feasibility analysis is 

summarized into three phases: the Wandering-about phase, the Brainstorming 

Phase, and the Decision-making Phase.  

Since land cost is the most significant cost before construction (either by 

purchasing or financing), when a development is still at the stage of land 

acquisition, a simplified feasibility study is very necessary for screening out 

potential proposals that might not work. Any piece of land is defined by its 

geological location, size, shape, leverage, and etc. It physical conditions are also 

measurable, such as surface improvements, underneath easements, soil type, 

environmental concerns, and etc. What is more, the regulatory constrains such as 

planning regulations and zoning codes would narrow down the uses of a land 

parcel to very specific ones. Those constrains are more solid and can be 

determined by the site touring, and literature reviewing. 
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In the wandering about phase, usually a developer firstly identifies a site and 

then determines a specific plan for the site. Some developers already have a 

development plan and he would still need to figure out the right piece of land to 

fit in the plan. This is sort of like the blind date for singles; while the rule of 

thumb is not marrying with the land at the first glance.  

Once the site, or one of the candidate sites is selected, the developer would move 

on to the brainstorming phase and draft a sketch plan for pro forma analysis and 

sensitivity test. Experienced developers usually work on more than one proposal 

simultaneously for efficiency. In the brainstorming phase, the pro forma analysis 

and sensitivities might have influence on each other and as well on the 

alternatives of sketch plans. This phase is quantitative and rational. It will be 

efficient to have designer and engineers on board at this stage. The more accurate 

the data the developer can gather in the pro forma, the more experienced the 

developer in dealing with challenges and risk management, the more likely that 

he will carry out a more feasible plan and a successful development. 

The decision making on whether this proposal should move on will be made 

accordingly. If the feasibility analysis signals positive, the next stage would be 

acquiring the site control or land acquisition. Otherwise, the developer should 

either abort the current proposal or re-analyze it. However, development may 

still occur even when apparently none conditions would warrant it. This may 

primarily due to irrational decision, strong policy incentives and/or specific 

development on particular space. 
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The literature review on United States academic studies suggests that a typical 

feasibility analysis examines: “1) Objectives of the parties at interest and for who 

the feasibility study is done. 2) Market trends and opportunity areas. 3) 

Alternative merchandising targets or market segments. 4) Legal-political 

constraints and alternatives. 5) Esthetic-ethical constraints and alternatives. 6) 

Physical-technical constraints and alternatives. 7) Financial constraints and 

alternatives (Graaskamp, 1973).”  

Although there is no course catalog showing that graduate level schools are 

teaching feasibility analysis in their real estate programs. Related literature 

review indicates that Chinese real estate graduate students have worked on 

articles with issues on feasibility analysis topics.  

By comparing the reviewed feasibility literature studies in China, the structural 

design and context of the feasibility analysis shares similarities as what is 

typically suggested in the United States.i However, as the Chinese scholar 

indicates, feasibility study in China serves more specific functions, as supportive 

documents for the decision-making of the development proposal, the loan 

application for the project, and the entitlement process (Liang, 2001). Another 

literature reviewed on a case study in China shows the possibility of conducting 

feasibility analysis based on SWOT analysis without support of traditional 

quantitative analysis methodology.ii But this study has an obviously more 

emphasis on regulatory and political feasibility studies. There are major 

problems exist in feasibility analysis in China revealed by Tang et al (2006), such 

                                                
i Refers to reviews on Tang’s (1995) study.  
  
ii Refers to reviews on Lu’s (2011) study.   
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as the lack of theoretical guidance, developers rely on experience more than 

scientific analysis. Thus conducting feasibility analysis in China should pay extra 

attention on those issues, and preferably seeking theoretical guidance based on 

reviewed United States literature studies.        
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Chapter 2 Report to the Client 

Executive Summary 

This feasibility analysis of this study is assigned by the client to support his 

development decision-making at the early stage of land acquisition. Literature 

studies are reviewed in United States and China as academic guidance on 

conducting this feasibility analysis. The feasibility analyzing process and 

financial model are designed based on literature reviews and are altered 

according to local data availability, collectible sources, and other constraints as 

well as client’s requests. The pro forma analysis evaluates the project value, 

while all the constraints and due diligence are considered and converted as 

monetary costs at the top of the hard cost to quantify the total project cost. The 

sensitivity test is based on optimistic, neutral, and pessimistic scenarios 

according to the client. The feasibility of the proposed project is financially 

measured by the profit margin. The objectives outline in the flowing feasibility 

analysis are: 

1. Figuring out planning and zoning regulations that would allow to 
be built on the site, and other constraints according to the two 
different sketch site plans. 

2. Conducting the financial model to project profit margin of the 
proposal, by figuring out and converting all the per unit price/cost 
accordingly. 

3. Presenting the analysis and potential findings to the client to 
support his decision-making on whether this proposed project 
should move forward. 

4. Comparing the feasibility analysis regarding to literature reviews, 
concluding this study’s implications on practice. 
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Project Overview 

Location 

The proposed site is located in the City of Huaihua, Hunan Province, China (see 

Appendix E for the City of Huaihua’s location in China), as showed in Map 1 

and Map 2. Huaihua is a prefecture-level city with a total regional population of 

5.25 million (2015)i. The municipal population is 374,400 (2015)ii. The site is two 

blocks east away from the newly built City Hall, known as the new “heart of the 

city”.  

Map 1 - The Satellite View of the Site 

 
                                                
i Huaihua Statistical Yearbook 2015, p11. 
 
ii Huaihua Statistical Yearbook 2015, p52. 

Source:	Google	Earth	Image,	2016	

City Hall 
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Map 2 - The Site Boundaries 

 
 

The site is approximately a triangle in shape with its longest side adjacent to an 

arterial road (Zidong Road, Chinese: 紫东路). The site is surrounded (and 

attached at some points of boundaries) by an old residential working-unit 

(Danwei, Chinese: 单位) neighborhood on both south and east. There is no 

improvement on the site, a newly developed high-rise mix-use complex on the 

west boundary of the property, that shares the same north-south easement 

connected to the arterial road. The neighborhood has a population of around 

6,000 residents, most of them are current and retired workers of the state owned 

Huaihua Cotton Mills (Huaihua Shachang, Chinese: 怀化纱厂). The two-block-

Source: Google Earth Image, 2016 
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west-away area is a newly re-zoned office area that has over 1,500 employees, 

which are mainly governmental (municipal/state) employees. 

 

Zoning and Planning Regulations 

The land parcel of this site has been re-zoned from residential use to commercial 

and mixed-use recently (2015). See Appendix F for the latest version of full land 

use map from the Master Plan of Huaihua, amended in 2011. See Appendix G for 

land use zoning codes of Huaihua.i  

The land is approximately 75,000 square foot, or 1.7 acres in size. The Floor Area 

Ratio (FAR) is 1.80, which would allow approximately 135,000 buildable areas. 

Detailed information is as summarized in Table 1. 

Table 1 - The Area of the Parcel 

Unit	 Square	Meter	 Square	Foot	 Acre	

Area	 6,969.54	 75,019.50	 1.72	

FAR	 1.80	 1.80	 -	

Buildable	Area	 12,545.17	 135,035.11	 -	

 

The land parcel used to serve as the Cotton Mill residential area’s open space, 

and the committee of the Cotton Mill has decided to sell this piece of land at the 

year of 2015. The asking price was RMB￥1,200,000 land basis plus ￥350,000 

compensation per Chinese acreii (approximately USD $1.4 million per acre, or 

$2.5 million in total). The committee has previously sketched a site plan but has 

                                                
i In China, land use zoning codes are regulated by the central government of China other than local municipal governments. 
 
ii One Chinese acre equals 666 square meters, or 0.165 acre. 
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given up on the idea of developing the site by themselves. They were originally 

preferably looking for partners cooperating in developing the site, and were also 

open to the idea of selling the parcel. They are confident that the land value has 

been underestimated, due to its perfect location and recent up zoning.     

 

The Client’s Needs 

The client’s primary objective of this study is to determine the feasibility of the 

potential project proposal of the Parcel B-4-24 as candidate site at the early stage 

of development. The client is still a starting-up developing company in the local 

real estate market. As a newly established firm, the client admitted that the firm 

has recruited experienced developing team but relative inexperienced leadership. 

The client’s family make their fortune originally from the car dealership business, 

and they have just recently delivered their first real estate project, the 

Yuhuayuan Project. According to the client, the firm had to sacrifice a significant 

portion of the profit in order to mitigate the risks they have encountered before 

finishing that project, which considered as an expensive “lesson learned”. 

Otherwise, the firm should have gained more financial flexibility in the current 

land acquisition process.  

According to the client, the high-end residential development has been in high 

demand for over decades, but the definition of high-end has changed from 

traditional high-rises multi-family condominiums developments to smaller-scale, 
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mid-rises town houses, or attached single families. i Learned from the capital-loss 

experience discussed in the firm’s previous project, the client’s firm is currently 

focusing on smaller-scale project. One of the other candidate sites on SHRE’s 

proposal list is a suburbia single-family (duplex) housing project.  

However, in the nation’s wholesale rush toward a gleaming urban future,63 the 

client is also alert to the ideology of modernism that the increasing car traffic 

separates the uses of the urban space and restrains the development of vivid 

urban life.64 The client is visionary and a fan of the human dimension conception 

and believes that it would help re-construct the traditional Chinese networking 

relationship structure in modern urban life.  

Since the client believes that competition in developing of high-end real estate 

products are still rare in the local market, the client is positive that their products 

will be in high demand.ii The client defines the company as a locally high-end 

real estate developer. The leadership of firm believes that they have knowledge 

of what is the local middle-upper classes need, and what type of product is 

missing in the local real estate marketplace.  

The client indicates that both the public and government is looking forward to a 

hotel development according to his networking with the local sub-district office 

and the municipal urban planning bureau. That is the revealed theory that 

supports the idea of introducing a hotel complex in the proposal. Since there is 

no specific zoning code regulate against hotel development on this site, so the 

                                                
i Single -family housing development is prohibited by central government regulations for land use efficiency, so most of “single-
family-like” developments are actually made up by attached duplex units.   
 
ii Formal market analysis information not provided by the client. 
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hotel-anchored mixed-use is assumed as the highest and best use on this site for 

analyzing purpose.  

Thinking out of the box, the client has been longed for oversea experiences. The 

client believes that China is experiencing the pain of transforming that many 

other countries have already experienced. The proposed project on the candidate 

site is a pioneering transformative urban renewal project after the fever of urban-

industrialization period of China. The studies of new regionalism, the spatial 

turn, and urbanization of suburbia in the US could serve good experiences for 

developments in China. Since in the US, a radical shift is taking place in the 

nature of the urbanization process, from the familiar metropolitan model to 

regional urbanization.65 What more handy for the Chinese developers, the 

American urban form and built environments layouts could serve a visible 

model for the non-academic-background participants. 

A very specific goal of feasibility study is to test the feasibility of the proposed 

project on the candidate site. The feasibility analysis process is designed and 

conducted according to previous literature review. By applying the financial 

model of pro forma analysis, sensitivity tests, the profit margin of the proposed 

project shall be quantified and determined. The result of this feasibility study 

should be reported to the client for formal decision-making on whether this 

project should move on. This feasibility study should structure guidelines for the 

client’s decision-making as well as flexibility of the firm-wide development 

strategy.  
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According to the client, the firm has a liquid asset of approximately $5 million by 

the February of 2016, and another $5 million would be ready in about six months, 

while the rest $10 million would be available in about 24 months. While the 

contractor estimates that the construction would take no more than 18 months, 

while the total project cost would be around $15 million. The client assumes if 

the Parcel B-4-24 Proposal could be phased and delivered in a 24-month 

timeframe, the firm would then be able to gather approximately $20 million fund 

for its next 100-unit single family residential proposal.  
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Feasibility Analysis 

Sketch Plan and Pro Forma Analysis 

Sketch Plan A 

Figure 9 - The Original Sketch Plan From the Property Owner 

The Figure 9 is a sketch plan offered by the current owner of the site. Due to the 

triangular nature of the site’s shape, the owner plans to build a 7-floor hotel 

building with commercial use on the ground floor and second floor. The building 

footprint is 1760 square meters (approximately 18,944 square feet, 66 by 223 feet). 

