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MEMORANDUM

To:  USF&G Realty Advisors Investment Committee

From: Diane Olmstead

Date: April 24, 1990
Re:  Shadeland Station Shoppes Retail Center

I would like to present the above referenced investment to the USF&G Realty Advisors
Investment Committee. Please review and comment at your earliest convenience.

Attached are the following exhibits: Page No.
X I1  Letter of Intent ‘ 1-4
X H-1 Regional Map W - 5
X HIO-2 Site Vicinity Map @)W 6
X I3  Site Access Map 7
X 04 Site Plan 8
X HO-5 Aerial Photeraphs 9,10
X II-6A Property Description - 11
X II-6B Property Photographs _ 12,13
X III-1A Regional Economic Summary 14 - 18
X  III-1B Demographic Information 19
X  II-1C Three Mile Ring Study 20
X_  IO-2A Competitive Property Survey ' | 2122
X II-2B Competitive Property Survey Map ' 23
X  HOI-2C Sale Comparables : 24
X  II-2D Sale Comparable Map 25



IV-1 Rent Roll

V-1  Assumptions to Cash Flow Summaries

X
X
X_. V2 Proforma Income and Expenses (1st and 2nd year)
X V-3 Cash Flow Summaries

|

Approve without Conditions
Approve with Conditions (see below)

Disapprove

Committee Member Date

Conditions:

Page No.

26 - 29
30
31
32-34




EXHINIT ¥ - ¢
dssumptions o Cach Flow Saemaries
Shadeland Station Shoppes

-{mER 1 - {TEAR 2}
ALL SCEMARIBS  CONSERVATIVE  NOST LIIRLY BPTIRISTIC
Net Reatable drea (SF) 14,774 104,776 112,375 112,778
Growtk Rate {Incoae) - see Vol .02 L B4 .02 W2
frowth Rate (Erpesses} - see Note 4,02 .02 .02 5.0
Yacancy Allgwance {som-aachor sigres) 5.02 5.0 5.02 >4
Lease Renewals - viih apifons 202 302 |14 2
- pithont aptions pl24 z pi 4 pj 4
Leasing Cosnissions - ravevals n .07 .0 .02
- aew lesanis 02 4.02 .02 L4
Initial fapitalization Rate 1142 .18 1082 1142
fost-Erpansion {Znd year) NI Lap Raie WA WA %302 9,507
Terninal Capitalization Rate 7R 2R 7.7 1752
Sale Expenses .00 2.002 2.002 2.00
Origiaal Perchase Price 9,778,000 39,774,000 49,774,000 9,774,000
Mjosted Perchase Price LT R M, $10,428,528
fost of Expansion wh WA $544, 380 $544,388
Juke Earaout Wi §0 $3,253 §287,240
Total Lapital Isvesizent 9,774,000 $10,343,823 $19,428,328
Total Equity Isvestaent {E 50X lsverage) 3,709,500 $4,137,52% 84,251,418
Project IRR - i5 gresestsd dpril 25, 19H0
- on invested capital 1.8 11.% 1L
- 3% {svested eqmily (X 30Y leverige) .2 3.3 T
Project IRR - after CAM, rafit, reserves idjustaests
~ on isvested capifal 0. 1.1z 1.7
= on favested equity {8 S0 leverige} 1.1z f2.52 132
Project IRR #/ idjustaents above  purchase price of: 3,500,000 $,200,000 ¥,500,%00
and ubjrsted perchase price of: A 10,216,372 18,309,053
Peke Earzost ¥ 149,984 433,463
Total Capital Isvestneat 2,500,088 18,214,372 10,500,053
Egwity Invesinest (B 302 levsrage} 3,300,500 4,084,462% 4,208,001
~ oo invested capital 1.0 i 1.3
- on investad equily (B 503 leverage} .z 13.0% 135.92
Notez A 32 qrowth rate was ased ia all years of the optisistic scemerio
Terss of Laverage
Eristing {Assaxed) Deit Mditional Jeit
Priscigal Ralance: 4,104,000 Priecipai Jalance see cash flow sussaries
Interest Rate: 1 Interest Tate: 15002
Repaynent Type: = 30 year amartizatim feyayseat Trpe: hallom
- level jaysests {PAI} Katarity: ibrough faration of preject
Naturity: un

Leader: 38 Life [asurance Comzany
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Exhibit I-1
Letter of Intent
* Shadeland Station Shoppes

April 23, 1990

Mr. Darell E. Zink, Jr.
Partner

Duke Associates

Suite 1200

8888 Keystone Crossing
Indianapolis, Indiana 46240

Dear Gene:

This letter summarizes the terms on which USF&G Legg Mason Realty
Partners Limited Partnership or its designee (the "Purchaser") is
willing to consider purchasing the Property (as defined below)
from you (the "Seller").

The Property consists of two single level neighborhood retail
projects, Shadeland Station Retail and Shadeland Station Shops,
located on the east side of Shadeland Avenue between East 7l1st
Street and East 75th Street in northeastern Indianapolis,
Indiana. Shadeland Station Retail consists of two one-story
buildings containing not less than 80,866 gross square feet of
space and not 1less than 80,750 net rentable square feet on not
less than 08.795 acres of land including 476 parking spaces.
Shadeland Station Shops consists of one, one-story building
containing not less than 24,500 gross square feet of space and
not less than 24,436 net rentable square feet on 2.616 acres of
land with 156 parking spaces. In the aggregate, the Property
consists of not less than 105,366 gross square feet of space and
not less than 105,186 net rentable square feet of space, 632
parking spaces and all personal property used for the operation
of the Property (the "Property").

The total purchase price £for the Property shall not exceed
$9,774,000 which is based on a 9.14% capitalization rate on
current, annual net operating income of $892,960 and is subject
to adjustment downward, as more particularly described in the
following paragraph, based upon Purchaser’s review of f£inancial
information Seller has presented to Purchaser and upon
Purchaser’s due diligence review of the Property (as adjusted,



Mr, Darrell E. Zink, Jr.
April 23, 1990
Page 2

the "Purchase Price"™). Purchaser will pay the Purchase Price by
taking subject to a non-recourse mortgage from the IDS Life
Insurance Ceompany in an amount not to exceed $4,500,000 at an
interest rate not to exceed 9.5% per year (the "Loan") and paying
Seller the difference between the Loan and the Purchase Price in
cash. Seller shall obtain all consents required in connection
with the assumption of the Loan and shall pay any fees associated
with the assumption of the Loan.

It is known by the buyer that the Seller is currently negotiating
with Marsh Foods for a store expansion. Buyer 1is under no
obligation to fund such an expansion unless the buyer determines,
at 1its sole discretion, that such expansion is economically
beneficial. In negotiating the funding of such expansion the
Buyer is willing to allow Seller an earnout equal to the
difference between net operating income (including net operating
income from expansion less concessions) capitalized at 9.5% less
original purchase price and loss of income from expansion (not
capitalized in expansion construction budget). Seller can
qualify for earnout provided expansion is completed and net
operating income is in place within 12 months of closing.

The foregoing is a brief summary statement of Purchaser’s present
intent and does not constitute an offer or agreement to purchase
the Property and is not binding on either Purchaser or Seller.
The Purchaser will use reasonable efforts to conduct due
diligence review of the Property, with the cooperation of Seller,
within a 45-day period from the date of this letter. Seller will
provide such documentation and information as is reasonably
requested by purchaser and will allow purchaser access to the
property as and when reasonably necessary during such 45-day
period and thereafter as provided below. Seller will refrain
from offering the Property for a period of 45 days from the date
of this letter. If the Purchaser decides to proceed further, it
shall deliver to Seller a purchase contract which the Seller and
Purchaser will negotiate during the 45-day review period (the
"Contract™) which will include, without limitation, the
following:

a) a provision in which Seller will agree to provide the
Purchaser any information concerning the Property, the Loan, or
tenants which Purchaser desires to review,

b) a provision in which Seller will agree to permit access
to the property and its records by Purchaser and its agents for



Mr. Darrell E. 2ink, Jr.
April 23, 1990
Page 3

the purposes of conducting a physxcal 1nspectlon and any other
due diligence,

c) a provision giving Purchaser a reasonable period of time
in which to determine its desire to purchase the Property based
upon its due diligence review,

d) a provision which provides that, if Purchaser determines
to purchase the Property, the closing must occur on or before
June 28, 1850,

e} a provision in which Seller will agree to secure a letter
from the IDS Life Insurance Company confirming assumability of
the Loan and the terms of that assumption, and

f) such other provisions as purchaser and its counsel shall
determine to be necessary to consummate the transactions
described herein.

This letter is subiject in all respects to finalizing a Contract
mutually acceptable to purchaser and seller.

Very Truly Yours,

USF&G LEGG MASON REALTY PARTNERS
LIMITED PARINERSHIP

By:

Mr. Gary L. Burke
Acknowledged and accepted:
Duke Assoclates

By:
Date:

cc: Mr. Ronald A. Hughes
Mr. Richard J. Himelfarb
Mr. Daniel B. Kohlhepp
Ms. Diane Olmstead
~Mr. Greg A. Power
Mr. Jon Savage



Mr. Darrell E. Zink,
April 23, 1990
Page 4

divided by:
equals:

less:
less:

. equals:

Jr.

EXHIBIT I
Duke Earnout Calculation
April 24, 1990
Net Operating Income
(following proposed expansion--as

0.0985

Adjusted Purchase Price

Original Purchase Price
Loss of Income Due to Expansion

Duke Earnout

defined)
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Exhibit 11-4
Site Plan
Shadeland Station Shoppes
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“xhibit 11-3
~._.al Photograph
(Looking South)
Shadeland Station Shoppes}
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Exhibit II-6A
Property Description
Shadeland Station Shoppes

Shadeland Station Retail Center/Shoppes is a single level retail center located on Shadeland Avenue
in northeastern Indianapolis. The 105,366 square foot Shadeland Station Center is anchored by a
30,000 square foot Marsh Supermarket, a 12,000 square foot Reliable Drugs store and an 8,000 square
foot Ace Hardware, :

The Center is located on the east side of Shadeland Avenue at the intersection of East 75th Street.
The Center enjoys excellent visibility and access. Both Interstate 465, which encircles Indianapolis,
and Interstate 69, the primary route to the northeast sectors of the city and state, are nearby.

