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the propesty{s) from the marketplsce withowt notice.
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Investment Summary

Parkwood Crossing is a new large scale retail development located in the
residential growth corridor of Fort Worth, Texas. The current development plan
calls for 165,000 SF of large box anchor-users, 56,500 SF of retail in-line shops, six
(6) ground leases, as well as two (2) secured land sales under letter of intent from
a Day Care center and Aldi’s Grocery. Aldi’s is an international retailer specializing
in private label / high quality products at discount prices. Founded in 1948, the
company has over 5,000 stores worldwide with 800 U.S. stores in 27 states.

Location Overview

The total land area is +31-acres located at the southwest corner of North
Tarrant Parkway and State Highway 377 in Fort Worth, Texas. The North Texas
Council of Governments predicts a growth of 4 million persons and 2 millions jobs
between 2000 and 2030 for the 10 counties surrounding the Dallas-Fort Worth
urban core. One of the hottest areas for new homes, North Ft. Worth, Is attracting
more and more retailers.

The annual rate of single-family homes sold and occupied in the growing
North Fort Worth corridor has jumped 274% in the past eight years, according to
American Metro/Study Corp. In 1994, developers sold 474 homes in one year.
That rate has grown to 1,775 new homes sold and occupied in one year’s time.

The subject property had previously been challenged as a development site
due to adjoining railroad tracks and limited access to North Tarrant Parkway to
State Highway 377. In the past year, North Tarrant Parkway has been extended to
the west (to Interstate-35) and expanded to 4 lanes. This has made North Tarrant
Parkway a major east/west corridor linking the area residents to I-35 and SH 377
and realigned the traffic patterns in the area.

This area of Fort Worth Is the largest concentration of retail that is not
anchored by a regional mall in North Texas. New retailers in the immediate area
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include an Albertson’s-anchored shopping center, Kohl’'s, Home Depot, and
SuperTarget to name a few.

The current total population within a 5-mile radius is over 190,000 with an
average household income of nearly $77,000. The traffic counts in the immediate
intersection total 150,000 vehicles per day as of 2004.

Equity Funding & Profits Summary

The objective Is to acquire the property and sell the two existing tracts
which are under letter of intent and set off the development activity. The
Partnership will then focus on obtaining the necessary pre-leasing to moveinto a
construction phase. Vertical construction will begin once substantial preleasing is
achieved which is anticipated to be within 6 to 12 months.

The total land acquisition and development cost to complete the
construction, leasing, and disposition is $30,000,000. The bank loan has been
secured requiring $6,000,000 in cash equity to close the transaction.

The total investment life is anticipated to be 30-months and substantiates a
per annum 122.5% return on equity investment including a 10% annualized
preferred return. Upon disposition the Limited Partners will be given 25% of the
proceeds after all capital, construction, and occupancy costs.

All Limited Partner investors will receive blannual investment status reports
on September 30™ and March 31* of every calendar year of this investment.
Equity escrow funds will be held in trust by Edward M. Fishman, Esq. at the office
of Glast, Phillips and Murray, 2200 One Galleria Tower, 13355 Noel Road, Dallas,

Texas, 75240 or by Today Financial Corporation at 17400 Dallas Parkway, Suite
216, Dallas, Texas, 75287.
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- Parkwood Crossing * Fort beth, Texas

Sponsorship

Margaux Development Company “MDC” is a wholly owned subsidiary of
Margaux Texas Ventures, Inc., a Texas Corporation, established by Mr. Donald
Silverman in 1991. MDC primarily “creates retail destinations” within the
Dallas/Fort Worth Metroplex and specializes in new retail development. These
projects are typically “tenant-driven” by anchor tenants such as Kroger and Home
Depot. MDC develops local, community, and regional power centers as well as
redevelopment of existing grocery-anchored centers. MDC also targets strategic
unimproved land for acquisition focusing on superior retail sites which are based
on future arterial and single-family development projections.

For the past 10 years, Mr. Silverman has focused on retail development in
the state of Texas and other southwestern states. Mr. Silverman has been
responsible for the comprehensive development activities of community, strip
shopping centers, and regional power centers. Prior to forming MDC Mr.
Silverman was the southwest development partner with the Midland Group and
Quadrant Properties where he was responsible for the development of a number
of retall projects. Mr. Silverman is regarded as a “preferred developer” for the
Kroger Company in Texas who has developed six (6) new Kroger-anchored centers
with an additional four (4) Signature-anchored centers under construction in the
Dallas/Fort Worth area. Mr. Silverman received the Dallas Business Journal’s “Best
New Retail Development of the Year” award in 1996.