The owner also plans about 70 surface parking spaces connected by a driveway 

to the arterial road on the east side of the building. The owner indents to build 

and manage the asset for a holding period of 10 years.  
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Table 2 - Pro Forma Analysis of Sketch Plan A 

INCOME	PRO	FORMA Amount Unit Rent/Cost Unit	 Subtotals TOTALS

GROSS	INCOME 12,390,400¥								

Hotel	Space	3rd	-	7th	FL 8,800																 � @ 1,000¥								 Yr 8,800,000.00¥						

Commercial	Space	1st	FL 1,760																 � @ 1,200¥								 Yr 2,112,000.00¥						

Commercial	Space	2nd	FL 1,760																 � @ 840¥												 Yr 1,478,400.00¥						

Less	Vacancy/Credit	Loss (�3,879,040)

Hotel	Space	3rd	-	7th	FL 40% (�3,520,000)

Commercial	Space	1st	FL 10% (�211,200)

Commercial	Space	2nd	FL 10% (�147,840)

Less	Operating	Expenses (�1,474,456)

Hotel	Space	3rd	-	7th	FL 8,800¥														 � @ 50¥														 (�440,000)

Commercial	Space	1st	FL 1,760¥														 � @ 60¥														 (�105,600)

Commercial	Space	2nd	FL 1,760¥														 � @ 42¥														 (�73,920)

Parking 76 50¥														 (�3,800)

Management 8,511,360¥						 10% (�851,136)

NET	OPERATING	INCOME 7,036,904¥										

TAKE	OUT	LOAN	AMOUNT	
Debt	Service	Check

NOI 7,036,904¥						

Debt	Cover	Ratio 1.25

Available	to	DS 5,629,523¥						

Loan	Term 20 Yr

Interest	Rate 5.00%

Loan	Consistant .07919
Trial	Loan	Amount 71,084,605¥										

Loan	to	Value	Check

NOI 7,036,904¥						

Cap	Rate NA No	Cap	Rate	Available,	Value	Approach

Assess	Value 77,440,000¥				

Loan	to	Value 70%

Trail	Loan	Amount 54,208,000¥										

Loan	Amount 54,208,000¥								

COST	PRO	FORMA 63,749,171¥							 	
Total	Project	Cost

Land	Cost 6,970 � 2,327¥								 16,220,401¥										

Site	Prepration 6,970 � 200.00¥						 1,393,908¥												

Design	&	Engineering 6,970 � 300.00¥						 2,090,862¥												

Construction	Fixed	Cost 12,320														 � 2,500¥								 30,800,000¥										

Tenant	Improvements 12,320														 � 500¥												 6,160,000¥												

Tax	&	Administration	Fee 12,320														 � 200¥												 2,464,000¥												

Contingency 30,800,000¥				 10% 3,080,000¥												

Financing	&	Management 30,800,000¥				 5% 1,540,000¥												

PROJECT	VALUE	ASSESSMENT Amount Unit Assess	Value Subtotals TOTALS

Spaces 77,440,000¥							 	
Hotel	Space	3rd	-	7th	FL 8,800																 � @ 4,000¥								 35,200,000¥										

Commercial	Space	1st	FL 1,760																 � @ 18,000¥						 31,680,000¥										

Commercial	Space	2nd	FL 1,760																 � @ 6,000¥								 10,560,000¥										

Equity	Required 9,541,171¥										
Profit 13,690,829¥							 	
Profit	Margin 21%
Value	/	� 1,964¥																		

Value	/	���� �� 1,111¥																	
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The Table 2 is the pro forma analysis of Sketch Plan A. The estimated rental price, 

construction costs, associated data is provided by the client, which is gathered 

from the local brokers, developers, bankers and related database.  

According to the pro forma analysis, the NOI is projected to be RMB￥7 million 

(approximately USD$1 million), the total project cost mounted to be about￥64 

million (USD$10 million). The Going In Cap Rate is 11. Due to lack of Cap Rate 

information, the project’s total value is assessed through the value approach. 

Each category of the project’s products is appraised according to available 

average market price. Thus, the total project’s vale is assessed to be RMB￥77 

million (USD$12 million). The equity required is RMB￥9.5 million (USD$ 1.5 

million), while the profit is about RMB￥14 million (USD$ 2.1 million) with a 

profit margin of 21%.  

The highlighted detailed information is summarized below in Table 3.  

Table 3 - Pro Forma Analysis Highlighted Projections in RMB and USD (Sketch Plan A) 

	
RMB	 USD	

NOI	 ¥7,036,904	 $1,082,601	
Loan	Amount	 ¥54,208,000	 $8,339,692	
Total	Project	Cost	 ¥63,749,171	 $9,807,565	
Equity	Required	 ¥9,541,171	 $1,467,872	
Assessed	Project	Value	 ¥77,440,000	 $11,913,846	
Profit	 ¥13,690,829	 $2,106,281	
Profit	Margin	 21%	 21%	
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Sketch Plan B 

Figure 10 - The Updated Sketch Plan From the Client 

The Figure 10 is the sketch plan B, which is an updated site plan by the client 

based on the original copy, refined by the design department of SHRE. Instead of 

proposing one single building, the client’s sketch is proposing two buildings on 

the site to increase the ground level leasable areas. According to the client, by 

applying more design features on the 10 feet high slope, the “underground” 

portion would be looked like ground level space. The hotel component is a 7-

floor building with footprint of 1360 square meters (approximately 14,639 square 

feet, 66 by 223 feet). The underground level is proposed to be an underground 

garage gated for hotel’s use. The first floor and second floor is proposed as 

commercial use.  
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The building on the east part of the site is a 2-floor commercial only building 

with one floor of underground level also proposed for commercial use. This 

building’s footprint is 1280 square meters (approximately 13,778 square meters, 

66 by 210 feet). There are 70 surface parking spots designated and connect by an 

easement to the arterial road. There is another easement proposed on the east 

boundary of the site, which would provide extra on street parking.  

The land adjacent the south boundary of the site is still actively function as the 

open space for the neighborhood, the client is trying to propose a landscape 

project alongside the south boundary for the to merge with the neighborhoods 

open space. The client would like to offer this portion of the project for public use. 

The west side boundary is fenced by a 6 feet wall to avoid trespassing. The east 

side has been attached by unpermitted constructions of the neighboring residents. 

The proposal of the alternative easement might require demolishing those 

attached constructions. See Appendix H for described site conditions from site 

photos.  
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Table 4 - Pro Forma Analysis of Sketch Plan B 

INCOME	PRO	FORMA Amount Unit Rent/Cost Unit	 Subtotals TOTALS
GROSS	INCOME 19,248,000¥								

Hotel	Space	3rd	-	7th	FL 6,800																 � @ 1,200¥								 Yr 8,160,000.00¥						
Commercial	Space	1st	FL 2,640																 � @ 1,800¥								 Yr 4,752,000.00¥						
Commercial	Space	2nd	FL 2,640																 � @ 1,200¥								 Yr 3,168,000.00¥						
Commercial	Undergound 2,640																 � @ 1,200¥								 Yr 3,168,000.00¥						

Less	Vacancy/Credit	Loss (�3,556,800)
Hotel	Space	3rd	-	7th	FL 30% (�2,448,000)
Commercial	Space	1st	FL 10% (�475,200)
Commercial	Space	2nd	FL 10% (�316,800)
Commercial	Undergound 10% (�316,800)

Less	Operating	Expenses (�2,808,020)
Hotel	Space	3rd	-	7th	FL 6,800																 � @ 80¥														 (�544,000)
Commercial	Space	1st	FL 2,640																 � @ 100¥												 (�264,000)
Commercial	Space	2nd	FL 2,640																 � @ 80¥														 (�211,200)
Commercial	Undergound 2,640																 � @ 80¥														 (�211,200)
Underground	Parking 50																						 100¥												 (�5,000)
Surface	Parking 70																						 50¥														 (�3,500)
Management 15,691,200¥				 10% (�1,569,120)

NET	OPERATING	INCOME 12,883,180¥							 	

TAKE	OUT	LOAN	AMOUNT	
Debt	Service	Check

NOI 12,883,180¥				
Debt	Cover	Ratio 1.25
Available	to	DS 10,306,544¥				
Loan	Term 20 Yr
Interest	Rate 5.00%
Loan	Consistant .07919
Trial	Loan	Amount 130,141,859¥							

Loan	to	Value	Check
NOI 12,883,180¥				
Cap	Rate 7% No	Cap	Rate	Available,	Value	Approach
Assess	Value 123,000,000¥		
Loan	to	Value 70%
Trail	Loan	Amount 86,100,000¥										

Loan	Amount 86,100,000¥								

COST	PRO	FORMA 105,719,556¥						
Total	Project	Cost

Land	Cost 6,970 � 2,327¥								 16,220,401¥										
Land	Prepration 6,970 � 250.00¥						 1,742,385¥												
Design	&	Engineering 6,970 � 500.00¥						 3,484,770¥												
Construction	Fixed	Cost 14,720														 � 3,500¥								 51,520,000¥										
Tenant	Improvements 14,720														 � 1,500¥								 22,080,000¥										
Tax	&	Administration	Fee 14,720														 � 200¥												 2,944,000¥												
Contingency 51,520,000¥				 10% 5,152,000¥												
Financing	&	Management 51,520,000¥				 5% 2,576,000¥												

PROJECT	VALUE	ASSESSMENT Amount Unit Assess	Value Subtotals TOTALS
Spaces 123,000,000¥						

Hotel	Space	3rd	-	7th	FL 6,800																 � @ 4,500¥								 30,600,000¥										
Commercial	Space	1st	FL 2,640																 � @ 20,000¥						 52,800,000¥										
Commercial	Space	2nd	FL 2,640																 � @ 8,000¥								 21,120,000¥										
Commercial	Undergound 2,640																 � @ 7,000¥								 18,480,000¥										

Equity	Required 19,619,556¥							 	
Profit 17,280,444¥							 	
Profit	Margin 16%
Value	/	� 2,479¥																	
Value	/	���� �� 1,174¥																	
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The Table 4 is the pro forma analysis of Sketch Plan B. The estimated rental price, 

construction costs, associated data is provided by the client, which is gathered 

from the local brokers, developers, bankers and related database. Due to the 

high-end definition of the developer, the fixed construction per unit has 

significantly increased under this scenario, so as the associated tenant 

improvements. However, other than large increase in the cost component, the 

income projection has also been amplified because of higher marketing prices.   

According to the pro forma analysis, the NOI is projected to be RMB￥12.9 

million (approximately USD$2 million), the total project cost is estimated to be 

about￥105 million (USD$16 million). In this projection, the project’s total value 

is also assessed through the value approach. Each category of the project’s 

products is appraised according the available average market price. The total 

project’s vale is assessed to be RMB￥123 million (USD$19 million). The equity 

required is RMB￥19 million (USD$ 3 million), while the profit is about RMB￥17 

million (USD$ 2.6 million) with a profit margin of 16%. 

The highlighted detail projected feature is summarized below in table 5.  

Table 5 - Pro Forma Analysis Highlighted Projections in RMB and USD (Sketch Plan B) 

	
RMB	 USD	

NOI	 	¥12,883,180		 	$1,982,028		
Loan	Amount	 	¥86,100,000		 	$13,246,154		
Total	Project	Cost	 	¥105,719,556		 	$16,264,547		
Equity	Required	 	¥19,619,556		 	$3,018,393		
Assessed	Project	Value	 	¥123,000,000		 	$18,923,077		
Profit	 	¥17,280,444		 	$2,658,530		
Profit	Margin	 16%	 16%	
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Sensitivities 

The financial feasibility shows that both site plan shows positive profit, 

especially the original sketch plan (Sketch Plan A) shows even a higher profit 

margin than the client’s revised plan. The client’s plan (Sketch Plan B) projects 

only a half million increase in the profit part, even the total project cost and 

require equity have been doubled. However, the feasibility of a project is not 

determined only by the financial modeling test.  

The original owner of the site realizes his incapability of leading a development 

project like this, and thus calls for joint venture or resale of the property. The 

increasing competitors in the hotel market make the inexperienced owner feels 

vulnerable and hesitate to develop this hotel project. Lacking in sources of funds, 

short in credits to bankers, makes the owner’s financial foundation even fragile. 