The surrounding area is a mixture of retail, residential, apartment and office use structures, Duke
Associates’ Shadeland Station Office Park and Hillsdale TechneCenter, which provide approximately
800,000 square feet of office and office/showroom buildings, are located in the immediate area.

The structure of Shadeland Retail Center/Shoppes is concrete load bearing block with intenal concrete
dividing walls on steel columns, as required by the retail use. The interior consists of painted gypsum
board walls, acoustical tile suspended ceilings, and fluorescent lighting. The exterior is finished with
brick and stucco, and sufficient parking is available on site.

u
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Exhibit 1I-6
Proy Photograph
Shadelunt’ Station Shoppes
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Exhibit HI-1A
Regional Economic Summary
Shadeland Station Shoppes

YL.ocation

Strategically positioned in the industrial heartland, Indianapolis is the most centrally located city in the
country to the top 100 markets. More than 65 percent of the total U.S. population lives within 700
miles of Indianapolis, and 20 percent lives within 300 miles.

Factor in its outstanding transportation system, and you will find that Indianapolis places its business
community within mere hours of all domestic-and most international--markets and suppliers.

Lahor Force

Indianapolis enjoys a highly skilled, diversified labor force which ensures the quality, stability, and
productivity of operation not typically found in major metropolitan areas. Statistics from the
Indianapolis Chamber of Commerce show that employment levels have risen 11 percent over the last
five years, representing over 65,000 newly created jobs. The comparable natonal growth in
employment for the same period was 9.4 percent. Statewide employment reached 2.7 million in March,
up 110,000 over the March 1988 figures. .

Unemployment is currently running at 4.6 percent compared to the national level of 5.1 percent, and
reduced from nearly 10 percent in 1983. The first quarter of 1989 saw the Indianapolis unemployment
level dip to its lowest level since the first quarter of 1973.

The following chart reflects these national and local employment trends:

Total Labor U.S.%
Year Force # Employ # Unempl % Unemp Unemp
1984 598,700 556,400 42,300 7.1 7.4
1985 630,600 591,900 38,700 6.1 6.9
1986 647,400 614,200 33,200 5.1 6.7
1987 653,400 619,700 33,700 52 5.3
1988 675,000 643,950 31,050 4.6 5.1
Low Cost of Living

In a recent American Chamber of Commerce Researchers Association survey of the country’s 31 largest
metropolitan cities, the index used to determine the cost of living indicated that Indianapolis’ cost was
the lowest in the nation, running more than .3 percent less than the national median index, as the
following chart illustrates: ‘ ' :

First Quarter 1988 :
INDIANAPOLIS INDEXES

All Items - 95.6
Groceries 94.4 Transportation 103.1
Housing o952 Health Care 05.6

Utilities 98.1 ' Misc. Goods & Services 92.5
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Cities within 31 of the 34 metropolitan ares of more than 1 million population take part in the survey
with living costs rangmg from 57.6 percent above the U.S. all-city average (100) in Boston to 4.4
percent below here in Indianapolis. The All-Items Indexes for these areas are:

Boston 157.6 Atlanta 108.6 Houston 102.7
New York 154.6 Sacramento 108.0 Denver 102.3
‘Washington DC 130.8 Dallas 105.8 Cincinnati* 101.3
Philadelphia 126.5 Minneapolis/St. Paul 104.8 San Antonio 99.9
Chicago 1254 Baltimore 4.1 St. Louis 994
San Diego 1210 Cleveland** 103.7 Charlotte 992
San Jose 1179 Norfolk/Hampton Roads 103.3 Sait Lake City 98.3
Los Angeles 117.0 Phoenix 102.8 New Orleans 97.3
Miami 1114 Portland 102.8 Kansas City** 97.1
Seattle 109.1 Columbus (O) 102.7 Buifalo 97.0

INDIANAPOLIS 95.6
*IV Quarer 1987 11 Quarter 1987

Note: In comparing cities, spreads of three or fewer index whole numbers
do not represent statistically significant differences in living costs.

Indianapolis Demographics

Over the past decade, the population on Indianapolis Metropolitan Statistical Area has increased
steadily. Census Department estimates for 1990 predict up to 1.25 million residents, up over 40,000,
or 3 percent, in the past five years. At that time, those residents falling within the range of 30 o 350
years of age will represent the largest segment of the population. As this is the age group with the
highest propensity for spending, consumer spending should increase impressively and continue to
stimulate the economy.*

Indianapolis’ Economic Segmentation
The stable, diversified business structure of Indianapolis is one of its most attractive features. An

analysis of the Indxanapohs MSA economic segmentation, compiled by the Indzana Depamnent of
Employment & Training in 1988, reveals the following: L ‘

% of Total Change
Industry # of Firms Employment - Since 1985

Manufacturing 1830 17.5 + 6.2
Construction 2845 5.6 +17.1
Util/Trans/Comm 976 6.1 ' +11.4
Retail Trade 5772 . 18.9 + 7.0
Wholesale Trade 3523 6.5 +13.2
Finan/ins/R.E. 2528 74 +14.6 -
Government 508 149 + 1.8
Services : 8800 22.8 +13.0

These statistics reveal certain trends which should prove especially encouraging for real estate
investment, given the service, commercial, and distribution emphasis.




Largest Employers:

*  City/County Government (Marion County) 29,500
State of Indiana 29,100
Federal Govemment 17,000

* Eli Lilly & Co. 7,700

*  Allison as Turbine Operations, GMC 7,480

*  Allison Transmission Division, GMC 5,300

*  Methodist Hospital of Indiana 4,950

* Indiana Bell Telephone Co. 4,470
Truck & Bus Mfg. Division, GMC 3,750

*  Community Hospital of Indianapolis 3,430

* St. Vincent Hospital & Health Care Center 3,050

* The Associated Group/Blue Cross & Blue Shield 3,000

™) dénntes home office, regional or divisional headquarters located in Indianapolis area
The Midwest’s Distribution Center

The growth of Indianapolis as a distribution center is reflected by the expansion of the wholesale sector
and the addition of almost 5,000 new businesses during the 1980s, over 2,000 since 1984, bringing the
total to over 27,000, as of July 1987.

The area’s economic development has been promoted, in particular, by the growth of interstate and
intemational commerce. Central to this growth of commerce has been Indianapolis’ distribution
capabilities. As indicated earlier, Indianapolis is the single most centralized city in the United States
to the top 100 national markets. Fifty-five percent of all Americans reside within 600 miles of
Indianapolis. It is remarkably accessible, and Indianapolis enhances its perfect location with an
outstanding, multi-faceted transportation system:

- Interconnecting routes of five major railroads, which are capable of most shipping requirements.
According to the Chamber of Commerce, more than 100,000 freight car and piggy back shipments
are received and dispatched annually from area customers. Those railroads are Conrail, Norfolk
Southern Corporation, CSX Corporation, Indiana Railroad and Amtrack, a passenger line.

- A foreign trade zone designed to provide duty-free storage of foreign goods.

- Seven spokes of four interstates highways.

A Chamber of Commerce study of transportation cost comparisons ranked Indiana among the five least
costly states in sixteen out of twenty categories of manufacturing.

* Average household buying income is projected, in the Sales and Marketing Management Survey of
Buying Power--Part II (10/87), to increase to $53,609 in 1992 from $36,007 in 1987, an increase of
43,5 percent. This is comparable to the jump from $35,255 to $49,682 nationally, which represents
only a 40.9 percent increase. Currently, over 35 percent of all households in the Indianapolis area have
effective buying income greater than $35,000. Further, households with effective buying income of
over $50,000 have increased over 90 percent since 1983.




Financial Services

The Indianapolis MSA also boasts a growing financial services industry. This is represented by nine
bank holding companies, 25 banking companies with 109 branches.

According to the Federal Reserve Bank of Chicago, commercial and industrial loans have significantly
increased over the same time period. The Chicago Federal Reserve Bank shows a 6.9 percent increase
in such loans, increasing the total dollar value of loans over the period to almost $2.4 billion, from
$2.14 billion. :

Tax Structure
Indiana offers its businesses a highly favorabie, broad-based tax structure.
- Indianapolis is a fiscally conservative city and is debt-free.

- Corporate Adjusted Gross Income Tax, a 3.4 percent corporate net income tax and the Corporate
Gross Income Tax, which is based solely on gross receipts. Corporations are liable for the greater
of the two.

- Corporate Supplemental Income Tax, which is based upon the adjusted gross income tax minus state
tax liability from the forementioned tax which you have paid. This tax rate is 4.5 percent.

- Individual state taxes are 3.4 percent, with standard deductions, as applicable, compared with New
York's rate of 8.375 percent.

- State sales tax is five percent and is mostly applicable to retail sales, hotels/motels, utilities and
leasing of personal property.

- Real property, characterized by land and building, is taxed at one third of its true cash value (not
market value), The rates vary from 8.5 percent to 13.5 percent on the adjusted value.

