
Anticipated
Sales 

Sqaure footage per flat Revenue Anticipated Sales Revenue
Apts Flat 1 Flat 3 Flat 4 Flat 5 Total (per sq ft) per floor Flat 1 Flat 2 Flat 3 Flat 4 Flat 5 Total

increment
Floor 18 2348 4414 590 10 1,385,320        1,218,940         -                  -             -              2,604,260       
Floor 17 2348 4414 580 5 1,361,840        1,198,280         -                  -             -              2,560,120       
Floor 16 2348 4414 575 5 1,350,100        1,187,950         -                  -             -              2,538,050       
Floor 15 2348 4414 570 5 1,338,360        1,177,620         -                  -             -              2,515,980       
Floor 14 2348 4414 565 5 1,326,620        1,167,290         -                  -             -              2,493,910       
Floor 13 2348 4414 560 5 1,314,880        1,156,960         -                  -             -              2,471,840       
Floor 12 (Built-out) 2348 4414 700 5 1,643,600        1,446,200         -                  -             -              3,089,800       
Floor 11 2348 4414 550 5 1,291,400        1,136,300         -                  -             -              2,427,700       
Floor 10 2348 4414 545 10 1,279,660        1,125,970         -                  -             -              2,405,630       
Floor 9 2348 4414 535 5 1,256,180        1,105,310         -                  -             -              2,361,490       
Floor 8 2348 4414 530 5 1,244,440        1,094,980         -                  -             -              2,339,420       
Floor 7 2348 4414 525 5 1,232,700        1,084,650         -                  -             -              2,317,350       
Floor 6 2348 4414 520 5 1,220,960        1,074,320         -                  -             -              2,295,280       
Floor 5 2348 4414 515 5 1,209,220        1,063,990         -                  -             -              2,273,210       
Floor 4 2348 4414 510 5 1,197,480        1,053,660         -                  -             -              2,251,140       
Floor 3 2348 4414 505 5 1,185,740        1,043,330         -                  -             -              2,229,070       
Floor 2 2348 4414 500 1,174,000        1,033,000         -                  -             -              2,207,000       
Ground Floor 0 -                  -                    -                  -             -              -                  
Basement 1 0 -                  -                    -                  -             -              -                  
Basement 2 0 -                  -                    -                  -             -              -                  

75,038            Total Sales Revenue 41,381,250     
9,996              (with common areas representing 11.8% of total space on residential floors)

85,034            Avg. price of undeveloped apts 1,196,608       

1 2 3 4                     5 6 7 8 9 10 11 12
1/1/2004 4/1/2004 7/1/2004 10/1/2004 1/1/2005 4/1/2005 7/1/2005 10/1/2005 1/1/2006 4/1/2006 7/1/2006 10/1/2006 Total

Year 1 Year 2 Year 3 over
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 3 years

NUMBER OF UNITS SOLD 4 5 6 7 6 4 2 34

CASH FLOWS

Revenue from condo sales (w/ funds from Escrow) 10,181,380 6,987,270 8,410,480 7,547,940 5,164,380 3,089,800 41,381,250

Broker's Commission 6.0% 0 0 0 0 (610,883) (419,236) (504,629) (452,876) (309,863) (185,388) 0 0 (2,482,875)

Other Revenue 2,640
Ground Floor Retail Space (2,640 ft) $15 104,824 87,353 66,388 41,929 20,965 6,988 0 0 328,447
Basement 1 Retail Space (4412 ft) $0 0 0 0 0 0 0 0 0 0
Ancillary income (e.g., Cell Towers) Assumed 0 to be conservative

4,412
Investment Cash Flows (excludes financing)

Acquisition of Land & Building 1 19,536,163 (19,536,163) (19,536,163)

Hard Costs
Shell & Core renovations 2 (1,050,000) (2,450,000) (2,450,000) (1,050,000) (7,000,000)
Construction costs 32 (rate/floor = 900,000 (225,000) (450,000) (225,000) (900,000)

Soft Costs
Rezoning 0 0 0 0
Title - inspect / transfer 10.0% (1,660,574) (293,042) (1,953,616)
Borrowing costs
    - Construction loan fee (75 bps) (161,815) (161,815)
    - Lending inspection 0.5% (53,938) (53,938) (107,877)
    - Lender legal 0.5% (53,938) (53,938) (107,877)
    - Borrower legal 0.5% (53,938) (53,938) (107,877)
Insurance 4 1.0% (137,181) (137,181) (121,042) (76,660) (24,208) 0 (496,272)
Marketing 0.3% 0 (3,430) (10,289) (13,718) (17,148) (13,718) (10,289) (6,859) (3,430) (3,430) 0 0 (82,308)
Property taxes 2.0% (195,362) (195,362) (172,378) (109,173) (34,476) 0 (706,749)
Legal - Condo Establishment, etc. (150,000) (150,000) (300,000)
Development Overhead 3.0% (35,550) (82,950) (82,950) (35,550) (237,000)
Contingency 3.4% (50,625) (101,250) (50,625) (9,643) (9,643) (9,643) (9,643) (9,643) (9,643) (9,643) (270,000)