Also, lacking of marketing experience would not promise a good sell when the 

vacancy rate of hotel is already 40% to 50% nationwide.i Last but not the least, the 

local government is looking forward to a more pioneering project rather than a 

single hotel development, in order to awake the revitalizing plan of the 

neighborhood. All those reasons made the owner abort his original plan, even 

the pro forma analysis projects a 21% profit margin according to this analysis.  

The client is more confident than the owner in the terms discussed. According to 

the firm’s Articles of Association, the company is targeting the high-end but not 

merely luxury local real estate market. Their quality of high-end has a more 

down-to-earth and human-scale definition as described in the introduction of the 

                                                
i Source: Chinese Hotel Market Report, 2015, http://finance.sina.com.cn/stock/t/2016-01-06/doc-ifxneept3795186.shtml 
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client and the client’s needs, which might be more welcomed in the current 

market trend. First of all, the idea of making use of the slope to transfer the 

underground portion of the building to a ground level alike contributes more 

leasable area. Secondly, the landscape proposal by sharing the boundary with the 

open space would gain more local political support. Thirdly, the commercial-

only component derives certain commercial uses from the hotel uses, which 

enhance qualities of different uses with less interference. However, the proposal 

of the alternative easement would interfere with the current attached 

constructions by the neighboring residents. This would take tons of negotiations 

to make it happen. And the project is also subjected to a potential environmental 

impact report. 

For the sake of financially measurable, the uncertainties of sensitivities are 

converted as quantitative factors inputs that would affect the outputs of the 

feasibility analysis. Three scenarios are developed to determine the sensitivities, 

they are the optimistic, neutral, and pessimistic scenarios. 

For instance, as shown in Table 6, the optimistic scenario is indicating a confidant 

developer that believing the construction cost is manageable to a significantly 

lower rate, and trust that contingency of the project is avoidable which applies 

only 1% contingency cost to the construction. On the top of that, in the optimistic 

assumption, the land owner was selling the land in a hasty, so the developer also 

got a good deal in the land acquisition. In sum, the total project cost reduces from 

the neutral 150 million to the optimistic 82 million. However, in most realistic 

cases, the sensitivities are pessimistic. Also as shown in the lower part of Figure 

11, the pessimistic scenario amplifies the cost projection to 123 million. This 
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might because of over bid in the land acquisition, which ends up with a higher 

purchased land price. Or there might be something unwanted underneath the 

soil that makes up a more expensive site preparation cost, so as more costs in 

design and engineering. A huge delay due to policy change, extreme climate, or 

tourism attack might result in a 20% contingency cost. The market price of real 

estate products is also subjected to changes consistently. See Appendix I for the 

sensitivities of the projected value. 

Table 6 - Sensitivities of Project Cost Pro Forma 

COST	PRO	FORMA	SENSITIVITIES
Optmistic	Scenario
Total	Project	Cost Amount Unit Price/unit

Land	Cost 6,970 � 2,000¥								 13,939,080¥					
Land	Prepration 6,970 � 100.00¥						 696,954¥											
Design	&	Engineering 6,970 � 500.00¥						 3,484,770¥							
Construction	Fixed	Cost 14,720																 � 3,000¥								 44,160,000¥					
Tenant	Improvements 14,720																 � 1,000¥								 14,720,000¥					
Tax	&	Adminstration	Fee 14,720																 � 200¥												 2,944,000¥							
Contingency 44,160,000¥						 1% 441,600¥											
Financing	&	Management 44,160,000¥						 5% 2,208,000¥							

Sub	Total 82,594,404¥				 	

Neutral	Scenario
Total	Project	Cost Amount Unit Price/unit

Land	Cost 6,970 � 2,327¥								 16,220,401¥					
Land	Prepration 6,970 � 250¥												 1,742,385¥							
Design	&	Engineering 6,970 � 500¥												 3,484,770¥							
Construction	Fixed	Cost 14,720																 � 3,500¥								 51,520,000¥					
Tenant	Improvements 14,720																 � 1,500¥								 22,080,000¥					
Tax	&	Adminstration	Fee 14,720																 � 200¥												 2,944,000¥							
Contingency 51,520,000¥						 10% 5,152,000¥							
Financing	&	Management 51,520,000¥						 5% 2,576,000¥							

Sub	Total 105,719,556¥			

Pessimistic	Scenario
Total	Project	Cost Amount Unit Price/unit

Land	Cost 6,970 � 2,500¥								 17,423,850¥					
Land	Prepration 6,970 � 500¥												 3,484,770¥							
Design	&	Engineering 6,970 � 800¥												 5,575,632¥							
Construction	Fixed	Cost 14,720																 � 3,500¥								 51,520,000¥					
Tenant	Improvements 14,720																 � 2,000¥								 29,440,000¥					
Tax	&	Adminstration	Fee 14,720																 � 200¥												 2,944,000¥							
Contingency 51,520,000¥						 20% 10,304,000¥					
Financing	&	Management 51,520,000¥						 5% 2,576,000¥							

Sub	Total 123,268,252¥			
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Chapter 3 Lessons Learned  

Literature Review vs. Feasibility Study 

Comparing the feasibility study to the literature review, the most obvious lessons 

learned is actual analysis of project feasibility would be determined before 

assembling the site control. Since at this early stage of development, the client’s 

need is to determine whether or not they purchase this piece of land. At this 

stage, the top priority for the client is to run a preliminary pro forma test 

according to the product he wants to produce with this land. 

The academic feasibility analysis suggests the developer draft a to-scale sketch 

plan for pro forma analysis. However, not all the developers would be able or be 

patient enough to detail a plan that provides sufficient information in the 

financial model for quantified analysis, especially at the early stage of the 

development. In this case, the quantified program in the feasibility analysis 

serves efficiently in screening out improper designs and proposals.  

The market trend is difficult to project, which indicates that the data input might 

be not always reliable. Contradictorily, a reliable feasibility analysis is supposed 

to be built on a reliable market analysis. A more solid market analysis plat form 

is missing in this case and perhaps some other Chinese local real estate market 

for better understanding of the market. Thus, the developers are tending to rely 

more on their own experiences instead of trusting “unreliable” quantitative 

analysis. The miscellaneous risks tested in sensitivity analysis are very difficult to 

quantify. The assumptions of qualified constraints converted into quantified 

terms could be imprecise.   
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The Client’s Feedback  

The literature review, feasibility study, and the analysis process have been 

reported to the client through conference meetings, phone calls, as well as report. 

Regarding the feasibility of the project, the client’s response is positive that the 

parcel is worthy purchasing and the project should be move forward. According 

to the client, his is only looking forward to a potential return of around 10%, or 

even lower as long as the project phasing would work out within 24 months, 

when he could be able to gather all the resources for his next larger-scale 

residential proposal. The client is delightful to know that this proposal would 

have a potential in producing profit margin of 16%.  

Currently, the client is involved in a renewal project of another hotel 

development, and is already joint-ventured a 200-unit residential project, as well 

as proposing another 100 high-end countryside single-family (attached single-

family duplex) development. The properly allocation of the available USD $10 

million capital remains the main concern of the client. 

The client himself, concerns about the possibility of developing more than one 

project simultaneously, which requires specific knowledge and energy on asset 

management, project phasing, financing, and risk mitigation. In response to my 

feasibility analysis, the client realizes that the risk mitigation in a larger scale is 

the least uncovered part of the feasibility analysis. The client claims that it is 

necessary to conduct a more detailed, longer-term feasibility analysis, together 

with the other proposals in a firm-widely manner, in order to figure out and 

determine how this project should be developed.  
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Implications for Practice 

The literature review on United States academic studies suggests that a typical 

feasibility analysis serves to help the developer determine the feasibility of a 

project in the analytical dimension of physically, financially, legally, and etc.  

While the literature review in China indicates that a feasibility analysis serves 

more specifically as practical supportive documents for the decision-making of 

the development proposal, the loan application for the project, the entitlement 

process, etc.  

Also, the culture-political-economical difference between United States and 

China, both academically and practically, might have an impact on the carrying 

out of the feasibility analysis rationally, systemically, and quantitatively.      

According to the client’s specific request, the primary objective of this study is to 

determine the feasibility of the proposed project for the client’s the purchase of 

the land property. As the preliminary Pro Forma shows, the financial feasibility 

is promising a profit margin of 16% with coverable source. Thus the client gains 

more confidence in moving the project forward, other than relies merely on 

experience and gut feeling. The formal land acquisition process begins in June 

2016.  

The other lesson learned in this feasibility study is that the quantified financial 

analysis is efficient in projecting the financial feasibility of the proposed project, 

and screening out improper proposals at the early stage of the development. 

However, the associated risks that might eliminate the feasibility of the project 
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are very difficult to quantify, not only in the project scale, but also in a firm-wide 

scale. A more comprehensive financial model might be essential for analyzing 

the more detailed aspects of the project’s feasibility in further stage of 

development.   
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Appendices 
 
Appendix A The Marketing Renderings of SHRE Yuhuayuan Project 
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Appendix B The Major Categories of Cost Pro Forma 

 
The major categories which make up a cost pro forma are the same for any development project. 
Details within these major categories vary from project to project. Each developer, lender, and/or 
investor will have slightly different ways to categorize costs.  In the past it was nearly universal 
to divide costs into  
 

• Hard costs which usually included land and construction costs. 
• Soft costs which included all other costs of development. 

 
Within this two-part division of costs there was often confusion about how to account for items 
such as tenant improvements, sales tax, interest charges, and development permits.  This 
confusion has led to a slightly more detailed categorization of costs which will be used in this 
course: 

• Land costs which include all costs of acquiring control of a site for the period of time 
necessary to develop and operate buildings on it. 

• Construction costs which include site improvements, buildings, and interior 
additions/modifications for tenant improvements. 

• Services and Fee costs which include sales taxes, architect/engineer fees, developers 
overhead, legal/accounting, leasing/sales costs, and development permit fees. 

• Financing costs which include loan fees and interest charges. 
• Contingent costs which include reserves for unidentified future costs such as 

construction cost overruns, additional interest charges, extra services, etc. 
• The sum of these plus and estimate of profit is the cost basis for estimating the value of 

the completed project at the point in time when all construction is completed and the 
building is fully occupied with users. 

 
If the building has been recently constructed and occupied, all that is required is to determine 
what it actually cost to develop that project at that point in time.  A pro forma is the tool used to 
do this analysis.  The determination of cost is primarily one of following accounting procedures 
for allocating capital versus operating costs.  However, if the project to be appraised has been 
completed for some time it has begun to depreciate or “wear out”. It is more difficult to 
determine an appropriate capital cost estimate, and two additional concepts must be considered. 
 
Replacement cost is based on the economic concept of estimating capital costs to produce a 
project capable of accommodating uses similar or comparable to those accommodated by the 
subject project.  As long as users are assumed to be indifferent to most aspects of detail within a 
project, replacement cost is appropriate.  Reproduction cost is based on a physical replica of the 
subject property.  For instance, if one is appraising an historical building containing 10,000 square 
feet of usable office space, the replacement cost approach would estimate the cost to produce 
10,000 square feet of “modern” building in a comparable location.  The reproduction cost 
approach would estimate the cost of reproducing the original historic building complete with 
materials and details.   
 
Neither cost approach is currently used to estimate value.  Obviously, the reproduction approach 
will yield a higher estimated cost than will the replacement approach, but neither accurately 
reflects the market value of a project.  Purchasers are indifferent to the actual cost of producing 
an item for sale and are only interested in value in comparison to other items available for 
purchase.  Thus the price for a given project tends to be driven down to the lowest common 
denominator available in the marketplace. Replacement cost estimates are included in a 
professional appraisal because the cannon of professional ethics for appraisers says it must be 
included. i 
 
                                                
i Source: Rolfe, George, Program Definition and Feasibility Analysis, An Introduction to Project Development, unpublished, 
Department of urban Design and Planning, University of Washington, 1998. 
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Appendix C The Major Categories of Income Pro Forma 

 

The categories of data necessary to estimate the value of a completed and occupied building 
using the Income Method are: 

• Gross Rent Roll: estimated gross revenue if all available space was rented over the period 
during which the building is held for investment. 

• Vacancies/Credit Loss: estimates of lost revenue from rents not collected over the 
investment period. 

• Operating Expenses: estimates of how inflation will affect costs for maintaining the 
building in rentable condition. 

• Estimated Tax Consequences from owning the building over the investment period. 
• Net proceeds from the sale of the building at end of the investment period. 