Development Incentives -
Indiana can offer several attractive incentive programs to real estate developers and industries:

- Enterprise Zone Inventory Credit
- Accelerated Recovery Site
- Accelerated Recovery Program

Real Estate Market

The long-term real estate market in the Indianapolis arca continues to be generally strong, reflecting
the growth of the regional economy. The industrial real estate market, spurred by improvements in
the midwestern economy, should remain strong. Coldwell Banker cites Indianapolis as having the third
largest decline in industrial vacancy rates (down 2.1 to 5.3 percent). This rate is well below the 6
percent national average. Notable trends include a strong market for bulk warehouse space and an
increase in the number of business centers. Premiums will be put on industriaily zoned land with
interstate highway access. -

17



Indianapolis: A Public/Private Partnership

The coupling of the city’s strong public-private sector partnership has created a climate conductive to
~ quality growth, This is evidenced in new projects within or near the central business district,
unprecedented in the city’s history including $850 million invested in the last ten years on new office
and commercial buildings, sports facilities, convention center expansion including the 60,000-seat
Hoosier Dome, the renovation of Union Station, and the expansion of Indiana University/Purdue
University at Indianapolis JUPUI). More than $450 million in announced projects for the next decade
include a major downtown shopping mall, several new hotels and a 250-acre White River State Park.
Due to this enhancement of quality downtown, hundreds of new housing units are expected in the
center-city over the next several years.
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Exhibit I-1C

HOUSING UNITS

SHADELAND STATION Three Mile Ring Study * swap 7 EI.AND‘ . STATION
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Exhibit III-2A
Competlitive Property Survey
Shadeland Station Shoppes

size fental Distance
Map § Property Nama/Address {SF)} Anchor {s) Rates From Subject Occupandy Age Comments
Nalgﬁborﬁﬁbd Cantars
1 Lakewood Village Shoppes 75,000 Oscar Brug $12.00 1.8 Miles, 80% 15 ¥r
71t Street and 1~69 4 mins.
2 Lakewocod Shoppes 25,000 None 512,00~ 1.8 Miles, 85% 1¥r
71st Street and I-69 514.00 4 mins.
3 takewood Shoppes 85,000 Choices Grocery and  510.00- 1.8 Miles, 100% 15 Yr
71st Street and I-69 Hook’s Drug 511.00 4 mins.
4 75,000 None $12,00 2.9 Miles, 95% 3 ¥r
62nd street and I-~69 5 mins.
5 i 60,000 Marsh Grocery $9.00- 4.1 Miles, 85% 25 Yr
62nd Street & Allisonville Road $10.00 10 nins.
6 ] . 40,000 None 59.00- 4.1 Milas, 95% 25 ¥r
62nd Street & allisonvillelﬁbad $10.00 iC mins.
? Glanlake Plaza g 90,000 Kroger and Osco Drug $11.00- 5.4 Miles, 95% 10 Yr
£5th Street & Kewystone Avenue $12.00 10 mlas.
8 Clearwater Shoppes 35,000 None $15.00- 4 Miles, 25% New
82nd Street and Dean Road $16.00 % mins.
g Clearwater Shoppes 75,000 office Depot $13.50~ 4 Mlles, 25% New
82nd Street and Dean Road $14.00 9 mins.
10 North By Northeast 60,000 Kone $14,00- 3.7 Miles, 75% New
$15.00 7 mins.

1¢

96th Street and I-69



Exhibic IXT-2A (cont’d)
Competitive Property Survey
Shadeland Station Shoppes

5ize Rental bistance
Map # Property Name/address {5F} hnchor (s} Rates From Subject COccuparncy Aga Comments
11 Geist Center ‘105,000 Marsh Grocery, 511.00- 5 Miles, 96% 2z Yr
11755 East Fox Road 0sco Drug $13.00 12 mins.
12 Sunnysida Shoppes 75,000 Negotlating $12.00 7 miles, N/A N/A Under construction
Pandleton Pike and Sunnyside Road 15 ming.
Subject Property 104,976 Marsh, Ace Hardware, $12.00- N/A 14008 5 ¥r
Raliable Drug $14.00
Reglional Centors
13 Castleton Square Mall 1.3 miilion Marshall’s, K-mart, 5$10.00- 1.4 mliles, Properties range from ten years old teo

East 82nd Street

(44

#ill’s, Bud’s Drug,
Cub Focds

$16.00 3 mins.

laega than one year old.

Occupancy seems to be wall over 90 percent.



: Exhibit 1"-2B
Competitive Pr_ 1y Survey
Shadeland Station Shoppes
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Exhiblt III~2C

Sale

Comparables

Shadeland Station Shoppes

Size Distance Date of Sale
Map # Property Name/Address {5F} Anchor {5} hga from Subject Sale Price Comments/Ratios
'L . Nora Plaza Shopping Center - 88,976 5 vr 7 miles 12/86  §9,000,000 OAR ~ 9.20%
: g6th Street and Westfleld Bivd. 11.22 acres ECIM ~ 9.20%
5101.16 per SF of rentable area
2 Greenbriar shopping Center 86,128 Preston-Safeway 10-20 ¥r 11 miles i2/8¢6 54,850,000 OAR - 10,15%
Wost 86th Street and Ditch Road 14 acres EGIM - 7.30%
$50.32 par SF of building area including
land
3 £6,075 Kroger Supermarket 15 miles Q3/87 $4,880,000 $73.86 per SF of bullding area
- 5615 West 38th Street
4 Graeﬁdala shopping Center 61,841 Marsh Grocery, 5-20 Yr 25 miles 12/88 §2,275,000 ORR -~ 5.85%
U.8. 31 and Fry Road 8.6 acres  Hook Drug ! EGIM - 8.75%
. $36.79 per SP of building area including
land '

vz
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e, ] thibit IV-1A ‘ L
. Rent Roll .
~ 0417799 -2 Shadeland Station Center -

) *
TUTTUIENANT  NAME T ocoMH. Ex'P-._— T EaeE T TTTTTTLOUTTTUUUTRENT . HONTHLY  ANNUAL RENE/
- .. NUMBER .. LEASED ADDRESS .. . ~ oo . .. DATE DATE . YERM — . AREA— § STOP.... DATE RENT..._ .. RENT  ___S@.FT..

o 308+7349 . DISCOUNT LIQUOR WAREHOUSE. ——._.067/01/85 .05/31/90 . 5.00..-——r 4s9L6 s 00 . 08/01/85 . 3,683.72.— 44s204.64 .. B.99

7349 N. SHADELAND AVE. 3,200 T00 06701790  2,933.33  35,199.96  11.00

308-7350  01SCOUNT LIGUOR uméééﬁsé""m “ess01/90 Y 1,716 .00 aéieiz% 1.'"2_5?”55"”13:7.24 ae"mwif.b'o '

o T 7349 M. SHADELAND AVENUE ooo—erone - U R
3087353 . DONALD W.BELL,D.V. He o _02/01/89 01/31/92 - 3400 . 68k ona00.. 02701490 . 598.50 . _7,182.00 ... 10.50.
7353 N.SHADELAND AVE. 634 S00 02701491 627.00 7,5264.00  11.00

T 3087357 JUST TANNING M"Wm"mb'afauus' 07731791 3.00 2oa00 a2 T 08701789 2.100.00  25,200.00  10.50
e o357 N SHADELAND AVE« oo oo ‘ 400 . .42 . 0B/01/93 .. .2,200.00... 26+400.00 . _11.00

o 30B=7361.. CHINA.PAVILLION . .o . 04701789 03731794 . 5.00 25200 ... 00 _ 04701789 1,741,587 __20,900.04 ___9.50.
7361 N. SHADELAND AVENUE : 2,200 T00 04701790  1,833.33  21,999.96  10.00

R B ) B 2,200 LS00 . 04701/9). . 1,906.67__ 22.880.04 ___10.40

2,200 S00 04701792  2,016.67  24,200.04  11.00
e e _. 2,200 Q0. 04s01/93 . 2.108.33 . 25,299.96....11.50
L 30B+7363..P0Q PRINTING .. . oo 05701789 04730/92.. . 3,00 1,000 J00 . 05/01789 . __ _ 875.00...10,500.00 10.50
7363 N.SHADELAND AVE. 1,000 .00 05/01/90 916.67 11,000.04 11.00
e - e e 1,000 W00 0S/0LZ9L . . _958.33. . 11,479.96 __ 11,50
o 308-7367. PARTY WORLD . _. o 08/01/BH . 0B/3149L.._. 3.08.__ . 2,200 _____ .00 . 09/01/89.._.2,200.00 . 26.400.00 __ 12.00
7367 H. SHADELAND AVE. 2,200 S00 09701790 2.291.67  27.500.04  12.50

TTTTTg0B-7369  75TH STREET REST.& LOUNGE 11159135' 02728793 9.25 STee T aa  ersiares UL ve6.00  23,832.00  9.93 ‘

R 2369 NoSHADELAND . oo oo e e e e s o
—__308+7373 . ACE HARDUARE .  GTJ0L/82 10731792 10335 Bs000 _.._..36.. G7/01/88. .5,167.00.._62,004.00. .. 7.75.

7373 N.SHADELAND AVE. .
T 3087391  VINTAGE NATURAL Foodslmﬂc T e7s01s82 06430792 1'6"'66_”““2':4?6"%"%_.‘66"" 01101/'39" "{,"6"55."."'6”6' 24,288.00  10.12
T 1391 N.SHADELAND AVEe . e B . e
 308-7405 GROOMINGDALES PET SALON ... . .. 09/28/87 02/27/91 ..3.42 ... B0 .00, 03/01/90. . 726.00._ H,712.00.__10.76.
7405 N. SHADELAND AVE. -
, _ T e e e - e et e e e e v ——— e
TTT308-7409 DON'S BARBER SHOP 10701782 08/31792  9.92 840 L00  09/01/87  678.21 8,138.52 9.59
7409, N.SHADELAND AVE. .. .. ... e e e e
o 308=T7411. . PUMPKIN'S B HONKEY'S 10709788 10708792 400 2400 . .._.00 . 10701789 .  2,087.15. _25,045.80 . 10.44%
7411 SHADELAND AVE.
TTTS0B<7417 GRAMBOLI'S PIZZA T b9siss82 09730792 10. os"m Ty 800 Lao toszoiss?r i;sau 11 16-561.32  9.20
7417 N.SHADELAND AVE. . Y o
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Exhibit- A (Continued)
Rent Roll
Shadeland Station Center

,,,,, e BEILTIO0 . L Lo e e e

EXP.
CDAYE .

