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PiEpMONT REALTY ADVISORS
NBO CONNECTICUT AVENUE, N. W
Suite 705
- . WaSHINGTON, D. C. 20036

2Q2-822-9000

August 26, 1985

Real Bstate Investment Committee Members
United States Fidelity and
Guaranty Conmpany
100 Light Street
Baltimore, Maryland 21202

Re: T.L. James Business Park
New Orleans, Louisiana

Dear Sirs and Madam:

Enclosed for your review is an Investment Report on a
proposed joint venture with the Trammell Crow Company
to acquire and develop 13 land parcels in the James
Business Park in St. Charles Parish, Louisiana.
Piedmont Realty Advisors reviewed this project with the
Real Estate Investment Committee on July 23, 1985.
This report documents the presentation and provides a
detailed analysis. A summary of the proposed joint
venture is presented in Exhibit I-1, and a schematic
representation of the investment structure is shown in
Exhibit I-2.

The Property -- The subject land parcels are in the
T.L. James Business Park which is located 15 miles west
of the New Orleans Central Business District and
adjacent to the New Orleans International Airport on
Route 61 (Airline Highway). The James Business Park is
five years old and has enjoyed good market acceptance
as the best planned and controlled business park in the
region.

The joint venture would acguire 10 building sites and 3
properties which are currently under development. The
joint venture would also have the option to acguire an
additional 2.755 acres during the next twelve months
and 10.16 acres during the next 24 months. The
location of the building sites within the business park
allows for the development of bulk warehouse
facilities, service center buildings, and low-~rise
offices. The development plan is to build 2 to 4
buildings per year over a five year period.
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The buildings currently under development include a
47,747 square foot bulk warehouse facility, a 48,827
square foot service center facility, and a pre-leased
build-to-suit office/warehouse. These buildings are
financed by existing construction loans. Since the
road system and all off-site improvements are already
in place, the following project budget is primarily
land acquisition costs:

Land Acguisition

Parcels 4~13 (Sept. 11, 1985) $3,095,113
Parcel 14 (option to purchase
within 12 mos.) 378,000
Marketing and Administrative Expenses 200,000
Real Estate Taxes 200,000
Total $3,873,113
The Market -- The New Orleans industrial market is soft

but improving. In 1984, 1,700,000 sguare feet of
industrial space was leased, and in the first half of
1985, approximately 1,250,000 square feet was leased.
With absorption increasing, rental rates and building
costs stable, and new construction decreasing, the
market outlook for industrial space is positive,
especially as the general New Orleans economy recovers
from the 1980-~1982 recession and the slumping oil
market.

The market rental rate for service center space 1is
$7.25 to $7.95 per square foot for new space with 50%
office finish, and bulk warehouse space is leasing from
$3.25 to $6.00 per square foot with 5 to 10% office
finish. All rental rates are quoted net of operating
expenses. Free rent concessions, up to six months in a
five-year lease, are reported. However, the most
recent lease in the James Business Park had only three
months of free rent with a rental rate of $6.65 bulk
warehouse space with 13% offices.
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The Joint Venture Partner and the Developer -—- The
Dallas Industrial/Louisiana Division of the Trammell
Crow Company is the joint venture partner and developer
in this project. The Dallas Industrial /Louisiana
Division has total assets of $514 million and a net
worth of $240 million, is headed by J. Marc Myers, a
senior partner since 1974. While Trammell Crow is the
largest private real estate developer in the United
States, the Dallas Industrial/Louisiana Division in
particular has developed thirteen business parks since
1974 and manages over 22 million square feet of space.

The Risk and Return -- In the proposed joint venture,
USF&G will be a 25% limited partner in all partnerships
and will have a maximum financial exposure of
$3,873,113. All invested capital receives an 11%
annual priority return which accrues but does not
compound. All cash proceeds from land sales or
transfers, permanent mortgage overborrow, and property
sales are used first to pay USF&G for any outstanding
capital contributions and priority returns, and then
they are split 75/25 between Trammell Crow and USF&G.
The annual cash flows from developed buildings are
split 75/25 between Trammell Crow and USF&G.

The market risks are minimized because of the proven
market acceptance of the James Business Park, the
multiple land uses, and the track record of the
Trammell Crow Company. Also, the experience,
expertise, capital strength of the Trammell Crow
Company further minimizes the operational and default
risks. The yield is very sensitive to changes in
absorption rates and reinvestment rates, and it is
estimated to be 25% assuming 5% inflation and a l2-year
holding period. This yield is an adequate return for a
land development project.

Therefore, we recommend that USF&G accept the joint
venture proposal under the terms and conditions
outlined in this report. If you have any guestions,
please call me.

Sincerely,

—

G el L5

Daniel B. Kohlhepp
Vice President

Tl

DBK:clg
Enclosures




Exhibit 1-1
PiEpMONT REALTY ADVISORS
150 CONNECTICUT AVENUE N.W
SUITE 705
WaSHINGTON, D.C. ZO0O36

202-822-9000

July 19, 1985

Mr. J. Marc Myers

Senior Partner

Trammell Crow Company
3500 LTV Center

2001 Ross Avenue

Dallas, Texas 75201-2987

Re: T.L. James Business Park
New Orleans, Louisiana

Dear Marco:

Piedmont Realty Advisors is prepared to recommend to its
client's Investment Committee that it enter into a joint
venture with your firm to develop portions of the above
captioned property under the following terms and conditions:

Property:

Location:

Land Area:

Development
Plan:

Certain parcels of ground in the T.L.
James Business Park which are identified
on Exhibit A attached.