 

The appraiser providing an independent, professional estimate of value could stop at a 
determination of cash flow derived from the first three categories.  If these are estimated for one 
point in time, the resulting income will be capitalized.  If there are a series of annual estimates 
over time, the resulting income stream will be discounted to a present value.  Either procedure 
will yield an estimate of value. 

If the same procedure is being done by a developer or investor for their own internal decision 
making use, all five categories should be used to derive estimated cash flows, tax consequences, 
and future appreciation.  By knowing the circumstance of the individual investor/developer, the 
number of assumptions necessary to make reasonable projections is much more manageable.  An 
independent appraiser seldom has access to the tax information peculiar to a given investor, 
which makes the more detailed estimate of value using all five categories of data more difficult 
for the appraiser.i 

                                                
i Source: Rolfe, George, Program Definition and Feasibility Analysis, An Introduction to Project Development, unpublished, 
Department of urban Design and Planning, University of Washington, 1998. 
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Appendix D Comparable Sales Method 

 

The most accurate determination of value is what a willing buyer will pay a willing seller for a 
given project.  The Comparable Sale Method is based on the idea that within a given marketplace, 
the value of different buildings can be compared one to another.  Therefore, what one building 
sells for is an indication of what all other comparable buildings would sell for at the same point 
in time. 

There are a number of characteristics about the comparable building and its sale that is necessary 
to reasonably estimate the value of a given real estate project by comparing it to existing sales.  
For the sale of a “comparable” building these include: 

• Terms and conditions of sale used for comparison. 
• The amount of money paid and when it is paid. 
• When occupancy of the purchased building took place. 
• Other considerations such as repairs to be made by the seller, future obligations for debt 

or taxes assumed by the buyer, etc. 
• Characteristics of the comparable building. 
• Location and access. 
• Size, use, and quality of space. 
• Age and existing condition of the building. 
• General and immediate surroundings. 
• External factors such as availability of utilities, views, etc. 
• When the sale took place 
• The date of sale relative to current date. 
• General and specific economic conditions prevalent at the date of sale used for 

comparison. 
• Changes in economic conditions between the date of sale and now.  

 

Data must be collected for a number of different “comparable” sales. Not only must all these data 
be collected and analyzed in order to make a reasonable estimate of value, but judgments must 
be made regarding how differences in characteristics between "comparable" sales and the subject 
property will affect its value.  This procedure is the essence of the professional service, in which 
the independent appraiser is paid a fee to collect and interpret these data and render an opinion 
of estimated value. 

Except in the case of single houses built for sale, this procedure for estimating value of a 
completed and occupied building is of much more use to an appraiser than it is for the internal 
use of the developer or investor.  This is due partly to the difficulty in obtaining and maintaining 
current data on the sale of comparable buildings, and partly to the fact that the developer has 
very little control over the factors that affect prices paid for other buildings.  Therefore, 
developers have little interest in spending time and effort to obtain data perceived to be of 
relatively little use to them.  On the other hand, this is the service for which professional 
appraisers have, traditionally, been paid a fee to perform. i 

 

 

 

                                                
i Source: Rolfe, George, Program Definition and Feasibility Analysis, An Introduction to Project Development, unpublished, 
Department of urban Design and Planning, University of Washington, 1998. 
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Appendix E The Location of Huaihua City in Hunan Province and China  

 

 

 

 

 

i

                                                
i Image Source: https://fi.wikipedia.org/wiki/Huaihua#/media/File:Location_of_Huaihua_Prefecture_within_Hunan_(China).png 
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Appendix F The Master Plan of Huaihua City (2010 – 2030) i 

 
  
                                                
i Source: The Master Plan of Huaihua, Amended 2011, The Department of Urban Planning, City of Huaihua. 
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Appendix G The Site Photos 

 

 

 
1. The west boundary, easement and wall, looking 
southwest. 

2. The east boundary, looking southwest, showing the 
attached improvements by the neighboring residents. 

 

3. The corner of the northeast boundary, looking south. 

 

4. The southwest adjacent open space, looking north.i 

 

                                                
i All photos were taken by the author in 2016. 
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Appendix H The Sensitivities of Assessed Project Valuei 

 
                                                
i Assessed value projected based on client’s recommendation. 
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Appendix I The Original Site Map (Parcel B-4-24)i 

 

 

 
  
                                                
i Original image provided by SHRE. 



 

 71	

Appendix J Glossary 

 
The Independent Study of Glossary begins on the next page.  
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m
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D
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Land Parcel
In the U

nited States, a continuous plot of land of any size in the 
possession of one onw

er. For the purpose of subdivision developm
ent, 

land is parceled out into individual building plots or large parcels of 
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n on a plot layout.
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ilar jurisdiction show
ing the size and location of 
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ercial, industrial, public, and other 
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decisions
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Infrastructure 
System

s of physical structures on or under the ground to provide 
services, access, or convenience in urban areas, that is , roads, w

ater, and 
sew

er lines, curbs and gutters, telephone and eletric lines, and so forth. 
The term

 infrastructure is som
etim

es also broadly applied to both 
physical and social infrustructual, including social servicess and facilities 
w

hich area an integral part of life in an urban com
m

unity, e.g., 
transportation and com

m
unication system

, shopping facilities, housing, 
schools, and recreation facilities.  

基
础

设
施

 - 
指

城
市

地
区

中
在

地
上

或
地

下
提

供
服

务
，

通
道

或
便

利
的

实
体

结
构

，
如

道
路

，
给

排
⽔

管
道

，
路

边
⽯

和
边

沟
，

电
话

与
电

⼒
线

路
等

。
本

词
有

时
也

泛
指

物
质

及
社

会
性

的
基

础
结

构
。

包
括

城
市

社
区

⽣
活

中
的

⼀
些

组
成

部
分

，
如

运
输

与
通

讯
系

统
，

购
物

设
施

，
住

房
、

学
校

和
娱

乐
设

施
等

。

Ibid., p162.
Ibid., p162.

M
aster Plan

A
 com

prehensive docum
ent show

ing the general long-range physical 
design proposed for developm

ent of an entire com
m

unity, or aera, 
including m

aps, illustrations, and tables. The plan is the result of the 
form

al process of com
prehensive planning and m

ay also be called a 
com

prehensive plan. See also C
om

prehensive Planning.

总
体

规
划

（
规

划
总

图
）

- 
指

为
整

个
社

区
或

地
区

开
发

所
作

的
远

期
实

体
设

计
的

综
合

性
⽂

件
，

包
括

地
图

，
图

形
和

表
格

。
规

划
总

图
是

正
规

化
的

总
体

规
划

过
程

中
的

产
物

，
又

可
称

为
“总

体
规

划
图

”。
参

见
“总

体
规

划
”

Ibid., p184.
Ibid., p184.

M
ixed-use D

evelopm
ent

In the U
nited States, land use projects that are carefully coordinated 

according to a m
aster plan. M

ixed-use developm
ents vary in size and 

area characterized by m
ultifunction buildings (e.g., shopping m

alls, 
hotels, and apartm

ents), a com
pact configuration of com

ponents, and 
intensive use of urban land. Such developm

ents frequently revitalize 
deteriorating dow

ntow
n areas of large cities. 

多
⽤

途
建

设
 - 

在
美

国
，

指
根

据
规

划
总

图
精

⼼
协

调
的

⼀
地

多
⽤

计
划

。
多

⽤
途

建
设

的
规

模
和

⼤
⼩

各
异

︔
以

建
造

多
功

能
综

合
楼

为
其

特
征

（
如

购
物

商
场

、
旅

馆
和

公
寓

等
）

，
各

组
成

部
分

之
间

结
构

紧
密

，
城

市
⼟

地
利

⽤
率

⾼
。

此
种

建
设

形
式

往
往

⽤
来

复
兴

⼤
城

市
中

衰
弱

的
闹

市
区

。

Ibid., p188.
Ibid., p188.

M
ulti-fam

ily 
O

r m
ulti-fam

ily housing, residential structures designed to house m
ore 

than one fam
ily. M

ulti-fam
ily structures have only one exterior entrance 

for a num
ber of units, as opposed to tow

nhouses, w
hich have separate 

exterior entrances for each unit. 

多
户

住
房

 - 
为

多
户

居
住

所
设

计
的

的
居

住
建

筑
，

由
⼀

个
出

入
⼜

通
向

各
居

住
单

元
。

不
同

于
各

单
元

有
单

独
出

入
⼜

的
联

⽴
式

住
宅

。

Ibid., p192.
Ibid., p192.
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O
w

nership
The holding of rights or interests in real estate w

hich entitle the ow
ner to 

all the benefits (cash flow
, tax consequences, appreciation, and use) of 

ow
nership.

所
有

权
 - 

持
有

房
产

或
者

营
收

的
权

利
，

所
有

权
保

证
房

产
所

有
者

享
有

所
有

权
利

（
现

⾦
流

，
税

务
结

果
，

增
值

，
使

⽤
）

。

In China, the land is state owned, 
the developer is only entitled for the 
developm

ent, who m
akes profit by 

transferring the ownership of the 
specific unit not the land. 
在

中
国

⼟
地

所
有

权
为

国
有

，
开

发
商

仅
通

过
获

得
开

发
权

并
通

过
转

让
房

屋
使

⽤
权

获
利

。

G
lossary for Selected 

R
eal Estate Term

s 
(2014), R

ustad C
enter of 

R
eal Estate Study, 

U
npublished, U

niversity 
of W

ashington

R
eal R

ight Law
 of the 

People's R
epublic of 

C
hina《

中
华
人
民
共
和

国
物
权
法
》

Single Fam
ily

O
r D

etached H
ouse, a single-fam

ily house that stands apart from
 others 

and is surrounded by land on  all sides. A
lso called single-fam

ily 
detached house. 

独
⽴

式
住

宅
 - 

周
围

均
有

空
地

的
独

户
住

宅
，

⼀
般

与
其

他
建

筑
不

相
连

。

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987. p99.

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987. p99.

Site Planning
The design and preparationg of plans, specifications, and construction 
details for a land parcel under developm

ent, taking into consideration 
such details as placem

ent of facilities, grading, drainage, utilities, roads, 
w

alkw
ays, parking, planting, construction details, and so forth.

建
设

场
地

规
划

 - 
为

某
⼀

地
块

的
建

设
所

准
备

的
设

计
和

平
⾯

布
置

图
，

说
明

书
及

⼯
程

细
节

，
包

括
对

设
施

的
位

置
，

标
⾼

，
排

⽔
，

市
政

设
施

，
道

路
，

⼈
⾏

道
，

停
车

场
，

绿
化

等
细

节
的

考
虑

。

Ibid., p260.
Ibid., p260.

Title
Legal docum

ents proving ow
nership of land or property by a particular 

individual or organization. 
产

权
证

 - 
指

证
明

某
⼀

个
⼈

或
组

织
对

⼟
地

或
产

业
拥

有
所

有
权

的
法

律
性

⽂
件

。

G
lossary for Selected 

R
eal Estate Term

s 
(2014), R

ustad C
enter of 

R
eal Estate Study, 

U
npublished, U

niversity 
of W

ashington

Ibid., 280.

U
rban Planning

A
 detailed m

ethod or processs that seeks to guide the design and 
developm

ent of the built environm
ent, anticipating grow

th and 
m

anaging resources to accom
m

odate that grow
th. Traditional planning 

concentrated on the physical characteristics of the urban region. M
ordern 

planning, how
ever, attem

pts to understand the effects of diverse 
econom

ic, social, and environm
enal factors on changing land use 

patterns and to develop plans that reflect this continual interaction. In 
the U

nited States, com
preshensive planning and preparation of a m

aster 
plan are key elem

ents in urban planning. In C
hina, urban planning 

usually consist s of com
preshensive planning and detailed planning. In 

som
e large and m

edium
-sized cities, an interm

ediate category city 
district planning, is added betw

een the tw
o.

城
市

规
划

 - 
指

预
测

城
市

的
发

展
并

管
理

各
项

资
源

以
适

应
其

发
展

的
具

体
⽅

法
或

过
程

，
传

统
的

城
市

规
划

多
注

意
城

市
地

区
的

实
体

特
征

。
现

代
城

市
规

划
研

究
各

种
经

济
、

社
会

和
环

境
因

素
对

⼟
地

使
⽤

模
式

的
变

化
所

产
⽣

的
影

响
，

并
制

定
能

反
应

这
种

连
续

相
互

作
⽤

的
规

划
。

在
美

国
，

总
体

规
划

总
图

是
城

市
规

划
中

的
关

键
组

成
部

分
。

在
中

国
，

城
市

规
划

通
常

包
括

总
体

规
划

和
详

细
规

划
两

个
阶

段
，

在
某

些
⼤

城
市

，
在

两
段

之
间

增
加

城
市

分
区

规
划

。

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987. p292.