“conH.
. DATE

TENANT NAME LEASE
.TERH

e MUMBER.. LEASED. ADDRESS . ... - .- -

Q7714792 .- 10.00 1,200

_ AREA_ .S STOP . DATE ... e

RENT/
SG.FT.

ANNUAL
RENY

“THONTHLY
RENT

RENT

--._.00,”..“_{!?/'15!8?..‘*”1; 072,73 .. 12,872.76._10.73.

30827421 . SHADELAND FLOWER SHOP — 0 — e 07 /15782
7421 N.SHADELAND AVE.

$08-7425 SHADELAND STATION BEAUTY 06/23/82

o6s22/92 10,00 1,200

o0 07701787  1,014.77  12,177.24

7425 N.SHADELAND AVEw o e

1,148

LO0_ _ 1L/0L/B7. _B50.95_ _10s211.40. .. .96

o ZOR=7427__JEROME D. HUSKAT ODe .11 701/782 10731792 ___10.00

7427 N.SHADELAND AVE.

12715782

308-7429 VICKI L.BURGE/D.D.S.

“12/14792 1000 1,080

12701787 11,893.68  11.01

« 00 991.14%

o 7429 NLSHADELAND AVE. — ..

990

09/01/82...D8/31/92. 10,00

o 303+T7433._CHARLES L.WALKER.INC.
7433 NJ.SHADELAHD -~

SO L2 5 W ¥ G, B43.40__.10,120.B0___10.22_

S08-7437 UNIFORM CENTER, THE 06701789

930

08731792 3.25
R 990

00 09/01/89 1,031.25 12,375.00  12.58

o THIT Mo SHADELAND AVENUE .. -

990

.00 09/01/91 1,.113.7% 13,365.00 13.5¢0

LO00._ 09701790 .. 1,072,.50___12,870.00 . __13.00 .

308-7451 PEOPLES DRUG STORES., INC.

~wrivisee “versisr 15 11700

.31 07/01/82

50684423 68,211.00 5.83

L T45L SI‘EADELA;HD.. AVEa

o 308=7500...HARSH SUPERMARKETS. IRC. . ... .. 05/03/82...05/702/02.....20.00..__ 30,400

......... W30 052037862 20,5847.00 _267,764.00. . 8.15

v

7500 SHADELAND AVE. -

- TTTUGROPERTY TOTALz 80,750 N 80,750  100.00 % 704,065.44 8.72
0 o - )
3]

-~ e am P
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D4 /LT/90 .

TENANT
+ e NUMBER

o 309-7371.. METROPOLITAN PROPERIY. ...

e 3092 T35

309-7377

e 30927379

3u9-7381

e 3097387

3097391

e 3097393

T 309-7397

TT'309-7401 SUBWAY SANDWICH SHOPS,INC
_740L.N SHADELAND . AVENUE. .. ...

..... 309-7403 . FRANKLIN JEWELERS .

T 309-7389

NANE

.- LEASED. ADDRESS. . ..o o - oo -

7371 SHADELAND STATION

IHPERIAL TRAVEL . .
7375 N. SHADELAND AVE.

CHAHDADDY'S BICYCLE SHOP

.7322.N. SHADELAND AYE.

COPIES,BOXES §. HORE
7379 HJ.SHADELAND

T D ALid[‘
7381 N SHALELAND AVE ..

 OFFICE CENTER MORTH

7387 N SHADELAHD AVE

TTHIS CANT BE YOGURTCTCBY
7389 N.SHABELAND AVE
_DONUT DEPQT, THE

7391 N SHADELAND AVE

FHAME STATION, THE -
7393 SHADELAHD STATION

PHOTO POPS, INC.

71397 8 SHADELAND AVENUE

309-7392.. KED*S STUFF . e e
7399 SHADELAND STATION

7403 N. SHADELAND AVENUE

F Ll e R

COMHM.

- DATE .

- - 05/705/89 .

03/01/88
T 067157588

09 /721/87

09/01/35

10761789
04701/86

05701 /39

10701786

C07/01/87

. 0B /0OL/B9

10701785

Q3701789

‘1V-1B

EXh\_M e - N

Rent Roll )

Shadeiand Station Shoppes - : T mmr e )

Cexe. T TUERSE T qewt uaﬁfhif *""—Xiﬁﬁatw“m~§éur/

DATE. . TERM_. AREA . .5 STOP. _ DATE . RENT.. _RENT . _._ SW.FF.

10731492 3250 o 15606 e - 200 . 10/05/89 .. 1,522.58 ..18,270.96...11.00

1,661 To0 11701790  1,591.79  19,101.48  11.50

N CLeB8L o B0, 11701791, . 1,661.00 19.932.00._..12.00

02728790 . 3200 900 . 250 03/01/8B . 825.00.....9.900.00. .. 11.00

07731791 3"{?m—“_mr32§"""'" .50 03/01/89 TSSWEEU*"'iﬁbii'Bém'"”if.ao

12731790 333 60 . 50 . 12721787 696.67. . B8.350.04 .. 11.03

12714795 10:33“m""‘1;290 750 12701789 4,408.35  52,899.96  11.50

09730792 . 3.00..n. 35680 .. . .00.. 10701789 3.572.83....42,873.96.. .11.91

ss30s0L 517 71,200 .st osse1sss  1,075.00  12,900:00  10.75

T ii200e.. . .50 06401790 . 1,100.00_..13,200.00 ....1L.00

04730794 . S.00 . 1e200.. _ . .00 . 06701787 . 1,100.00 ...13,200.00. .. 11.00
1,200 T00 05/01/90  1,150.00  13,808.00  11.50 -
1200 . .00  05/01791 . 1.200.00... 14,400.00 __12.00 .

1,200 T00  05/01/92  1,250.00  15,000.00  12.50

14200, .. .00 .. 05701493 1,300.00_..15.690.00 .__13.00

07731791, . hoB3.. ... 2.600 . ... .50 12701788  2,300.00. . 27.600.00 ... 11.50

2,400 S50 12/01/90  2,400.00  28.800.00  12.00

09730790 3'Eéﬁmmmm""”353'mm""m.sokb'109517%? ' 'Eéﬁwﬁb”"wiijéko 00 12.00

CB7/31/9% S.00 ... 1,480 L00 08701789 . 1,356u66 _ 160279.92 ....11.00

1,480 T00  08/01/90  1,418.33  17,019.96  11.50

o Ye8B0._. .00 0B/01/91. . Le480.00.__ 17.760.00. __12.00

1,480 T00  08s01/92  1,54L1.66  18.499.92 12,50

09731790 S.00  iszes T .se T 03s01/86  1.,050.00  12.600.00  10.50

05731792 .. 3425 16200 .. o00. . 06/01/89. _1,250.00_..15.000.00 .__12.50

1,200 T00 06/01/90  1,300.00  15,600.00  13.00

L 1e200 . a00 06701791 _ 1350400 __16,220.00 __ 13,50,

(]



Exhibit I3 (Continued)

Rent Roll i
- RaFLTS9O.. . e i iy o e et 4o smm e Shadeland S{aﬁon Shoppes [P [P . - e e
T e T T T T T o, Texe, T LEASE TRENT HONTHLY ANNUAL  REWT/
AN MENSED_ADDRESS. oo OATE . DATE. . TERM . AREA.. $.STOR.... DATE.. . RENT—_._RENT-.—SG.7T.
 509e7405_.DRAPERY SHOP. THE. . oo $L/LG/BY 01730793 . 3.25 1,200 _..00_.02/01/90_1,250.00_ 13000 00— 120
7405 N. SHADELAND AVE. ' 1,200 00 02/61/91  1,300.00  15,600.00  13.00
: e e e o o 1,200 S00... 0270192 1,350.00 16.200.00 _ 13.50.
50927007 SPAGHETTI ALL=READY .. 04/01/90..03/31/95__.3.00 14083 . ..00__ 04701790 1,128,135 13,537,564 . 12.50.
7407 N. SHADELAND AVE. 1,083 00 04701/91  1,173.25  14,079.00  13.00
e e e 1,083 00._06/01792 1,208,380 __14.620,56_ 13.50.
1,083 00 04701793 1,308.63  15.703.56  14.50
. . 1,083 20006701794 . 1,353,758 16e245.00 15,00,
1,083 00 04701795 1,398.83  16,786.56  15.50
PROPERTY TOTAL: 24,432 T ) 26,226 99.16 5 291.934.44 1205
" )
::l?« '
TV -
B
s L ; o L4
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EXHIBIT ¥ - 1

Assuaptions to Cash Flow Seamaries

Shadnland Station Shoppes

~YER1 - TE&R 2

ALL SCEMARTBS  COMSERVATIVE  MOST LITELY GPTIRISTIC

Wei Rentable Area (5F) 104,974 104,974 112,97 112,576
Growth Rate {Incone} - see Rote 4,02 02 4,92 502
Srautk Rate {Expenses) - see Note 4,8t 4,02 LR+ 5.0
Vatancy Allowance {noe-anchor stores) 3.0 .02 502 9.0
Lease Resewzls - with oplioms e Bz 8 0}
) .~ withont options 11> i1 i PE::
Leasing Comsissions - resewals 2.0% 2.2 2.0% .02
- ges imants 1,02 .92 L 402

Initial Capitalization Rate .18 wh LI N/A
Terminal fapitalization Rate 5.7 i ) LH ]
Sale Expeases .02 WA Wh Wi
friginal Parchase Price §9,774,000 $9,774,000 17,774,005 9,774,000
Post-Expansion {2eé year) WOT Cap Rate N/A L1 7.50% 9.50%
Adjusied Purchase Price Na Wa 19,343,823 $10,4828,328
bake Earaout WA ¢ 3,235 87,940
Cost of Exparsioe A 1] 564,388 $66,388
Total Project Feading {incleding debi} 49,774,200 9,778,500 $10,343,823 #10,628,528
Fraject IRR 11002 11.80% 12,302

Noie:

[

4 32 growth rate vas nsed in all years of the optimistic scemario

Teras of Detstanding Jebi

Prizcipal: 54,400,000
Inierest: 9.502
Repayaent: ~ level paynents {priacipal aad isterest)

= 30 « year anortizatior schedule

Natzrity: 12/
Lender: 185 Life Insurance Loapany
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+ BASE RENT

+ REINBURGEMENTS
TAXES
INSORANEE
AN

= T0TAL INEDXE
- Yacapry &

= EFFECTIVE GROSS INCOME
EXPERSES
HAXES
INSURRKCE
Cax
UTILITIES
EISC
NANAGENENT ¢

- oL EXPENSES

 ET SPERNTING IMCONE
REPLACEXENT RESERVE
TENANT FAPROVENENTS
LEASE COMS.