MDC Principals collectively have more than 60 years of experience in
managing the core elements of the real estate development process including
acquisition, engineering, construction, finance, marketing, leasing, sales, and
disposition. MDC Principals have developed more than 6,000,000 SE of retail
which is valued in excess of $500,000,000.
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Parkwood Crosfsi“ng * Fort Worth, Texas

Investment Analysis

Investment Capitalization
Development Cost
Loan Amounts

(RS ey
[RVANNESIMENtERS

SHPECEOEY

Property Sala Proceeds
Shopplng Center Sale $3,100,000 NOI@ 7.75% Cap $40,000,000
Gross Property Sala Proceeds $40,000,000
Less:
Shopping Center Closing Costs 2.5% of Gross Proceeds ($1,000,000)
Loan Payoff {524,000,000)
Preferred Return 10.0% for 30 Months {$1,500,000)
Texas Franchise Tax (est.) _($32,000)
NetSales Proceeds — $13,468,000
Less:
Return of Equity to Limited Partner{s) {$6,000,000)
Lipited Partner Return on Investment
Accumulated Preferred Return $1,500,000

LPVf\vemg'u Annual Returnon Investmeant

PLAINTIFFS_00029



Pro Forma Net Operating Income

Tenant Squara Ft, % PSF Annual Term
Anchor (East 1) 65000  20.3%  $9.00  S585,000] 100
Anchor (East 2) 32,000 144% 51250 $400,000 100
Retall Shops {East) 29,340 133% 52000 $586,800 70
Antchor (West 1) 32,000 144% 51200 $384,000] 150
Anthor (West 2} 36,000 162% 51150 6414000 100
Retall Shops (West) 27,200 123%  $1800 $489,600 50

GL1 132 Acres - - - $70000} 200
6L2 122 Acres - - . $60,000) 150
GL3 089 Ares - - - $80,000f 200
GL4 092 Acres - - - $60,000 150
GLS Q92 Acies . - - $50,0008 150
GL6 088 Acres - - - $40,0001 150
Add; Expense Resimbursements $5.19 $1,145425  * NNN's&75% of Mgmt Fee
Srossincoma _ ST
Less: Vacancy Reserve @ 50% {553,800) * Retall Shops Only
Less: CAM. $1.50 {56332,300)
Property Taxes $3.00 ($664,600)
insurance 5025 (655,400)
Mgmt. Fes @ 3.0% s0.58 {$129,500)
Replacement Reserva $0.15 {$33,231)

tiet Operating income

$3,100,0L0
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" Parkwood Cfossing' * Fort \North,v‘T’ekas

Development Cost Budget

lapd Cost,
Land Purchase 30.970 Acres 1349,053 SF® $4.19 PSF
SALE: Aldi’s {net) {2.500) Acres (108,900) SF® $5.78 PSF
SALE: Day Care gnet[ ]3.118[ Acres !!.35&02 SF@ $5.11 PSF

Net Land Basls 25,352 Acres 1,104,333 SF® $3.92 PSF

Hard Costs
Site Development 25.4 Acres 1,104,333 SF@ $54.26 PSF $4,704,480
Shell Bulldings 221,540 SF @ $45.00 PSF $9,969,300
Finish Out - Anchors 165,000 SF® $12.50 PSF $2,062,500
Finish Out - Retall Shops 56,540 SF @ $25.00 PSF $1,413,500

Hard Cost Contingency 4.6% $843,162

~ Total m‘ﬁ"co"'m!!g § $18,992,900

Soft Costs
Architactural $350,625
Construction Management $175,000
Engineering Fees $250,000
Testing Fees $75,000
Legal Fees $75,000
Sponsorhip Admin Fee $200,000
Development Fees $850,000
City / State Impact Fees $175,000
In-Line Leasing Commissions 221,540 SF@ $5.50 PSF $1,218,470
Ground Lease Commissions $363,570
Survey $18,000
Appralsal Fees $8,500
Insurance $50,000
Taxes $150,000

Soft Cost Contingency 3.1% $120,810

Equity Placement Fee $600,000
Bank Financing Fees $240,000
Loan Brokerage Financing Fees $280,000
Interest Reserve (22 Mths @ 8.25%) 51,480,000
1083l Soft Costs e ——— SOOO0000

Total Project Cost N . 530,000,800
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