Developer's fee paid out 4.0% (147,117) (141,699) (132,056) (50,356) (12,808) (934) (8,231) (660) (2,870) (523) 0 0 (497,256)

Unlevered Free Cash Flows (5,028,646) (23,361,201) (3,684,186) (3,433,462) (1,309,267) 9,342,302 6,631,091 7,758,245 7,119,831 4,800,855 2,897,805 0 0 6,762,013
(32,464,809)

Financing Cash Flows
In-Flows

Developer's personal investment 500,000 0 0 0 0 0 0 0 0 0 0 0 500,000
Private Equity investment (9,712,803) 9,712,803 0 0 0 0 0 0 0 0 0 0 0 9,712,803
Construction Loan (current CF less available Equity) 13,148,398 3,684,186 3,433,462 1,309,267 0 0 0 0 0 0 0 0 21,575,314
Shortfall - Developer makes up 0 0 0 0 0 0 0 0 0 0 0 0

Outflows to Debt
Current Interest - actually paid (not capitalized) 0 0 0 0 (282,319) (168,597) (87,478) 0 0 0 0 0 (538,394)
Principal (including capitalized interest) 0 0 0 0 (9,059,983) (6,462,495) (6,969,185) 0 0 0 0 0 (22,491,663)

Residual Cash Flows Available for Equity 0 0 0 0 0 0 701,582 7,119,831 4,800,855 2,897,805 0 0

i) Investor - Return of Equity 0 0 0 0 0 0 (701,582) (7,119,831) (1,891,390) 0 0 0 (9,712,803)
ii) Developer - Return of Sub Equity 0 0 0 0 0 0 0 0 (500,000) 0 0 0 (500,000)
iii) Investor - Pref Return (compounded) 8.0% 0 0 0 0 0 0 0 0 (1,894,896) 0 0 0 (1,894,896)
iv) Developer - Catch-up Preferred 0 0 0 0 0 0 0 0 (97,546) 0 0 0 (97,546)
v) a- Investor - pro rata w/ promote 80% 0 0 0 0 0 0 0 0 (333,619) (2,318,244) 0 0 (2,651,863)

b- Developer - carried interest 20% 0 0 0 0 0 0 0 0 (83,405) (579,561) 0 0 (662,966)

Unaccounted for Cash Flows 0 0 0 0 0 0 0 0 0 0 0 0

Notes and Assumptions
1 Purchase price is determined by using the Excel goal seek function to find a purchase price that returns an IRR of 15% on unlevered casf flows.
2 Assumed to include engineering, architect, and any other "hard" costs.
3 Based on construction cost estimates obtained from local inquiries.
4 Insurance is assumed to be 1% of Cost of building and Construction costs, paid semi-annually, and decreasing proportionate to the amount of residential space sold.

DEBT SCHEDULE
Acquisition Loan - % of Acq cost 70% (13,675,314)
Construction Loan - % hard cost 100% (7,900,000)
Maximum loan (21,575,314)

Beginning balance * 0 (13,313,439) (17,210,982) (20,903,576) (22,491,663) (13,431,680) (6,969,185) 0 0 0 0 0
Additional loan needed (drawn at START of period) (13,148,398) (3,684,186) (3,433,462) (1,309,267) 0 0 0 0 0 0 0 0 (21,575,314)
Plus: Interest accrued at 5.0% (165,041) (213,357) (259,132) (278,819) (282,319) (168,597) (87,478) 0 0 0 0 0 (1,454,743)
Less: Interest and principal actually paid ** 0 0 0 0 9,342,302 6,631,091 7,056,663 0 0 0 0 0 23,030,057
Ending Balance (13,313,439) (17,210,982) (20,903,576) (22,491,663) (13,431,680) (6,969,185) 0 0 0 0 0 0 0

* Assumes that accrued interest does NOT count toward the bank imposed maximum debt limit of $21,575,314.
** By treating interest as being PAID on a quarterly basis (rather than monthly), this calculation slightly overstates interest expense (i.e., the model is  conservative in this respect).