Ibid., p292.

Zonning
A

doption of m
unicipal ordinances that specify perm

issible land uses for 
designated urban districts, as w

ell as exceptions to those uses and 
procedures for am

endm
ent and appeal. The purpose of zoning is to 

control and direct the use and developm
ent of property. Regulations 

m
ay lim

it the use of land and buildings, the height and bulk of buildings, 
the proportion of a lot w

hich buildings m
ay cover, and the density of 

population of a given area. 

区
划

 - 

指
⼀

种
城

市
法

令
，

其
中

除
因

修
正

和
申

诉
⽽

允
许

例
外

⽤
途

外
，

对
每

个
市

区
的

⼟
地

都
规

定
具

体
的

允
许

⽤
途

。
其

⽬
的

在
于

控
制

及
引

导
房

地
产

的
使

⽤
和

开
发

。
规

定
中

可
对

⼟
地

和
建

筑
物

的
使

⽤
，

建
筑

物
的

⾼
度

和
体

积
，

建
筑

物
的

占
地

⾯
积

比
和

某
⼀

地
区

的
⼈

⼜
密

度
等

作
出

限
制

。

Ibid., p302.
Ibid., p302.
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T
erm

Explaination
Translation

C
om

m
ents

English Source
C

hinese Source
A

m
ortization

The gradual reduction of a m
onetary debt obligation, such as a note, by 

system
atic paym

ents of the principal and current interest at stated 
periods for a specified tim

e, such that all principal and interest w
ill be 

paid at the term
 of note.

分
期

偿
还

 - 

⼀
种

分
期

偿
还

贷
款

⽅
式

，
如

同
偿

还
账

单
，

在
规

定
的

还
款

期
内

，
有

系
统

的
按

期
偿

还
本

⾦
与

利
息

以
便

在
还

款
期

结
束

时
付

清
贷

款
。

中
⽂

或
称

摊
销

、
分

期
摊

销
G

lossary for Selected 
R

eal Estate Term
s 

(2014), R
ustad C

enter of 
R

eal Estate Study, 
U

npublished, U
niversity 

of W
ashington

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987.

A
nnual Percentage R

ate 
(A

PR
)

The effective annual interest rate.  Truth in lending legislation requires 
loan instrum

ents and advertising show
 the interest cost to the borrow

er 
in the form

 of an annual rate, as distinguished from
 the nom

inal or 
contract rate.  The A

PR is usually higher than the nom
inal interest rate 

because fees and discounts (points) are am
ortized over the term

 of a loan. 年
度

百
分

率
 - 

有
效

的
年

度
利

率
。

由
贷

⽅
制

定
的

以
年

度
百

分
比

形
式

表
现

的
对

于
借

⽅
的

借
款

成
本

，
区

别
于

名
义

利
率

或
协

议
利

率
。

年
度

百
分

率
通

常
比

名
义

利
率

⾼
，

因
为

各
种

费
⽤

以
及

折
算

点
都

已
经

分
摊

计
算

在
还

款
期

中
。

中
⽂

或
称

年
利

率
Ibid.

W
ikipedia

A
ppraisal

A
n estim

ate or opinion of the value of som
ething; a conclusion resulting 

from
 the analysis of facts.  The three generally accepted approaches to 

appraising real estate value are: 1) C
om

parison w
ith know

n sales of 
sim

ilar properties, 2) Reproduction costs less depreciation, and 3) 
C

apitalization of the estim
ated N

et O
perating Incom

e.

资
产

评
估

 - 
对

于
某

项
资

产
价

值
的

估
值

或
意

见
，

是
基

于
事

实
分

析
的

结
论

。
公

认
有

三
种

资
产

评
估

⽅
式

：
1）

与
已

知
近

似
资

产
销

售
做

对
比

，
2）

再
造

成
本

减
去

资
产

折
旧

，
3）

根
据

估
计

经
营

净
收

入
来

计
算

资
产

的
资

本
化

值
。

Ibid.
English-C

hinese 
G

lossary of Term
s in 

H
ousing, U

rban Planning 
and C

onstruction 
M

anagem
ent, 

W
ahington, D

C
-B

eijing, 
1987.

A
ppreciation

A
n increase in the value of currency, goods, or property, usually 

attributable to changes in econom
ic circum

stances. A
n increase in the 

value of property usually results from
 a com

bination of inflation, higher 
dem

and, and increased accesssibility, as oppossed to increases in value 
attributable to im

provem
ents of the property. 

增
值

 - 
产

地
产

的
增

值
往

往
是

通
货

膨
胀

，
需

求
增

加
以

及
交

通
条

件
改

善
的

结
果

，
⽽

并
非

改
进

房
地

产
本

身
所

引
起

的
价

值
增

加
。

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987. p11.

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987. p11.

A
sset

A
ny property, ow

ned by an entity, that has value; an A
sset m

ay be 
financial, e.g., cash or bonds, or physical e.g., real or personal property.

资
产

 - 

任
何

由
实

体
所

拥
有

的
具

有
货

币
价

值
的

财
产

。
资

产
可

以
是

财
务

上
的

如
现

⾦
与

债
券

，
或

者
是

实
体

的
地

产
和

私
有

财
产

。

G
lossary for Selected 

R
eal Estate Term

s 
(2014), R

ustad C
enter of 

R
eal Estate Study, 

U
npublished, U

niversity 
of W

ashington

Ibid., p17.

Break-even
1) A

m
ount of revenue, often expressed in term

s of a percentage of total 
revenue or occupancy, required to cover operating expense, and debt 
service, in rental property.  2) The point at w

hich all invested capital has 
been recovered from

 a given investm
ent.

盈
亏

平
衡

 （
收

⽀
平

衡
）

- 
1）

租
赁

地
产

的
营

业
值

，
通

常
以

百
分

比
的

形
式

来
表

现
的

总
体

营
业

收
入

或
者

入
住

率
，

在
满

⾜
⾜

够
⽀

付
所

有
的

运
营

开
销

和
偿

还
债

务
时

。
2）

在
这

个
时

间
节

点
，

所
有

投
资

刚
好

全
部

收
回

。

当
产

品
的

销
售

或
产

量
恰

好
抵

销
各

项
成

本
，

既
无

利
润

又
无

损
失

时
，

即
为

收
⽀

平
衡

点
。

美
国

房
地

产
业

的
收

⽀
平

衡
点

是
指

商
业

或
居

住
⽤

房
地

产
的

租
⾦

收
入

与
全

部
开

⽀
及

应
偿

负
债

务
相

等
时

的
租

⾦
额

。

Ibid.
Ibid., p28.

Bridge Financing
Short-term

 financing betw
een 1) the term

ination of one loan and the 
com

m
encem

ent of another, or 2) the acquisition of a property and the 
im

provem
ent or rehabilitation that w

ill m
ake it eligible for takeout 

financing. 

过
桥

贷
款

 - 
短

期
贷

款
，

适
⽤

于
1）

上
⼀

贷
款

结
束

，
下

⼀
贷

款
开

始
之

间
的

，
2）

地
产

收
购

⽤
于

开
发

使
其

有
资

格
获

得
长

期
贷

款
之

前
。

中
⽂

或
称

过
桥

融
资

，
短

期
贷

款
（

in
terim

 loan）
，

 缺
⼜

贷
款

（
gap 

loan）

Ibid.
http://baike.baidu.com

/li
nk?url=7O

EZfZnA
v3eY

430g95vuC
3JynQ

Y
hxM

4M
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yH
M

EhgnjW
79_i

D
8rI_8G

EN
8PA

w
JK

1jk
0b1oiU

P6yridpU
R

yIK
Sc

q

C
apitalization

The value of property indicated by considering N
et O

perating Incom
e 

and reasonable percentage of return anticipated on an investm
ent. 

(Equals N
.0.I. divided by the anticipated rate of return or C

apitalization 
Rate).

资
本

化
 - 

由
营

业
净

收
入

与
合

理
投

资
盈

利
为

考
虑

基
础

的
资

产
价

值
。

（
等

于
营

业
净

收
入

除
以

资
本

化
率

）

Ibid.
W

ikiM
B

A
Lib

C
apitalization R

ate
The rate of return (interest) w

hich is considered a reasonable, risk 
adjusted rate of return on an investm

ent.
资

本
化

率
 - 

基
于

合
理

化
的

，
风

险
修

正
后

的
某

项
投

资
的

盈
利

率
（

利
润

率
）

。

Cap Rate, 
中

⽂
或

称
现

值
估

计
率

，
资

本
报

酬
率

Ibid.
W

ikipedia

C
apture R

ate
The estim

ated percentage of the total potential m
arket for a type of 

property, e.g., office or retail space, single-fam
ily hom

es, that is forecast 
to be absorbed by proposed facilities over a given period of tim

e.

捕
获

率
 - 

在
特

定
时

间
段

内
，

市
场

上
某

类
商

业
活

动
量

（
办

公
、

零
售

场
所

、
住

宅
单

元
）

中
预

计
能

被
计

划
项

⽬
所

分
得

占
有

的
比

例
。

Ibid.
W

ikipedia

C
ategory: R

eal Estate and Finance
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C
ash Flow

The net revenue from
 an investm

ent; determ
ined after deducting from

 
the gross revenue all operating expenses and required loan paym

ents.
现

⾦
流

 - 
某

⼀
投

资
的

净
营

收
，

由
总

的
营

业
收

入
减

去
所

有
经

营
开

销
成

本
以

及
债

务
成

本
之

后
的

现
⾦

流
量

。

中
⽂

或
称

现
⾦

流
动

量
Ibid.

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987. p41.

C
ash on C

ash
The ratio of annual cash flow

 to the total equity invested.  1) U
nleveraged 

C
ash on C

ash w
ould be N

et O
perating Incom

e divided by Total C
apital 

C
osts.  2) Leveraged C

ash on C
ash w

ould be C
ash Flow

 divided by 
Equity.

现
⾦

投
资

回
报

率
 - 

年
度

现
⾦

流
与

总
股

本
投

资
的

比
值

。
1）

无
杠

杆
的

现
⾦

回
报

率
是

经
营

净
收

入
除

以
总

投
资

。
2）

杠
杆

现
⾦

回
报

率
是

现
⾦

流
除

以
股

本
。

Leveraged，
财

务
杠

杆
，

有
负

债
融

资
︔

 U
nleveraged，

无
无

负
债

融
资

Ibid.
W

ikiM
B

A
Lib

C
ertificate of O

ccupancy
Legally w

ritten authorization issued by a public official that allow
s a 

structure to be inhabited upon satisfactory com
pletion of construction.

注
册

入
住

 - 
由

公
共

管
理

部
门

合
法

授
权

的
，

允
许

某
建

筑
在

完
⼯

后
允

许
入

住
的

情
况

。

在
美

国
，

由
政

府
机

关
签

发
，

证
明

建
筑

物
的

全
部

或
部

分
与

有
关

规
范

相
符

，
业

主
或

租
户

可
按

规
定

⽤
途

使
⽤

的
⽂

件
。

或
称

符
合

使
⽤

证
明

书
、

使
⽤

许
可

证
。

Ibid.
English-C

hinese 
G

lossary of Term
s in 

H
ousing, U

rban Planning 
and C

onstruction 
M

anagem
ent, 

W
ahington, D

C
-B

eijing, 
1987. p47

C
om

m
ercial Property

Real estate used for business purposes, e.g., office, retail stores, 
w

arehouses, or industrial buildings.  A
partm

ent properties are a special 
case of com

m
ercial property but are m

ost often referred to as “m
ulti 

fam
ily” property.

商
业

地
产

 - 

⽤
于

商
业

（
租

赁
）

的
不

动
产

，
例

如
办

公
、

零
售

商
铺

、
仓

库
、

⼯
业

建
筑

。
公

寓
楼

是
特

殊
的

商
业

地
产

，
通

常
称

作
多

户
住

宅
地

产
。

Ibid.
W

ikipedia

C
om

m
itm

ent
A

 prom
ise or contract by the lender stating the term

s and conditions 
under w

hich a loan w
ill be m

ade.
承

诺
（

书
）

- 由
借

⽅
提

出
的

有
条

件
的

借
款

承
诺

或
者

协
议

。
Ibid.