- LAPITAL EXPENDITIRES

= NI AFTER RESERVES
- BENT SERVICE

.= T LAGR FLON
PROJECTER SALES PRICE @

- CAPTTAL RESERVES

- BALES EXPENSES ¢

= CAGR PROCEEDS FRON SALE

PRUGECY YIELE AWALTSIS

INVESTED TAPITAL

CASH FLOB FRON OPERATIONS
EASE PROCEEDS FROX SALE
TOTAL CASH FEEH

ESTIMATED YIEL} {IRR)

ARMUAL RETURN 08 IWVESTED CAPITAL

EYRIBIT Y - SA
Cash Flew Seamary

Skadeiand Station Shoppes
Conservative Lase

YAk W M9 w2 1995 19 19s p% 1 1998 " A
0 WBAT 1,023,027 1,055,070 1,089,227 1,004,747 1,120,849 1,150,057 1,202,078 E,220, 1% 1,286,738
MUE I THMS B0025 SR 86,55 W ERLA5 9,380 IR, 105,308
B2 N0 TAT2 0,80 10,200 M9 1Lt 1AT LM A 12,908
93 ML 7859 B0GSE  BNBBL OR300 9059 N353 I6,ETS 14,018
1,122,603 1,150,173 8,186,385 1,225,569 0,040,583 1,281,183 LIIS,THD LIST,AL LAISTIY L ASL08 14eh,562
500 (35,600 (3,018) (34690 (AL,06) (81,063) (AZ,A) (4,350} (45,929)  (4B,230) (49,72 (51,838)
1,087,060 1,017,056 1,147,986 1,885,803 1,208,371 1,238,842 270,381 1,310,812 1,367,580 1,402,047 1,436,924
AN T 76N B0 8,20 86,353 015 YRS 97,380 KOLSE 105,308
B0 3,08 94Tz 80 10,201 E0.60 1,03 05 ELEH 1 12,98
02058 W 46,83 8,32 0255 52,265 SE,I% B,530 ST ALIEY 43,068
1,55 0207 1,9% 8,60 19,367 20,12 07 2,78 D457 I3 24,505
248 W3 23,925 a8 25,81 26,910 0B M W2 3L 3,74
3,000 282 NS WA ISR B SLIS B IS M0 2,08 43,108
W00 20048 9,006 TP MS,M3 0 ZES3 0 M24T IS0 Z0M DL 282,14
B92,957  FI5,503  43R,810  QAR,184 980,230 L,008,BtD 1,025,702 L0507 4,005,54t 1,130,23 1,154,778
$0.03 P5F (5,80 (5,45} (56770 (5,000} (6,10 (6,381 (5,00 (5,007} (T,M3)  (AI)}  (7,7%)
M LT TS (8,3 (12,0060 (5479 (951D 36,3 (15,3M1 Q63 115,37
BIA (L300 (3,9 LI0 (14,390) (8,190 (10,0050 (8L,8080 {16,680 (16,739} {16,280}
(16,5000 {22,090 (65,0300 (I5,001) (28350 (30,970 (3,070 GBR,850) (35,6970 (38,5821 {39,340
76,387 893,024 73,700 RN, 7ES  VAB.3  BAL03E L0023 9TZ,000  L,066,819 1,091,849 1,115,430
(456,380 {454,181) (434,180 0 ¢ 9 ¢ ) t 8 0
022,086 438,003 M550 BB MBI 966,831 1,000,713 9I2,008 1,008,319 1,091,649 1,115,430
9.75% CAP 4X 11th YEAR %01 11,843,799
138,340}
240 (236,376)
11,567,583
{5,359, 500) 3 ¢ (4,329,000 ¢ $ $ b ¢ v ¢
2,08 430,743 M10,599  GALJES  BARAZS 964,831 L,M2,725 WAL 1,066,819 1,091,649
) W WA Wi W WA W WA MR 10,567,503
(5,350,500) 422,186 43,3 (3,00%,400) MATE5 VS 964,831 LT UL, 1,066,819 12,689,202
1.8
p S Y- S X N 2> S Xt SO X SN T 3% S T S VL S T I+
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BASE RENT
Pivs:  REIMIURSENENTS
TAXES
INSURARCE
(A%

Eqals: TOTAL INCBNE
fess:  Vacaagy ¢ 100t

Eqeals: EFFECTIVE GROSS INCOHE
EXPENSES
TAXES
INSURANCE
AN
UTILITIES
NISC
NAMAGENENT 4 3002

tess:  TDTAL EXPENSES
= MET DPERATING INCONE
REPLACENENT B $0.00 PSF
TERANT IKPROVENENTS
LEASE COKHS.
- TOTAL CAPITAL EXPENBITURES

= M1 AFTER RESERVES
=~ BEIT SERVICE

= NET CASH FLOV

EMHIBIT ¥ - 2
Pro Forsa Incoxe and Expeases
Shadeland Station Skoppes
B Years § and 2

~ YER ] we  eememmme—em—  VEAR 2
ALL SCENARIOS  CONSERVATIVE  WOST LIZELY  OPYIMISTIC

973,897 998,428 1,076,884 1,104,902
7,140 73,986 79,185 7,92
8,720 9,069 9,704 9,797
48,936 72,691 72,095 73,037
1,122,085 1,154,1M 1,237,630 1,267,662
(35,633} {37,118) (39,308) {39,677)
1,087,060 1,117,056 1,198,322 1,227,985
71,140 73,986 7,165 7,92
8,720 7,089 9,708 8,797
12,958 34,675 17,804 48,263
16,555 17,207 18,422 18,400
22,118 23,003 2,613 24,850
32,612 3,512 35,950 36,840
194,103 201,463 215,458 218,276
892,957 915,593 982,644 1,008,749
{5,249} {5,459} {5,459) (5,51)
(4,612) {1,627) {1,627} {7,700)
18,729) 19,384) {9,671) {10,039)
116,590) {22,470) (22,757) {23,250)
876,367 893,123 959,907 986,459
{454,181) {458, 181) 54,1813 (454,181}
£22,186 536,982 505,726 532,278

31



BASE REWT
+ REIXURSENENTS
THXES
TNGURANCE
i

= THTAL BiNE
- Yacancy &

= EFFECTIVE GROSS INCONE

EXPENSES
THYES
TWSURANCE
114
YTILITIES
LItis
NARAGENERT &

- TOTaL EXPEMSES

= YT OPERATING INCONE

KEPLACENENT RESERVE
“ENANT THPROVENENTS

HSE coms,

- Tl CAPTTAL ENPEADITURES

= K31 AFYER RESERVES
- JEIV GERVICE

= MEF ASH FLOV

PROJECTER SALES PRICE &

~ CAPITAL RESERVES
- GALES EXPEWSES ¢

= (ASH PROCEEDS FRON SALE

2ad YEAR NOI CAPITALIZEN € 9.5%
- DRIGIRAL PURCHASE PRILE
~ LOSS OF INCONE DUE 7O EXPANSION

= MHE ERRNGSE

PROJECT VIELY AMMLYSIS

IRVESTER LAPITAL

CASH FLOV FRON DPERAVIONS
CASH PROCEEDS FRON SALE

TOTAL CASH FLOW

ESTIMATEY VIELD (IRR}

R

LW

.03 PpSF

.74 ChP O 11tk YEAR XOI

.00

BNEAL SETURN GN INVESTED DAPITAL

Wigh e

f&

EEDITY -3

Cas Flow Sesmary
Skaseland Staties Shoppns

Kost Likely Lase

TEAR 1950 199t i 1593 1M 1995 1996 . 190

/

19% 9 un
BT 1,076,666 LIZL0B LUL28 LUNN3 L20A LIS L8881 LISTE L3 100,30
M TS B BN B0 M1 BRI 08 DT IR 1
BT G 0,7 040 N5 DL 18 12,28 1,08 1570 13,80
B3 TR0 ThaM 80,000 BN 887F 932 WM W30 W82 113,5W
LIZ2,695 1,730,608 1,095,500 1,335,067 1,360,200 L4310 LA35,700 §,A89,418 LSS, L0844 1,850,300
(35,6030 (L8)  GRLTIBE  (63,817) (M5 (66,8331 [4B,85) (49,9230 (5,253) (BN {56,38)
1,087,000 1,198,320 1,253,300 5,204,850 1,319,200 1,356,308 1,387,355 1,409,405 1,511,508 1,363,407 1,995,008
M0 7565 B33 S8 BN MLl 94316 HORMS NG 108,32 1240
720 700 10,000 10,49 R0 14,3 1B 228 12,78 58 LG
00 U s ST SBTTE O B0M SBE0 Gh,8T e 45 5,00
55 W42 I8 19,92 W75 14,57 RAM L0 A4 B2 B
BB 1T 25,597 26,60 I8 B,M 2,95 3L LI WA W
WM W 0 3B IRSME MR ALA2E 065 65,34 450 47,80
196,005 25,45 2O 220 MG 20,92 20,282 0,57 T8 2890 305,40
892,957 982,663 1009,47% 1,061,430 L,877,407 1,105,387 1,627,093 1,568,973 1,229,890 1,270,757 1,29L,3
3,29 (5,450 (5,677) (5,000 (60000 (5,388 (6,60 (6,007} (7,083 (740 0,10
(LEL2) 17,620 (,425) {8,770 (2,M8) (505 (9,50 (35,32 {24,080 (4T {15,3
8,700 0,670 LRI 48,00 [ZLA7Y (8,6 (RS 5,TM (25,3080 (12,250)  (14,69%)
U6,589)  (20,756) (66,0050 (23,679} U370 (0,533} (26,485) [69,218)  (35,578) (39,00 (39,835)
06,360 959,997 03,073 1,037,760 1,032,110 1,004,856 1,300,408 1,079,105 §,07,112 1,231,863 1I,281,54
{458,181) (454,181} {454,160) 0 $ 0 8 ? ? t ¢
622,186 505,726 308,890 1,037,760 1,432,110 1,060,850 1,000,608 1,070,105 1,176,112 1,231,863 1,250,54