1 2 3 4 5 6 7 8 9 10 11 12
SUMMARY OF CONSTRUCTION COSTS

Land (19,536,163) 0 0 0 0 0 0 0 0 0 0 0 (19,536,163)
Hard Costs (1,275,000) (2,900,000) (2,675,000) (1,050,000) 0 0 0 0 0 0 0 0 (7,900,000)
Soft Costs (excluding developer fee) (2,402,921) (642,487) (626,406) (208,911) (320,210) (23,361) (205,764) (16,502) (71,756) (13,072) 0 0 (4,531,391)
Developer's fee (Hard + soft costs) * 4.0% (147,117) (141,699) (132,056) (50,356) (12,808) (934) (8,231) (660) (2,870) (523) 0 0 (497,256)
Interest (includes both accrued and paid interest) (165,041) (213,357) (259,132) (278,819) (282,319) (168,597) (87,478) 0 0 0 0 0 (1,454,743)

Total Costs per Quarter (23,526,242) (3,897,543) (3,692,595) (1,588,086) (615,338) (192,892) (301,473) (17,162) (74,627) (13,595) 0 0 (33,919,552)

* Assumes that 4% developer fee is based on hard and soft contruction costs, but excludes interest

SUMMARY OF FINANCING SOURCES
Developer Equity 500,000 0 0 0 0 0 0 0 0 0 0 0 500,000
Investor Equity 9,712,803 0 0 0 0 0 0 0 0 0 0 0 9,712,803
Debt 0

Principal 13,148,398 3,684,186 3,433,462 1,309,267 0 0 0 0 0 0 0 0 21,575,314
Interest capitalized (assume does not limit maximum debt) 165,041 213,357 259,132 278,819 0 0 0 0 0 0 0 0 916,349

Revenue (covers expenses in periods once sales start) 0 0 0 0 615,338 192,892 301,473 17,162 74,627 13,595 0 0 1,215,086

Total Finance Sources Per Quarter 23,526,242 3,897,543 3,692,595 1,588,086 615,338 192,892 301,473 17,162 74,627 13,595 0 0

Total
PROJECT'S UNLEVERAGED IRR Year 1 Year 2 Year 3 over

Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 3 years

Dates used for calculating IRR 1/1/2004 4/1/2004 7/1/2004 10/1/2004 1/1/2005 4/1/2005 7/1/2005 10/1/2005 1/1/2006 4/1/2006 7/1/2006 10/1/2006

Unlevered Free Cash Flows (from above) (23,361,201) (3,684,186) (3,433,462) (1,309,267) 9,342,302 6,631,091 7,758,245 7,119,831 4,800,855 2,897,805 0 0

Project's cumulative IRR * 15.0% -76.3% -50.5% -23.0% -2.4% 9.1% 15.0% 15.0%
(using Excel's XIRR function)

* Cash flows are assumed to occur on the first day of the quarter.

EQUITY IRR

Equity investments
Private Equity fund's investment (9,712,803) 0 0 0 0 0 0 0 0 0 0 0 (9,712,803)
Personal investment of Developer (500,000) 0 0 0 0 0 0 0 0 0 0 0

Shortfall made up by Developer 0 0 0 0 0 0 0 0 0 0 0 0 (500,000)

Cash Flows to Equity 0 0 0 0 0 0 701,582 7,119,831 4,800,855 2,897,805 0 0 15,520,073

Cash flows to / (from) Equity (10,212,803) 0 0 0 0 0 701,582 7,119,831 4,800,855 2,897,805 0 0

Equity's cumulative IRR 24.6% -83.3% -14.3% 12.3% 24.6%
(using Excel's XIRR function)

DEVELOPER'S RETURN

Cash invested (500,000) 0 0 0 0 0 0 0 0 0 0 0 (500,000)

Return received
Recovery of subordinated equity position 0 0 0 0 0 0 0 0 500,000 0 0 0 500,000
Receipt of Catch-up Preferred interest 0 0 0 0 0 0 0 0 97,546 0 0 0 97,546
Carried Interest (promote) 0 0 0 0 0 0 0 0 83,405 579,561 0 0 662,966

Developer's cash flows (sans developer fee) (500,000) 0 0 0 0 0 0 0 680,951 579,561 0 0

Developer's IRR (sans developer fee) 54.9%
(using Excel XIRR function)

Developer Fee 147,117 141,699 132,056 50,356 12,808 934 8,231 660 2,870 523 0 0 497,256

Developer's cash flows (with developoer fee) (352,883) 141,699 132,056 50,356 12,808 934 8,231 660 683,821 580,084 0 0 1,257,768

Developer's IRR (with developer fee) 187.3%
(using Excel XIRR function)

INVESTOR'S RETURN

Investment (9,712,803) 0 0 0 0 0 0 0 0 0 0 0 (9,712,803)

Return Received
Return of Equity 0 0 0 0 0 0 701,582 7,119,831 1,891,390 0 0 0 9,712,803
Preferred Return 0 0 0 0 0 0 0 0 1,894,896 0 0 0 1,894,896
Pro-rata return (considering promote) 0 0 0 0 0 0 0 0 333,619 2,318,244 0 0 2,651,863

Investor's Cash Flows (9,712,803) 0 0 0 0 0 701,582 7,119,831 4,119,904 2,318,244 0 0 4,546,758

Investor's IRR 22.6%
(using Excel XIRR function)