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987. p56

C
om

m
on A

rea
The total area w

ithin a property that is not designed for sale or rental, but 
is available for com

m
on use by all ow

ners, tenants, or their invitees, e.g., 
parking and its appurtenances, m

alls, sidew
alks, landscaped areas, 

recreation areas, public toilets, truck and service facilities, hallw
ays, 

elevators, and stairs.

公
共

区
 - 

某
不

动
产

内
设

计
⽤

途
为

非
出

售
或

者
出

租
，

但
是

可
供

业
主

、
租

客
或

客
⼈

使
⽤

的
公

共
区

域
，

例
如

停
车

场
及

其
附

属
物

，
商

场
、

⼈
⾏

道
、

地
⾯

景
观

、
休

闲
区

、
公

共
厕

所
、

货
车

以
及

服
务

车
辆

设
备

，
门

厅
、

电
梯

、
楼

道
等

。

中
⽂

或
称

公
共

区
域

、
公

摊
⾯

积
Ibid.

W
ikipedia

C
om

parables
A

 shortened term
 for sim

ilar property sales, rentals, or operating 
expenses used for com

parison in the appraisal valuation process.
可

比
房

地
产

 - 
在

地
产

评
估

中
⽤

作
与

评
估

对
象

对
比

的
，

在
销

售
、

出
租

、
经

营
成

本
上

做
参

考
的

对
比

地
产

对
象

。

Ibid.
W

ikiM
B

A
Lib

C
onstruction Loan

Financing arranged for the construction of real estate, w
hich is generally 

short-term
, variable rate, and repaid w

ith the proceeds from
 take out 

financing.

建
筑

贷
款

 - 

房
产

项
⽬

的
建

设
⽤

贷
款

，
通

常
为

短
期

，
通

常
由

结
算

时
的

抵
充

贷
款

来
偿

还
。

Ibid.
Ibid.

C
ontigency

In the U
nited States, an am

ount included in the budget of a project to 
cover unforeseen costs of labor or m

aterials, or changes in w
ork plan.

不
可

预
见

费
 - 

在
美

国
指

⼯
程

预
算

中
所

包
括

的
⼀

笔
款

项
。

⽤
来

⽀
付

无
法

预
料

的
⼈

⼯
或

材
料

的
费

⽤
︔

也
包

括
因

⼯
程

计
划

变
更

⽽
需

要
⽀

付
的

费
⽤

。

中
⽂

或
称

意
外

开
⽀

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987. p80.

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987. p80.

C
ontract

A
n agreem

ent betw
een tw

o or m
ore entities that represents their 

consideration to do or not to do a particular thing; w
here real property is 

concerned, a dated, w
ritten, signed statem

ent betw
een tw

o or m
ore 

com
petent entities w

ho agree to perform
 or not to perform

 a legal act, for 
legal consideration, w

ithin a specified tim
e.

合
同

 - 
双

⽅
或

者
多

⽅
之

间
达

成
的

履
⾏

与
否

某
项

特
定

义
务

的
协

议
︔

房
产

项
⽬

合
同

是
有

双
⽅

或
者

多
⽅

约
定

，
签

署
⽇

期
、

注
明

条
款

、
签

字
确

认
的

，
具

有
法

律
约

束
⼒

与
时

效
性

的
⽂

件
。

中
⽂

或
称

承
包

合
同

，
  

房
地

产
⾏

业
常

指
的

  contractor 
⼀

般
即

为
建

筑
承

包
⽅

G
lossary for Selected 

R
eal Estate Term

s 
(2014), R

ustad C
enter of 

R
eal Estate Study, 

U
npublished, U

niversity 
of W

ashington

Ibid., p80.

C
orporation

In the U
nited States, a legal entity consisting of em

ployers and 
em

ployees organized privately to pursue business activities of a 
particular type or types.

公
司

 - 
在

美
国

，
指

由
雇

主
及

雇
员

组
成

的
⼀

种
私

营
具

有
法

⼈
资

格
的

实
体

，
从

事
⼀

种
或

⼏
种

商
业

活
动

。

中
⽂

或
称

集
团

，
法

⼈
，

社
团

，
团

体
Ibid.

Ibid., p84.

C
ost

C
apital expenditures necessary to create an A

sset--m
oney, goods, 

services, etc.  C
apital costs are typically one-tim

e, non-recurring costs.
成

本
 - 

建
造

⼀
个

不
动

产
所

需
要

花
费

的
资

本
—

—
包

括
资

⾦
、

商
品

、
服

务
等

等
。

资
本

成
本

通
常

为
⼀

次
性

，
非

重
复

的
成

本
。

中
⽂

或
称

资
本

成
本

Ibid.
W

ikiM
B

A
Lib
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C
readit Loss

A
m

ount of rent lost due to a tenant w
ith a lease failing to pay rent w

hen 
due.

信
⽤

损
失

 - 
因

租
客

到
期

未
能

交
付

租
⾦

⽽
造

成
的

租
⾦

收
入

上
的

损
失

。

Ibid.
Ibid.

C
readit R

eport
A

 report on the credit standing of a prospective borrow
er, w

hich is used 
by lenders in underw

riting loans.
信

⽤
报

告
 - 

对
于

借
款

⽅
信

⽤
状

况
的

报
告

，
给

借
款

⽅
提

供
贷

款
时

⽤
作

参
考

。

Ibid.
Ibid.

D
ebt Service  C

over R
atio 

(D
SC

R
)

The ratio of N
et O

perating Incom
e to annual D

ebt Service (D
SC

R = 
N

O
I/D

S).
偿

债
备

付
率

 - 经
营

净
收

入
除

以
年

度
还

本
付

息
额

所
得

的
比

值
。

Ibid.
English-C

hinese 
G

lossary of Term
s in 

H
ousing, U

rban Planning 
and C

onstruction 
M

anagem
ent, 

W
ahington, D

C
-B

eijing, 
1987. p90.

D
ebt/Equity R

atio
The ratio betw

een borrow
ed capital and equity capital, i.e., the ratio 

betw
een the am

ount ow
ed to lenders and the capital account of 

shareholders or partners.

债
务

股
本

比
 - 

所
借

资
本

的
与

所
持

股
本

的
比

例
，

例
如

所
⽋

借
⽅

的
借

款
额

与
股

东
或

合
伙

⼈
所

持
资

产
的

比
例

。

中
⽂

也
称

负
债

股
权

比
率

Ibid.
W

ikiM
B

A
Lib

D
ebt Service 

The cost of servicing the repaym
ent of a loan including principal and 

interest.
还

本
付

息
 - 

定
期

⽤
于

偿
还

贷
款

或
抵

押
中

本
⾦

和
利

息
之

和
的

开
⽀

。

Ibid.
English-C

hinese 
G

lossary of Term
s in 

H
ousing, U

rban Planning 
and C

onstruction 
M

anagem
ent, 

W
ahington, D

C
-B

eijing, 
1987. p90.

D
eed

A
 w

ritten instrum
ent w

hich, w
hen properly executed, acknow

ledged, 
and delivered, conveys the title to real estate from

 one ow
ner to another.

契
约

 - 
⼀

种
书

⾯
⽂

书
，

当
正

确
执

⾏
，

获
得

承
认

并
送

达
时

，
即

将
房

产
的

所
有

权
由

⼀
⽅

转
让

至
另

⼀
⽅

。

动
词

形
式

为
⽴

契
转

让
Ibid.

W
ikipedia

D
efault

The failure to fulfill a contractual obligation as identified in a legally 
executed contract.

违
约

 - 未
能

履
⾏

具
有

法
律

效
⼒

的
协

议
⽂

书
中

规
定

的
义

务
。

Ibid.
Ibid.

D
epreciation

Loss of value in real property brought about by age, physical 
deterioration, functional, and/or econom

ic obsolescence.  Broadly, a loss 
in value from

 any cause.  D
epreciation is a non-cash loss used in 

calculating incom
e taxes.

折
旧

 - 
资

产
因

年
龄

⽼
旧

、
物

理
损

坏
、

功
能

性
或

经
济

性
过

时
⽽

导
致

的
价

值
损

失
。

或
者

广
义

上
的

任
何

原
因

导
致

的
贬

值
。

在
计

算
所

得
税

时
，

折
旧

是
非

现
⾦

损
失

。

Ibid.
W

ikiM
B

A
Lib

Equity
The financial value w

hich an ow
ner has in real estate over and above 

liens (especially m
ortgages) against it.  A

lso the cost of acquiring the 
rights of ow

nership.

股
本

 - 
所

有
⼈

所
持

有
的

对
某

房
地

产
留

置
权

的
价

值
。

同
时

也
指

获
得

该
所

有
权

的
成

本
。

Ibid.
Ibid.

Equity/D
ebt R

atio
The ratio of the equity capital invested in a property to the am

ount of 
debt incurred on that property.  

股
本

负
债

比
 - 投

入
某

地
产

的
资

本
与

负
债

的
比

率
。

Ibid.
Ibid.

Equity Participation
A

 m
ethod of financing w

here the lender m
ost often takes a percentage of 

the cash flow
 (or other equity interest) in return for financing the project.

参
股

 - 
融

资
渠

道
的

⼀
种

，
借

款
⽅

通
常

以
分

得
⼀

定
比

例
的

现
⾦

流
作

为
回

报
（

或
其

它
资

本
利

息
）

来
对

项
⽬

进
⾏

融
资

的
⾏

为
。

中
⽂

或
称

资
本

参
与

Ibid.
Ibid.

Fixed-rate M
ortgage

A
 conventional m

ortgage w
ith an interest rate that does not vary over 

the term
 of the loan.

固
定

利
率

抵
押

 - 
按

照
约

定
达

成
的

固
定

利
润

抵
押

，
汇

率
在

还
贷

期
间

不
变

。

Ibid.
English-C

hinese 
G

lossary of Term
s in 

H
ousing, U

rban Planning 
and C

onstruction 
M

anagem
ent, 

W
ahington, D

C
-B

eijing, 
1987. p126.

Floating R
ate

A
 variable interest rate charged for the use of borrow

ed m
oney; set at a 

specific percentage above a fluctuating base rate. (H
istorically the prim

e 
rate offered by m

ajor com
m

ercial banks, but today m
ore typically the 

LIBO
R, ie London Inter-bank O

ffer Rate or the current yield on U
S 

Treasury instrum
ents of a sim

ilar duration).

浮
动

利
率

 - 
利

率
变

动
的

贷
款

类
型

︔
设

置
为

⾼
于

⼀
个

基
准

浮
动

利
率

的
百

分
比

。
（

历
史

上
基

准
利

率
由

主
要

商
业

银
⾏

提
供

，
但

是
如

今
通

常
使

⽤
LIBO

R基
准

，
伦

敦
同

⾏
拆

借
利

率
，

或
是

当
期

美
国

国
债

收
益

率
矫

正
）

。

Ibid.
W

ikiM
B

A
Lib

G
eneral Partner

A
ny entity or individual Partner a partnership w

ho has full m
anagem

ent 
responsibility and assum

es liability for all partnership debt.
普

通
合

伙
⼈

 - 
任

意
个

体
或

合
伙

⼈
，

享
有

管
理

权
⼒

，
并

对
企

业
债

务
承

担
连

带
责

任
。

Ibid.
Ibid.

G
ross R

evenue
The total revenue from

 property before any V
acancy, C

redit Losses or 
O

perating Expenses are deducted.
收

入
总

额
 - 

在
除

去
空

置
率

，
信

⽤
损

失
和

管
理

成
本

之
前

的
收

入
总

额
。

 

Ibid.
Ibid.

G
round Lease

A
n agreem

ent for use or occupancy of land in exchange for rent or other 
paym

ents over the term
 of the lease.

⼟
地

租
约

 - 
通

过
缴

纳
租

⾦
或

者
其

他
类

似
费

⽤
来

换
取

⼟
地

使
⽤

权
的

协
议

。
See Lease.

Ibid.
Ibid.
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Interest R
ate

“Rent” charged for the use (lending) of capital over a specific period of 
tim

e, usually expressed as a percentage of the am
ount used (loaned).  If 

no tim
e fram

e is specified, it is assum
ed to be a rate per year.