13,204,334
(39,835
(264,899)
12,300,200
10,343,823
(9,774,000)
_U546,389)
3,28
{5,390, 3000 (545,388) (3, 235)04,329,000 b 0 ¢ ¢ 0 ® b
0,085 05,726 SOB,B91 L,037,760 1,032,110 1,064,834 1,100,808 LO70,005 L7127 1,234,483
' W WA Wb WA WA Wh WA WE 12,780,200

{5,359,500) (148,402}  SOZ,A9 (3,020,100) 1,037,760 1,032,110 1,044,854 1,100,808 1,009,703

1,174,112 14,171,863

L8
19 1 8.8% 1012 a2 10,82 R 1154

ifh 4

LR
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. i
EXNIBET ¥ 36
! Lash Flow Suamary FiLE:
Shadeland Stative Shoppes LAST UIPDATE:
Dptinistic Case
YERR 1550 1541 1992 1973 199 15 19%8 199 1798 1597 2008
WEE RENT VIE,AYT 100N, 907 1,161,132 1,205,082 1,208,722 1,248,287 1,299,176 1,347,202 LAIRIN  LATITEY 1,N841
+ RETNDURSENENTS
TAXES T, 71,92 Bl 522 88,118 92,524 §7,050 102,008 107,108 182,464 118,087 123,91
HSURARCE 8,72 LT 10287 10,80 1,3 LHE IR 15,10 13,1 14,475 L5198
Lar 60,05 TN T BRLAM 86,420 SN 180,386 106,A7Y MLIN 120,286 127
= TOTAL DWCORE 1,122,493 1,267,862 1,305,324 1,367,177 L, 19,217 1,470,680 1,504,074 1,004,118 1,857,728 1,0L,80 §,775,1R
= Vatanty ¥ 5,002 (35,835) (39,4770 (42,4890 (A5, 085) N6, S30)  (4%,009) (36,9770 153,07} (%,182)  [9T,4%9) (41,470
= EFFECTIVE SROSS INCORE 1,087,08¢ 1,227,983 1,290,855 1,342,100 1,372,887 L, 420,470 1,083,097 1,321,088 1504, 380 §,470,941 1,713,504
EXPENSES
TAYES JLA0 79,926 83412 BB, W5,5M T,ISD 0 HRMB 107,108 L4 HR,087 1M
FHSDRANLE 8,728 9,797 16,287 shB0l 11,3 LN GnLSM 130 13,765 HATE 15,10
CAn §2,758 48,283 0,478 335,210 35,871 3B, 454 §1,998 o,617 47,811 1,347 ",
BTILITIES 16,55 18,600 19,530 20,506 25N 08 13,73 A 2%,11 s 2,6
nIsc 22,118 24,830 28,092 17,387 28,768 3,208 0,715 35,30 34,950 34,714 38,550
FAMSENERT ¢ 00 Mz 30 B/IX O NHT AR L0 45893 45 a0 sIm 5L
~ TOTAL EPENSES 194,105 214,205 9,0 WOI%E 251,2M0 26 775,455 e, 305, g, m
= KET OPERATING INCOME 992,957 1,009,710 5,085,828 1,101,886 1,121,472 1,130,436 187,842 L,237,27% L2960 B,3%,751 1,380,435
REPLACENENT RESERVE $0.05 PSF (5,490 (551 (ST {6,078 (6,50 L4 (0 (73880 (3,795 (8,M5) {9,550
TERANT INPROVENENTS (4,412) (7,700 (27,955 {B,418) {17,873} ({14,253F (10,078} (3,080)  (Z2,767)  (15,685) {18,913
 LEASE Comns, (§.720) 18,089 (34,47) (9,048 {25,471 (26,141)  (11,280) (50,5630 (2B,08) (01,3340 18,891
i CAPTTAL EXPENDITURES {18,389} {23,251) 48,2090  {24,643) {47,801} ({43,073} (2B,380)  (¥6,7BB)  {B,AL3)  (43,141)  {44,35%)
= Wi AFFER RESERVES 074,367 986,460 W9R,139 1,070,074 1,073,677 1,116,383 059,282 1,035,685 1,230,607 1,309,809 1,334,288
- JEIT SERVICE {434,101} (AR, 0011 (434,180) 9 ¢ ¢ [ ] L] § 4
= KT LASK FLOY 122,086 535,778 SIS0 L017.A7% LO73,672 1,116,363 1,159,282 1,135,485 1,239,807 1,307,400 1,330,780
PROJECTED SALES PRICE ¢ 9.75% CAP OK iith YEAR M8} 14,140,381
{APITAL RESERVES (44,355}
SALES EXPENSES ¢ 740 {283,207
CASE FROCEERS FROM SALE 13,882,199
2ad TERR W01 DRPITALIZED @ 1.502 10,628,528
- DRIGIN PURCHASE PRICE [7,77!,090)
~ LBS5 OF ENCOME BUE TG EXPANSION (966,388)
= BOIE EARNGYT 27,0
PROJECT YIELD ARALYSIS
TWVESTER CAPITAL 15,359,300} (564,388) {287,740){4,329,H% $ ? 4 ¢ $ 4 %
LASH FLOW FRON OPERATIONS 022,086 S5,208 SIS 1,077,5M 1,073,877 1,044,383 1,159,282 1,035,485 1,230,607 1,300,409
CASR PROCEEDS FROM SALE R4 L] WA L3 L1 1] ok NrA R/A 13,852,189
TOTAL TROJELT CASH FLOW (5,359, 500) (M4K,402) 248,337 (3,769,982} 1,007,078 1,073,672 1,114,383 1,199,282 1,135,485 1,230,807 13,147,008
ESTENRTEY YIELR (IRR) fz.n
AMNDAL RETURK ON INVESTED CAPITAL 1.9% .42 712 0.2 L4 10.82 1.0 10.8% 1.8 12,42
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MEMORANDUM

TO: File

FROM: Lawrence R. Moon

DATE: April 30, 1880

RE: Realty Advisors Investment Committee

April 25, 1990 Minutes

The USF&G Realty Advisors Investment Committee met at 3:00 p.m.
on April 25, 1990 to consider the following investment for the
USF&G/Legg Mason Realty Partners Limited Partnership:

The Shadeland Station Shoppes Retail Center in
Indianapolis, Indiana.

Those present at the meeting were:

Diane Olmstead
Dan Kohlhepp
Mike Jones

Jon Savage
Larry Maoon

The proposal was presented by Diane Olmstead. Discussions were
held concerning access to the site, sale and rental comps, other
sites with development potential, the planned expansion of
Shadeland Avenue along the section in front of the site, the
realization and possible ramifications of the proposed re-
development at the site especially as they pertain to Marsh
supermarket, and the necessity of <¢lear and Tworkable®
definitions for various terms such as the net operating income
and "ioss of income due to expansion®.

The proposal was approved with the following conditions of the
indicated committee members:

A. Previcus to Forwarding the Letter of Intent

Dan Kohlhepp

- re-organize the yield analysis to show an unlevered (free and
clear) rate of return and a levered rate of return on equity at a
loan-to-value ratio of 60%



Mike Jones

- Jon Savage to personally review the Lotus calculations and
input data as well as support for input with respect to revenues
and coperating expenses (relative to 1989 statements)

5. Previous to Forwarding the purchase Contract

Dan Kohlhepp

1) personally review and approve the expansion plan and economics

2) personally review and approve the "contemplated" road
improvements -

3) personally confirm rent rolls -~ especially percentage rents
4) personally review and approve a nworkable" earnout agreement

Mike Jones

‘1) personally review and approve the earnout language in the
purchase documents

2) personally confirm the percentage rents from 1989 operating
statements



MK{QL& fed IE,FJEK

8888 Keysione Crossing, Suite 1200
indianapalis, iIndiana 46240
317/846-4700

DHL WORLDWIDE EXPRESS

May 21, 1990

Ms. Diane Olmstead

USF&G Realty Advisors, Inc.
Equitable Bank Center Tower II
100 8. Charles 3t., Suite 1100
Baltimore, MD 21201

Re: Shadeland Station
Indianapolis, Indiana

Dear Diane:

Fnclosed is your executed Letter of Intent for the
Shadeland Station project. As soon as you think it is
appropriate, we will order title, surveys and obtain the
consent of IDS to the assumption of its mortgage,

Sincenel

DEZ/bae
Enclosure
cc: Daniel Paris

William R. Adams
Greg A. Power



USF&G/Legg Mason
Realty Partners
Limited Partnership

May 15, 1990

Mr. Darell E. Zink, Jr.
Partner

Duke Associates

Suite 1200

8888 Keystone Cressing
Indianapolis, Indiana 46240

Dear Gene:

This letter summarizes the terms on which USF&G Legg Mason Realty
Partners Limited Partnership or its designee (the "Purchaser") is
willing to consider purchasing the Property (as defined below)
from you (the "Seller®™).