利
率

 - 
在

特
定

时
间

段
内

使
⽤

（
借

⽤
）

资
⾦

的
“租

⾦
”，

通
常

为
所

借
资

⾦
的

百
分

比
值

。
如

果
没

有
特

别
说

明
适

⽤
时

间
，

该
百

分
比

值
通

常
是

指
年

利
率

。

Ibid.
Ibid.

Interim
 Financing

A
 tem

porary or short-term
 loan that is usually secured by a m

ortgage 
and generally paid off from

 the proceeds of take-out financing.
短

期
贷

款
 - 

临
时

或
短

期
贷

款
，

通
常

由
抵

押
担

保
，

并
通

常
由

抵
充

贷
款

偿
还

。

Ibid.
Ibid.

Internal R
ate of R

eturn 
(IR

R
)

A
 m

easure of investm
ent perform

ance; the rate of return on capital that 
is generated at a discount rate such that the net present value of all cash 
flow

s equal zero, assum
ing all cash flow

s are reinvested at the discount 
rate.

内
部

收
益

率
 - 

衡
量

投
资

的
标

准
︔

基
于

现
⾦

流
现

值
被

设
为

零
的

贴
现

率
计

算
⽽

来
的

回
报

率
，

假
设

所
有

的
现

⾦
流

都
再

次
以

该
贴

现
率

再
投

资
回

项
⽬

。

Ibid.
Ibid.

Invested C
apital

The original capital, or equity, invested in an enterprise plus any 
accum

ulated profits that are not returned to the investor but rem
ain 

invested.

投
入

资
本

 - 
投

入
在

企
业

中
的

原
始

资
本

，
或

股
本

，
加

上
所

有
并

未
分

红
并

继
续

保
留

投
资

的
累

积
收

益
。

Ibid.
Ibid.

Joint V
enture

A
 com

bination of tw
o or m

ore entities that join together to undertake a 
specific project over a specific tim

e fram
e

联
营

体
 - 

两
家

或
者

以
上

的
企

业
，

为
了

在
某

个
特

定
时

间
段

完
成

某
个

特
定

的
项

⽬
⽽

联
合

经
营

。

Ibid.
Ibid.

Lease
A

 contract betw
een leasor (ow

ner) and lessee (tenant), stating the rent, 
term

s, use, and length of tim
e for w

hich a property is rented.
租

约
 - 

房
东

与
租

客
之

间
的

协
议

，
⽤

于
约

定
房

产
的

租
⾦

、
时

间
、

⽤
途

、
时

长
。

中
⽂

或
称

租
赁

协
议

，
租

约
是

具
有

法
律

效
⼒

的
⽂

件
。

Ibid.
English-C

hinese 
G

lossary of Term
s in 

H
ousing, U

rban Planning 
and C

onstruction 
M

anagem
ent, 

W
ahington, D

C
-B

eijing, 
1987. p174.

Leverage
The effect of borrow

ed funds upon the rate of return for an equity 
investm

ent.  C
an be either positive or negative depending on the effect 

upon the rate of return.

杠
杆

（
借

贷
经

营
）

- 
借

款
对

于
股

本
投

资
回

报
率

的
影

响
。

可
以

为
正

值
也

可
以

为
负

值
，

根
据

其
对

回
报

率
的

影
响

⽽
定

。

中
⽂

或
称

举
债

经
营

Ibid.
W

ikiM
B

A
Lib

Lim
ited Partnership

A
 special form

 of partnership com
posed of one or m

ore general partners, 
jointly and severally responsible for conducting business, and one or 
m

ore lim
ited partners, contributing capital to the partnership and w

ho 
are not liable for the debts of the partnership beyond the funds so 
contributed so long as they do not participate in m

anagem
ent of 

partnership business.

有
限

合
伙

 - 
⼀

种
由

⼀
个

或
多

个
普

通
合

伙
⼈

组
成

的
合

伙
形

式
，

对
于

经
营

负
有

各
⾃

并
连

带
责

任
︔

⼀
个

或
者

多
个

有
限

合
伙

⼈
，

为
合

伙
经

营
贡

献
资

本
，

但
并

不
参

与
经

营
管

理
，

故
不

对
合

伙
⼈

关
系

之
外

的
债

务
负

责
。

Ibid.
Ibid.

Liquid A
ssets

A
ssets that can be im

m
ediately converted into cash and are im

m
ediately 

available to pay debts.
流

动
资

产
 - 可

以
⽴

即
折

现
的

资
产

，
可

即
刻

⽤
来

偿
还

债
务

。
Ibid.

Ibid.

Loan C
om

m
itm

ent
A

 w
ritten prom

ise from
 a lender to loan a specified sum

 at a certain rate 
of interest; usually a fee is paid for this com

m
itm

ent, w
hich is good for a 

specific period of tim
e. (See C

om
m

itm
ent)

贷
款

承
诺

（
书

）
 - 

由
借

⽅
出

具
的

书
⾯

保
证

，
⽤

以
保

证
以

某
利

率
出

借
某

额
度

的
贷

款
︔

通
常

需
要

⽀
付

⼀
定

费
⽤

来
保

证
该

承
诺

的
时

效
。

Ibid.
Ibid.

Loan-to-V
alue R

atio
The ratio of a loan to the value of the property securing the loan; usually 
expressed as a percentage.  (LtV

 = LA
 / V

)
贷

款
与

价
值

比
率

 - 
贷

款
与

⽤
于

担
保

该
贷

款
的

资
产

价
值

的
比

率
，

通
常

⽤
百

分
比

表
⽰

。

在
美

国
，

这
种

比
值

是
影

响
贷

款
利

率
的

因
素

之
⼀

，
比

值
越

⼤
，

利
率

越
⾼

。

Ibid.
English-C

hinese 
G

lossary of Term
s in 

H
ousing, U

rban Planning 
and C

onstruction 
M

anagem
ent, 

W
ahington, D

C
-B

eijing, 
1987. p177.

Loan Term
The am

ount of tim
e specified in the N

ote, at the end of w
hich the loan 

m
ust be paid off.

贷
款

期
限

 - 
贷

款
申

明
中

明
确

指
⽰

的
时

间
期

限
，

贷
款

须
在

时
间

截
⽌

前
还

清
。

Ibid.
W

ikiM
B

A
Lib

M
aintainance Expense

Expenditures m
ade for the purpose of keeping a property in condition to 

perform
 its function efficiently; does not extend the useful life of the 

property or increase its tax basis.

维
护

开
销

 - 
为

了
保

证
房

产
的

正
常

功
能

⽽
⽤

于
维

护
的

开
销

，
并

不
能

够
延

长
房

产
的

使
⽤

寿
命

或
者

增
加

其
计

税
标

准
。

Ibid.
Ibid.

M
arket A

nalysis
Reserch conducted to determ

ine the characteristics and num
ber of 

potential purchasers of a product or products w
ithin a given area, e.g., 

housing m
arket analysis. 

市
场

分
析

 - 

对
某

种
产

品
的

特
性

及
其

在
⼀

定
地

区
内

可
能

有
多

少
买

主
所

作
的

分
析

研
究

，
如

住
房

市
场

分
析

。

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987. p182.

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987. p182.
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M
arket V

alue
A

s defined by the courts, the highest price estim
ated, in term

s of m
oney, 

w
hich a property w

ill bring if exposed for sale in the open m
arket, 

allow
ing reasonable tim

e to find a purchaser w
ith know

ledge of the 
property's use potential and acting w

ithout duress.

市
场

价
值

 - 
由

法
庭

裁
定

，
⽤

现
⾦

衡
量

的
最

⾼
估

计
价

值
，

房
产

在
公

开
出

售
时

可
以

出
⽰

，
允

许
合

理
的

时
间

来
寻

找
对

该
资

产
的

潜
在

⽤
途

有
了

解
的

买
家

⽽
不

受
斜

坡
。

G
lossary for Selected 

R
eal Estate Term

s 
(2014), R

ustad C
enter of 

R
eal Estate Study, 

U
npublished, U

niversity 
of W

ashington

W
ikiM

B
A

Lib

N
et O

perating Incom
e 

(N
O

I)
The actual or anticipated net revenue rem

aining after deducting all 
O

perating Expenses from
 Effective G

ross Revenue, but before deducting 
m

ortgage D
ebt Service and D

epreciation.

经
营

净
收

入
 - 

实
际

的
或

是
期

望
的

净
收

入
，

由
有

效
总

收
入

减
去

所
有

的
经

营
开

销
，

但
却

不
减

去
抵

押
贷

款
的

还
本

付
息

额
以

及
折

旧
。

Ibid.
Ibid.

O
ccupancy R

ate
Relationship betw

een the am
ount of space rented in a property and the 

G
ross Leasable A

rea.  O
R = A

rea Rented / G
ross Leasable A

rea.
入

住
率

 - 
房

产
中

已
出

租
空

间
与

可
租

⽤
空

间
的

关
系

。
计

算
⽅

式
：

入
住

率
=已

租
空

间
/总

可
租

空
间

。

也
称

住
房

占
有

率
Ibid.

Ibid.

O
perating Expenses

Recurring expenditures necessary to m
aintain real property in a 

condition to continue the production of Effective G
ross Revenue.

经
营

费
⽤

 - 
为

了
保

证
房

产
的

正
常

状
况

，
以

便
能

够
持

续
产

⽣
盈

利
⽽

需
要

持
续

⽀
出

的
费

⽤
。

Ibid.
Ibid.

Partnership
A

 business organization com
posed of tw

o or m
ore individuals, w

ho have 
contracted to ow

n and/or operate som
e business asset and w

ho act 
jointly, but for liability and tax purposes are treated as individuals.

合
伙

经
营

 - 
由

两
个

以
上

个
体

组
成

的
商

业
组

织
，

其
中

有
通

过
协

议
来

持
有

并
经

营
组

织
资

产
的

合
伙

⼈
，

或
者

联
合

经
营

，
但

法
律

责
任

以
及

税
务

关
系

区
分

对
待

。

Ibid.
Ibid.

Perm
anent Loan (Take-

out Loan) 
A

 long-term
 am

ortizing loan, usually at a fixed rate of interest, and used 
to purchase and operate a com

pleted structure or to repay an interim
 or 

construction loan.

永
久

贷
款

（
抵

充
贷

款
）

 - 

长
期

抵
押

贷
款

，
通

常
为

固
定

利
率

，
⽤

来
购

买
并

经
营

完
⼯

的
房

产
或

⽀
付

临
时

贷
款

或
建

造
贷

款
。

Ibid.
Ibid.

Present V
alue

The value of a future paym
ent or series of future paym

ents discounted at 
som

e m
arket rate to the present tim

e.
现

值
 - 

未
来

⽀
付

额
或

是
⼀

系
列

⽀
付

额
根

据
现

在
市

场
率

折
算

⽽
成

的
现

值
。

Ibid.
Ibid.

Pre-tax C
ash Flow

Incom
e rem

aining from
 net operating incom

e after debt service is paid, 
but before ordinary incom

e tax on cash flow
 is calculated.

税
前

现
⾦

流
 - 

经
营

净
收

入
减

去
还

本
付

息
额

之
后

的
收

入
余

额
，

但
是

未
计

算
所

得
税

。

Ibid.
Ibid.

Principal
The am

ount of capital originally invested, reduced by any paym
ents 

received over and above current interest.
本

⾦
 - 

最
初

投
资

的
资

⾦
，

除
了

现
有

利
息

之
外

，
因

还
款

⽽
减

少
。

Ibid.
Ibid.

Profit
The am

ount by w
hich the net proceeds of a transaction exceed its cost.

利
润

 - 交
易

中
超

过
成

本
的

部
分

。
Ibid.

Ibid.

Pro Form
a

A
ccording to form

; 1) a tool for projecting the financial im
plications of 

m
aking specific m

anagem
ent decisions; 2) a w

ay of projecting future 
perform

ance of a given capital asset based on assum
ptions about future 

operating and capital m
arkets. 

估
价

单
 - 

字
⾯

意
思

是
根

据
表

格
上

的
信

息
︔

1）
⽤

于
预

估
财

务
问

题
来

做
针

对
性

管
理

决
定

的
⼯

具
︔

2）
⽤

于
根

据
未

来
经

营
和

市
场

状
况

来
预

估
未

来
资

本
资

产
表

现
情

况
的

⽅
式

。

Ibid.
W

ikipedia

R
eal Estate

1. The land w
ith its perm

ant structures, infrastructure, natural resources 
such as w

ater and m
inerals, and any rights or intersts in rights accociated 

w
ith ow

nership of the land. A
lso called real property in a legal context. 