The Property consists of two single level neighborhood retail
projects, Shadeland Station Retail and Shadeland Station Shops,
located on the east side of Shadeland Avenue between REast 71st
Street and East 75th Street in northeastern Indianapolis,
Indiana. Shadeland Station Retail consists of two: cne-story
buildings containing not less than 80,866 gross square feet of
space and not less than 80,750 net rentable square feet on not
less than 9.795 acres of land including 476 parking spaces.
Shadeland Station Shops consists of one, one~story building
containing not less than 24,500 gross square feet of space and
not less than 24,436 net rentable square feet on 2.616 acres of
land with 156 parking spaces. In the aggregate, the Property
consists of not less than 105,366 gross square feet of space and
not less than 105,186 net rentable square feet of space, 632
parking spaces and all personal property used for the operatlon
of the Property (the "Property").

The total purchase price for the Property shall not exceed
$9,690,850 which is based on a 9.14% capitalization rate on
current, annual net operating income of $886,122 and is subject
to adiustment downward based upon Purchaser’s review of financial
information Seller has presented to Purchaser and upon
Purchaser’s due diligence review of the Property (as adjusted,
the "Purchase Price"). Purchaser will pay the Purchase Price by

Fund Administrator: National Realty Capital, Ing. » 2828 Routh Street = Suite 350, LB #20 » Datlas, Texas 75201 » (800) B52-1991



Mr. Darrell E. Zink, Jr.
May 15, 13890
Page 2

taking subject to a non-recourse mortgage from the IDS Life
Insurance Company 1in an amount not to exceed $4,500,000 at an
interest rate not to exceed 9.5% per year (the "Loan") and paving
Seller the difference between the Loan and the Purchase Price in
cash. Seller shall obtain all consents required in connection
with the assumption of the Loan and shall pay any fees associated
with the assumption of the Loan.

It 1is known by the Purchaser that the Seller is currently
negotilating with Marsh Foods for a store expansion. Purchaser is
under no obligation to fund such an expansion unless the
Purchaser determines, at its sole discretion, that such expansion
is economically beneficial. If such expansion is agreed to by
Purchaser, the Purchaser is willing to allow Seller an earnout
equal to the difference between the 12-month net operating income
(including net operating income from expansion less concessions)
persuant to the expansion, capitalized at 9.5% less the original
purchase price, total construction cost of expansion, and loss of
income from expansion {(not capitalized 1in the expansion
construction budget). {See Exhibit I) Seller can qualify for
earnout provided expansion is completed and net operating income
is in place within 12 months of closing.

The foregoing is a brief summary statement of Purchaser’s present
intent and does not constitute an offer or agreement to purchase
the Property and 1is not binding on either Purchaser or Seller.
The Purchaser will use reasonable efforts to conduct due
diligence review of the Property, with the cooperation of Seller,
within a 45-day periocd from the date of this letter. Seller will
provide such documentation and information as 1s reasonably
requested by Purchaser and will allow Purchaser access to the
property as and when reasonably necessary during such 45-day
period and thereafter as provided below. Seller willl refrain
from offering the Property for a period of 45 days from the date
of this letter. If the Purchaser decides to proceed further, it
shall deliver to Seller a purchase contract which the Seller and
Purchaser will negotiate during the 45-day review period (the
"Contract™) which will include, without limitation, the
following:

a) a provision in which Seller will agree to provide the
Purchaser any information concerning the Property, the Loan, or
tenants which Purchaser desires to review,
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b) a provision in which Seller will agree to permit access
to the property and its records by Purchaser and its agents for
the purposes of conducting a physical inspection and any other
due diligence,

¢) a provision giving Purchaser a reasonable peridd of time
in which to determine its desire to purchase the Property based
upon its due diligence review,

d) a provision which provides that, if Purchaser determines
to purchase the Property, the c¢losing must occur on or before
June 28, 1890,

@) a provision in which Seller will agree to secure a letter
from the IDS Life Insurance Company confirming assumability of
the Loan and the terms of that assumption, and

f} such other provisions as purchaser and its counsel shall
determine to be necessary to consummate the transactions
described herein. '

This letter is subject in all respects to finalizing a Contract
mutually acceptable to purchaser and seller.

Very Truly Yours,

USF&G LEGG MASON REALTY PARTNERS
LIMITED PARTNERSHIP

By: Mgy L Lo

Mr. Gaty L. Burke

Acknowledged and accepted:

cc: Mr., Ronald A. Hughes
Mr. Richard J. Himelfarb
Mr. Daniel B. Kohlhepp
Ms. Diane Olmstead
Mr. Greg A. Power
Mr. Jon Savage
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EXHIBIT T
Duke Earnout Calculation
April 24, 1990
Net Operating Income
(following proposed expansion-—as defined)
divided by: - 0.095
equals; Adijusted Purchase Price
less: Original Purchase Price
less: Total Construction Cost of Expansion
less: Loss of Income Due to Expansion

equals: Duke Earnout




DUKE ASSOCIATES

Corporate

Duke Associates, established in 1972, is made up of professionals who are dedicated to providing the
finest commercial real estate developments available. Currently, Duke Associates has offices in
Nashville, Detroit, Cincinnati and corporate headquarters in Indianapolis, Their purpose is 0 exercise
meticulous control over every aspect of the real estate development process.

They have an experienced team of neatly 200 professionals with expertise in all disciplines of real
estate development and have built, developed and managed over 20,000,000 square feet of the highest
quality commercial properties. Duke Associates have met the real estate needs of over one thousand
local, national and international firms.

Property Management

Duke Associates’ experienced property management professionals, most of whom are Certified Property
Managers, are dedicated to responding quickly to a tenant’s daily needs. They have built a reputation
of meeting those needs for businesses that locate in their properties, thus establishing a loyal clientele
that assures high occupancy rates.

Their on-site management team conducts routine checks of all mechanical systems and physical facilities
10 guarantee peak performance in their buildings. Duke Associates also operates a full-time grounds
crew which maintains meticulous landscaping.

Retail Space

Duke Associates develops quality retail facilities to meet a wide variety of needs. From neighborhood
centers to regional developments to mixed-use developments featuring high-fashion specialty malls and
hotel complexes, Duke Associates has the type of space to suit virtually any business.

Their locations are carefully selected for high visibility, easy accessibility and significant fraffic counts.
The buildings are designed to maximize the efficiency of any operation, and their leasing professionals
are experienced in mixing and matching the right types of businesses that lead to a successful retail
development.

This team effort has resulted in a variety of successful retail center throughout the midwest.



indianapolis, Indiana

IS

Cimcinnagi, Ohio

Keystone at the Crossing

Woedfield at the Crossings

park 100 Business Park
Huntsr Creek Business ﬁark
$outh Park Business Center
Parkwood Crossing

Hami ltan Crossing
Hillsdale Technecenter
Shadetand Station Office Park
Airport Park

Carmel HMedical Center
First Indiana Plaza

Two Market Square

One Horth Capitol

park 50 Technecenter

World Park

Governoris Pointe
Gaverner’s Hitl Gffice Park
Towers of Kenwood

Enterprise Park

Duke Associates
portfotio of Propertias

1,509,000

450,000

10,000,000
300,000
1,000,000
$50,000
1,500,000
450,000
300, 000
230,000
70,000
423,000
250,000

180,000

900, 000
1,008,000
500,000
810,000
406,000

176,000

Description

Mixed-use office park.

Office park adjacent td Keystone

at the Crossing.

Office, research and industr

ial.

gusiness and industrial park.

Mixed-use business park.

Mixed-use office space and hotat.

3usiness park.

Gffice, showrsom and wWarenouse.

affice pgrk.

{ndustrial park.
Meaical office complex.
Qffice building.
Office building.

Office building.

gffice/research
Busimess/industrial park.
Office, showroom and hotel.
Qffice park.

Cffice puilding.

industrial park, office and

showracom.



G. M. - Indiana
Robert J. Scannell

G. M. - Olio
Daniel C. Staton

Qranizational Chart
. Duke Associates

Chief Operating Officer
Thomas L. Hefner

Construction
Gary A. Burk

Property Management
Michael Coletta

Leasing
General Managers

Telecommunication
Edward Forrester

G. M. - Michigan Development Qperating
Ernest W. Maddock Companies Companies
G. M. - Tennessee
Richard W. Horn
G. M. - Retail
Don Pamig
Staff
Treasurer Human Resources Legai Services
David R. Mennel David Isler Dayle Eby

Marketing Services
Dorothy Harmon



Indianapolis, Indiana
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13

14

Cincinnati, Ohie

Xeystone at the Crossing

Woodfield at the Crossings

park 100 Business Park

Hunter Creek Busipess Park

south Park Business Center

parkwood (rossing

#amilton Crossing

Hillsdale Technecenter

Shadeland $tation Office Park

Airpert Park

carmel Medical Center

first Indiana Plaza

Two Market Square

One North Capitol

park 50 Technecenter

Worid Park

Governer's Pointe

Governor's Hill Qffice Park

Towers of XKenwood

Enterprise Park

puke Associates
Portfolio of Properties

1,500,000

650,000

10,008,000
300,000
1,000,000
950,000
1,500,000
450,009
300,000
230,800
70,000
423,900
250,000

180,000

$00, 000
1,000,000
500,600
810,000
406,000

170,0c0

Cescription
Mixed-use office park.

Office park adjacent to Keystane
at the Crossing.

Dffice, research and industrial.
gusiness and industrial park.
Mixed-use business park.
Mixed-use office space and hotel.
Business park.

office, showrcom ard warehcuse.
gffice pérk.

industrial park.

Megicai office comolex.

office building.

Office nuilding.

Office building.

Office/research
Business/sindustrial park.
Qffice, showrcom and hotel.
Office park.

Office building.

Irdustriat park, office and showrocm,




Duke Associates
Portfolio of Properties

(Continued)

7 Kernwood Commons Susiness Center 95,000 Office complex.

8 Triangle Cffice Park 172,006 Qffice park.

2 Tri-County Office Park 162,000 Office park.

10 312 Walnut Street . 350,000 Office tower.

11 Ameritrust Center/S5Z5 Vine Street -390, 000 G*;"fice building.

12 3&L Data Center/312 Plum $treet ‘ 102.'000 Office building.

13 Textiie Suiiding 214,000 distorical office buiiding.

14 ' 311 Eilm Street 2,000 Historical office building.
Detroit, Michigan

1 Seven Mile Crossing 260,000 Mixed-use office, norel, restaurant

and office spaca.