2.The area of business concerned w
ith land and property sales and 

purchase transactions.

房
地

产
 - 

1.指
⼟

地
及

其
上

部
的

永
久

性
建

筑
物

，
以

及
基

础
设

施
诸

如
⽔

和
矿

藏
等

⾃
然

资
源

。
还

包
括

与
⼟

地
所

有
权

有
关

的
任

何
权

利
或

者
利

益
。

在
法

律
上

称
不

动
产

。

Ibid.
English-C

hinese 
G

lossary of Term
s in 

H
ousing, U

rban Planning 
and C

onstruction 
M

anagem
ent, 

W
ahington, D

C
-B

eijing, 
1987. p235.

R
eal Estate Investm

ent 
Trust (R

EIT)
A

 financial vehicle that allow
s sm

all investors to purchase stock in a 
corporation and yet be protected from

 the double taxation that is levied 
against an ordinary corporation or trust.  REITs are designed to facilitate 
investm

ent in real estate assets sim
ilar to the w

ay a m
utual fund 

facilitates investm
ent in stock and bond assets.

房
地

产
投

资
信

托
基

⾦
 - 

允
许

⼩
额

投
资

者
购

买
集

团
股

份
并

被
免

于
如

普
通

集
团

或
是

信
托

公
司

那
样

呗
重

复
征

税
的

⾦
融

媒
介

。
房

地
产

信
托

基
⾦

和
共

有
基

⾦
⼀

样
通

过
股

票
和

有
价

证
券

来
吸

引
针

对
于

不
动

产
的

投
资

。

Ibid.
W

ikiM
B

A
Lib

R
ent

A
n am

ount paid for the use of land, im
provem

ents, or capital goods for a 
specified period of tim

e.
租

⾦
 - 

在
某

⼀
时

间
内

使
⽤

⼟
地

、
建

筑
或

资
产

商
品

所
付

的
资

⾦
。

Ibid.
Ibid.

R
entable A

rea
The am

ount of space on w
hich the rent is based; calculations often vary 

according to local practice.
可

租
⽤

⾯
积

 - 
可

以
⽤

来
出

租
收

取
租

⾦
的

⾯
积

︔
计

算
时

根
据

当
地

习
惯

操
作

会
有

不
同

。

Ibid.
Ibid.

Take-out C
om

m
itm

ent
A

 lender's com
m

itm
ent to provide long-term

, fixed rate financing w
hen a 

building or other im
provem

ent on real estate is com
pleted.

抵
充

（
贷

款
）

承
诺

 - 
当

不
动

产
建

造
完

⼯
时

，
借

款
⽅

对
提

供
长

期
固

定
利

率
的

承
诺

。

Ibid.
Ibid.
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Taxable Incom
e

For incom
e-producing property, net operating incom

e before 
replacem

ent reserves m
inus depreciation and interest on debt.

可
纳

税
收

入
 - 

对
于

盈
利

型
不

动
产

，
包

含
替

换
性

维
修

成
本

的
经

营
净

收
入

减
去

折
旧

和
债

务
中

的
利

息
部

分
。

Ibid.
Ibid.

Tenant Im
pprovem

ents
1) Fixed im

provem
ents to the land or structures installed  for the benefit 

of a tenant or lessee.  2) The original installation of finished, tenant space 
in a construction project; subject to periodic change for succeeding 
tenants.

租
户

改
善

 - 
1）

为
了

租
客

⽽
改

造
⼟

地
或

者
建

筑
︔

2）
在

建
造

期
间

，
为

了
租

户
空

间
预

先
提

供
的

特
定

改
造

︔
适

⽤
于

随
时

间
⽽

更
换

的
租

客
。

Ibid.
Ibid.

V
acancy R

ate
The proportion of unoccupied houses or aparm

ent units com
pared to the 

total num
ber of existing units. 

空
置

率
 - 

指
无

⼈
居

住
的

住
宅

或
公

寓
在

住
房

单
元

总
数

中
所

占
的

百
分

比
。

或
指

空
置

待
租

的
空

间
、

办
公

室
、

零
售

、
酒

店
等

Ibid.
English-C

hinese 
G

lossary of Term
s in 

H
ousing, U

rban Planning 
and C

onstruction 
M

anagem
ent, 

W
ahington, D

C
-B

eijing, 
1987. p297.

V
acancy and C

readit Loss
A

n allow
ance for reductions in gross revenue (G

R) attributable to 
vacancies, tenant turnover, and nonpaym

ent of rent by lessees.  See 
C

redit Loss.

空
置

与
信

誉
损

失
 - 

总
收

入
中

因
空

置
、

租
客

搬
迁

、
到

期
未

付
租

⾦
⽽

产
⽣

的
折

扣
。

Ibid.
W

ikiM
B

A
Lib

V
alue

The present w
orth of future benefits that accrue to real property 

ow
nership 1) an estim

ate of the present w
orth of an asset if sold in an 

arm
s-length transaction 2) the price available w

ithin a m
arket place at 

any given tim
e.

价
值

 - 
累

加
于

不
动

产
所

有
权

之
上

未
来

利
益

的
现

有
价

值
。

1）
现

有
资

产
将

在
独

⽴
交

易
中

出
售

的
估

计
价

格
︔

2）
特

定
时

间
内

市
场

上
可

提
供

的
价

格
。

An arm
s-length transaction; a 

transaction in which the buyers and 
sellers of a product act 
independently and have no 
relationship to each other. 独

⽴
交

易

Ibid.
Ibid.
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T
erm

Explaination
Translation

C
om

m
ents

English Source
C

hinese Source
A

utonom
ous R

egion
In C

hina, an adm
inistrative area of a m

inority nationality, corresponding 
to a province, such as the Xizang (Tibet) A

utonom
ous Region w

here 
m

ost of the population is Tibetan, and the G
uangxi Zhuang A

utonom
ous 

Region w
here the population consists m

ostly of the Zhuang people. The 
C

onstitution of C
hina stipulates that the adm

inistrative hierarchy is 
1)autonom

ous region, 2)autonom
ous perfecture, and 3) autonom

ous 
county.

⾃
治

区
 - 

中
国

由
少

数
民

族
⾃

治
的

地
⽅

，
相

当
于

省
⼀

级
的

⾏
政

区
域

单
位

。
例

如
以

藏
族

为
主

的
西

藏
⾃

治
区

，
以

壮
族

为
主

的
广

西
壮

族
⾃

治
区

。
中

国
宪

法
规

定
⾃

治
区

地
⽅

的
⾏

政
建

制
为

三
级

：
⾃

治
区

、
⾃

治
州

和
⾃

治
县

。

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987. p19.

English-C
hinese 

G
lossary of Term

s in 
H

ousing, U
rban Planning 

and C
onstruction 

M
anagem

ent, 
W

ahington, D
C

-B
eijing, 

1987. p19.

C
ity Planning and 

A
dm

inistration Bureau
In C

hina, a governm
ent agency below

 the m
ayoral level w

hich is 
responsible for m

aking up, im
plem

enting, and adm
istering the urban 

plan.

城
市

规
划

管
理

局
 - 

在
中

国
指

主
管

城
市

规
划

的
编

制
、

实
施

与
管

理
的

部
门

，
隶

属
于

市
政

府
的

领
导

。

Ibid., p51.
Ibid., p51.

C
onstruction 

O
rganization

In C
hina, the organization w

hich perform
s the actual building w

ork for 
projects. O

ften refer to in contracts as the second party. 
施

⼯
单

位
 - 

在
中

国
，

指
实

际
承

担
⼯

程
施

⼯
的

单
位

，
在

⼯
程

合
同

中
通

称
⼄

⽅
。

Ibid., p76.
Ibid., p76.

C
onstruction Team

In C
hina, the basic labor unit in a construction enterprise, w

ith direct 
responsibility for executing the w

ork processes involved in construction. 
The construction team

 is a w
ork organization but not an adm

inistrative 
entity. The unit m

ay be a specialized team
, organized to perform

 a 
specific function and consisting of w

orkers w
ho practice the sam

e trade, 
w

ith a certain proportion of ordinary laborers to assist. In contrast, the 
m

ixed team
 is com

posed of a variety of w
orkers possessing the different 

skills required to com
plete the construction w

ork. 

施
⼯

队
 - 

中
国

建
筑

企
业

内
直

接
组

织
施

⼯
的

基
层

劳
动

组
织

。
有

两
种

组
织

形
式

：
即

由
同

⼀
⼯

种
⼯

⼈
配

以
⼀

定
数

量
的

普
通

⼯
组

成
的

专
业

施
⼯

队
︔

由
完

成
建

筑
⼯

程
所

需
要

的
各

⼯
种

的
⼯

⼈
混

合
组

成
的

混
合

施
⼯

队
。

For the U
.S. equivalent, see also the 

Construction Crew. 
在

美
国

详
见

对
应

词
汇

“施
⼯

队
伍

”

Ibid., p78.
Ibid., p78.

D
istrict

Part of a city having its ow
n specific character, resulting from

 
agglom

erated elem
ents w

hich defin a certain econom
ic, social, and 

adm
inistrative unity. In C

hina, a city com
prises serveral districts, w

hich 
in turn encom

pass a num
ber of subdistricts. The adm

inistrative authority 
of a district governm

ent is called a district governm
ent and is under the 

jurisdiction of the m
unicipal governm

ent. The adm
inistrative body of the 

subdistrict is called the subdistrict office. 

区
 - 

指
城

市
内

具
有

不
同

特
征

的
地

域
范

围
，

在
社

会
、

经
济

和
⾏

政
上

形
成

⼀
个

整
体

。
在

中
国

，
城

市
由

若
⼲

个
区

组
成

，
市

区
设

区
政

府
，

由
市

政
府

领
导

。
市

区
由

若
⼲

街
道

组
成

，
街

道
管

理
机

构
称

街
道

办
事

处
。

Ibid., p105.
Ibid., p105.

M
unicipality

In C
hina, a city em

pow
ered by the State C

oncil to m
aintain its ow

n 
governm

ent and organizational system
, w

ith jurisdiction w
ithin a 

designated region. C
ertain m

ajor cities, i.e., Beijing, Shanghai, and 
Tianjing, are centrally adm

inistrated m
unicipalities that report directly to 

the central governm
ent. Provincially adm

inistered m
unicipalities, 

including provincial capitals, are under the authority of the provincial 
governm

ent.

市
 - 

在
中

国
，

经
国

务
院

批
准

设
市

建
制

，
并

划
定

其
管

辖
地

区
的

城
市

。
市

分
直

辖
市

和
省

直
辖

市
两

种
，

特
⼤

城
市

如
北

京
、

上
海

和
天

津
由

中
央

政
府

直
接

管
辖

。
省

辖
市

包
括

省
会

，
由

省
级

政
府

直
接

管
辖

。

In the U
nited States, the term

 
generally applies to a local 
governm

ent, regardless of size, 
which is charactered by the state to 
govnern itself. 
在

美
国

，
市

是
由

州
政

府
确

定
，

具
有

⾏
政

权
的

地
⽅

政
府

。
其

规
模

⼤
⼩

各
有

不
同

。

Ibid., p194.
Ibid., p194.

Province
In C

hina, the highest level local adm
inistrative subdivision, w

ith its ow
n 

governm
ent. The provinces report to the central governm

ent.
省

 - 
在

中
国

，
中

央
政

府
下

属
的

地
⽅

最
⾼

⼀
级

⾏
政

区
域

单
位

，
设

省
政

府
。

Ibid., p228.
Ibid., p228.

Subdistrict O
ffice

In C
hina, the grassroots unit of governm

ent adm
inistrative in a 

subdivision of the city district. The subdistrict office is the agency of the 
city district governm

ent responsible for directing the neighborhood 
com

m
ittees and overseeing neighborhood industry and public affairs. 

街
道

办
事

处
 - 

在
中

国
，

指
街

区
范

围
内

的
基

层
政

府
机

构
，

是
区

政
府

下
属

的
办

事
单

位
，

领
导

所
属

街
区

内
的

委
员

会
，

主
办

街
道

⼯
⼚

，
处

理
公

众
事

物
。

Ibid., p272.
Ibid., p272.
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