2 Six Mila Crossing 1,060,000 Zifice park.

3 . Southtield Technecenter 420,000 Sifice snd shoursom space.
vashville, Tennessee

1 Lakeview 24G,06G0 Cffice buiildings.

2 American Center 280,000 Cifice building.

3 Haywood Qaks Technecenter 530,000 Sffige, showrcom and warehouse spacs.
Catumbus, Ohio

1 Turtle Crossing 300,800 Office buildings.
Secatur, [llinois

1 Park 101 Industrial Center 466,000 industrial parx.
Rerail

1 Ffashion Mall 420,000 Retail mall.

2 Castieten Corner 445,000 strip center.

3 shadeland Station 106,000 Strip center.



10

il

Duke Associates
Portfolio of Properties

{Continued)

Glenlake Plaza ¢4 ,000
Speedway Plaza 79,000
Greenwood Corner 51,G00
Keystone Shoppes 29,600
South Park Plaza 175,000
Governor‘s Plaza 265,000
Xing‘s Auto Mall 175,009
Sugarcreek Plaza 140,000
Springdale 168,006
Market View Shopping Center 174,000
Lakewood Plaza 171,000
gllisville Plaza 33,500

Total Square Footage: -;;:;;;:é;;-

Strip

strip

Strip

Strip

Strip

strip

Strip

strip

Strip

strip

Strip

centar.

center.

centar,

centear.

center.

canter,

canter.

cegntear,

canter.

center,

centar.

centar.



Biographical Sketches

Biographical sketches of the senior management of Duke Associates are as Follows:

John W. Wvnne, 56, was one of the Original partners of Duke Associates. He is the
senior partner of the group and is involved in all aspects of the operations. He is a graduate
of The United States Naval Academy, Bachelor of Science, 1955, and Indiana University
School of Law, Juris Dectorate, 1963. He is chairman and president of Duke Realty
Investments, Inc., 2 publicly held REIT sponscred by the Company in 1986, and "of Counsel”
with the Indianapoiis law [irm of Bose McKinney & Evans.

Thomas L. Hefner, 42, is a Partner and COOQ of the Company. He is a graduate of
Purdue University, Bachelor of Arts, 1969. He joined the Company in 1981. Prior to that he
was with Continental Bank, a Vice President of Indiana Nartional Bank and Senior Vice
President of Indiana Mortgage Corperation.

Darell E Zink, Jr., 42, is a partner and the chief financial officer of the Company
responsible for project financing. He isa graduate of Yanderbilt University, Bachelor of Arts.
1968; University of Hawaii, Masters in Business Administration, 1973; and Indiana University
School of Law, Juris Doctorate, 1976. He is a former partner of the Indianapolis law [irm of
Bose McKinnev & Evans where he is still associated as "of Counsel.” He joined the Company
in 1982.

Daniel C. Staton, 36, is a Parmner and the general manager of the Company’s Ohio
of fice. Staton is a graduate of The University of \/hssourz Bachelor of Science, 1973, and
earned his Masters in Business Administration in 1982 from Northern Keatucky University.
He joined the Company in 1981

Robert J. Scannell, 36.is a Partner and the general manager of the Company’s Indiana
office. He is a graduate of the University of Missouri. Bacheior of Science, 1976. He joined
the Companvy tn {987,

David R. Mennel, 34, is a2 Partner and as the Treasurer of the Company is responsibie
for all of the management information and financial supportsystems. He is a graduate of the
University of Notre Dame, Bachelor of Business Administration, 1976. He was previously with
the accounting firm of Peat Marwick Main & Co. He joined the Company in [978.

Gary A. Burk. 37, 18 a Partner and the head of Duke’s construction management
division. He is responsible For all of the coastruction activity of the Companv. He isa
graduaze of Bradley University, 1974, with a Bachelor of Sciénce in Enginecring Technology.
Before joiming the Company in 1979, he was with the construction Firm ol C. [ber & Sons
Peoria, illinois.

Michael Coletta, 38, 1s 2 Parmer and the head of Duke’s property management division.
He is responsible for the property management of all of the properties the Company manages
{or its institutional investors. He attended St Claire College, in Cntario, Canada, and is a
Certified Property Manager designated by the Institute of Real Estate Management, He serves
on the Board of the Building Owners and Managers Association. Coletta Jomcd the Company
in 1981,

John S. Getty, 40, is the general manager of the Company’s retail division. He is
responsibie for the development and leasing of all of the Company’s shopping centers. He is
a 1970 graduate of Purdue University Wlth degree in [ndustrial Management. He joined the
Companv in 1984, Prior to that he was in marketing with Eli Lilly & Co. For i1 vears.

Richard W. Horn, 31, is the Company’s general manager of its Tennessee office. He is a2 1980



Biographical Sketches
(Continued)

graduate of Indiana University, with a Bachelor of Science in Business Administration. He
also received hi Juris Doctorate and Masters in Business Administration from Indiana
University in 1984, He joined the Company in 1984,

Ernest W. Maddock, 46, is the Company’s general manager of its Michigan office. He
is a graduate of the University of Michigan, Bachelor of Science. 1968, and received a Master’s
Degree on Marketing from Eastern Michigan University in 1969. Maddock was emploved by
Turner Construction Company and [TT prior te joining Duke Associates



DUKE PORTFOLIO

INDIANAPOLIS,

INDIANA

Description

~i

10

M

i2

13

Keystone at the Crossing

park 100 Business Park

Hunter Creek Business Park

Woodfield at the Crossing

South Park Business Center

Parkwood Crossing

Hamilton Crossing

Hillsdale TechneCenter

Shadeiand Staticon Office Park

Airport Park

Carmel Medical Center

firgt Indiana Plaza

Two Market Square

One North Capitol

A mixed-use development, 1.5 million square feet
of office space including Haverstick Office Park,
90,000 square feet; 500,000 square feet of high
fashion retailing; ten restaurants and a 560-room
Radisson Hotel.

A 1500-acre business park consisting of
more than 9.5 million square feet of office,
office research and industrial properties
with plans for more than 20 million square
feet,

A business/irdustrial parkx with 300,000 square
feet of properties with plans for 1.4 miliien

square feet of development.

A 450,000 sqguare foot office park adjacent
to Keystone at the Crossing.

A 114-3cre mixed-use business park with
ptans for 1 million sgquare feet of office,

office/showroom, hotel and retail space.

A mixed-use development with plans for 953,000
square feet of office space and 300-room hotel.

A business park development with plans for
1.5 miliion square feet of office space.

A 450,000 square foot office/showroom/warenouse
development.

An office park development with 300,000 square
feet. :

A 230,600 square foot industriat devetopment.
A 70,000 square foot medical office complex.

A 28-story, 423,000 square foot downtown office
buiiding.

A 250,000 sguars foot, 1tl1-story downtown office
ouilding.

A 12-story, 180,000 sguare foot downtown office
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EXRIRIT ¥ - |
azsusptions to Cash Flow Sumsaries
Shadelasd Station Shoppes

- {YEAR 1) - o (YEAR ]} o
ALL SCENARIOS  CONSERYATIVE XOST LIKELY 8PTINISTIC
¥et Reniable Area {5F)} 164,974 104,975 112,574 - 112,974
Growth Rate {Income) - see Note 4,0% 07 4,02 0
browth Rate (Exrpenses) - see Note L4 4.40% 4,02 3.08
Vacancy Allowance (non-ancher stores) i 74 5.40% 3.0% 3.0
Lease Remewals - wilh gplioms 807~ 8oz 407 80z
~ withoet options i) 702 0% 19z
Leasing fossissions - resewals 2.4 2.0% 2.0% 2.9%
- 2ev iemanis 4.0z 4.0% 4,07 4.0
initial fapitalization Rate §.14% 3,142 §.142 ELES
Post-Expansios (Ind year) ¥0I Lap Rate A LE 9.30% 250
Tersinal Capitalization Rate .72 .70 1.7% .75
Sale Expenses 2047 2.00% 2.0 2.00%
rigisal Purchase Price i?;774,300 §9,772,000 9,774,000 §9,774,000
pdjnsted Purchase Price Wi LT $19,743,823 10,428,524
Cost af Ezpansion #A /4 §364,388 $344,308
Juke Earacut A §0 $3,233 $287,740
Total Capital lavestsent 19,778,900 §10,343,823 §10,428,328
Tetal Eqaity Tavesisent (8 50T laverage) 3,999,400 4,137,329 4,251,411
Project IRR - as presenied Aeril 25, 1994
- on invesied capital 10.82 1.5 11.92
- on fovested squity (¥ 30% laverage) [1.9% 3.3 .2
Project IRR - gfter AN, refit, reserves afjusizents
- on invested capital 19.4% H.IT 1.7
~ on invested equily (8 407 leveragel 1.1z 12,52 13.72
Project IRR w/ adjusiments above 4 purchase price of: 9,390,000 ¥,300,000 ¥,300,000
oo ceeeeeee 304 adjusted purchase price of: L 16,214,572 18,500,093
Jake Earnomt ¥ 144,984 433,483
Tatal Capital Invesisent 9,990,000 18,214,372 19,500,033
Eamity Investaent (8 40% leverage) 3,800,000 4,986,429 4,200,028
- o8 invested capilal 18.8% 1.3 1.2
- o# ipvested equity {¥ 407 leverage) 12.1% 13.0% 1391

Roter & 52 srowih rate was nsed in all years of the aptisistic scesario

Teras of Leverage

Existing (Assumed} Jebi

44,400,000
$.5302

- 30 year asortization

- level paysents (PRI}
12/92

38 Life Insurance Soapany

Principal Ralance:
Interest Rates
Repayneat Type:

Haterity:
Leader:

fdditismal Debt
Primcipal Ralance
interest Rate:
fepaymeat Type:
Materity:

see cash flow susmaries
10.00%

bzllaon

through daration of project