T.L. James Business Park on Airline
Highway 1in §8t. Charles Parish,
Louisiana.

Total Land Area: Approximately 32.472

Acres, broken down into development
sites shown on Exhibit B attached.

The above land is to be developed in
accordance with the site plan attached
as Exhibit C. Immediate development
will consist of St. Charles I, a bulk
warehouse facility containing 47,474
square feet; St. Charles II, a service
center facility containing 48,824 square
feet; and the Curtin Matheson Building,
a bulk warehouse facility containing
40,500 sgquare feet. The remaining

parcels will be developed as market
opportunities arise in a manner
generally consistent with the attached
development plan.
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Parties:

Ownership
Structure:

Basic
Responsibilities:

An affiliate of the United States
Fidelity and Guaranty Company (USF&G)
and an affiliate of the Trammell Crow
Company (Trammell Crow) which will have
general partners, J. Marc Myers, The
Trammell Crow Foundation, Joel Peterson,
and J. McDonald Williams. o

A land partnership in which Trammell
Crow will be a general partner and USF&G
will be a limited. partner will take
title to approximately 21.305 acres of
ground. Three building partnerships in
which Trammell Crow will be a general
partner and USF&G will be a limited
partner, will be formed to take title to
St. Charles I, St. Charles II, and the
Curtin Matheson Building. The general
partner will have a 75% ownership in

reach of the above partnerships, and the

limited partner will*have a 25%
ownership in each partnership.
Additional building partnerships will be
formed with the same ownership structure
as each parcel of ground is developed.

USF&G Responsibilities

USF&G will make an initial capital
contribution of $25 to each partnership.
USF&G will make the following "special
capital contributions™ to the land
partnership:

1. The land acquisition costs which will
be used to acgquire the rapproximately
21.305 acres and which shall not be more
than $3,095,113.
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2. General marketing and administrative
costs which are not to exceed $200,000.
This money will only be spent with
USF&G's approval and will not include
overhead or salaries of Trammell Crow.

3. Annual real estate taxes on the
undeveloped land which are not to exceed
$200,000.

4, FPunds to acquire an additional parcel
of land identified. as "One~Year Option
Land™ in Exhibits A and B which is not
to exceed $378,0060.

5. Reasonable closing costs for all
transactions including the option land

if exercised. At the closing of the
joint venture agreemént a $40,000
brokerage fee shall be paid tc Northland

- Mortgage, and a $39,000 joint venture

fee shall be paid to USF&G.

6. USF&G will not be asked to make
additional capital contributions to the
building partnerships until the later of
(a) 95% occupancy is achieved or (b)
completion of construction. USF&G is
under no obligation to make additional
capital contributions after that time.
If USF&G declines to make a capital
contribution, then the building
partnership may borrow the required
funds.

7. USF&G has the right to fund the
purchase of the "Two Year Option Land”
{shown in Exhibits A.and B) as special
capital and to develop that land under
this joint venture agreement. If USF&G
declines to purchase the two year option
ground, then Trammell Crow is free to
acquire and develop the ground on its
own or to seek other joint venture
partners for the &cquisition and
development of this ground.
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Trammell Crow Company Responsibilities

1. Trammell Crow will be a 75% general
partner in the land partnership and each
building partnership and will contribute
$75 of initial capital to each
partnership.

2. Trammell Crow will immediately
develop the St. Charles I property; the
St. Charles II property, and the Curtin
Matheson Building. Trammell Crow is to
receive a development fee of 5% of hard
costs for the development of these three
buildings. All future buildings will be
developed for a development fee equal to
3% of hard costs.

3. Trammell Crow will manage the
development and marketing of the
remaining sites in a timely fashion in
 response to market opportunities.

4. Trammell Crow will earn a leasing
commission of 4% for leases not
involving an outside broker, and 2% for
leases involving an outside broker.

5. Trammell Crow will receive a property
management fee equal to the following
percentages of collected rents: 3% for
single tenant buildings, 4% for multi~
tenant warehouse buildings, and 5% for
multi-tenant office buildings.

i - 6, Trammell Crow will make gquarterly
o reports to inform USF&G of the business
activity of each. partnership.

7. Trammell Crow will make at least

gquarterly distributions of all

distributable proceeds. ,
R !

8. Trammell Crow will provide full

accounting repérts annually.
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Priority Returns:

Development .
Release Price:

Repayment of
Capital:

The limited partner will receive a
priority return of 11% per annum on the
outstanding special capital which will
accrue on a 360~day year and which not
be compounded.

Land parcels will be transferred from
the land partnership to the building
partnerships at the development release
price which will be based on each -
parcel's acquisition cost (Exhibit 2),
and its proportionate share of the
priority returns to special capital and
proportionate share of the outstanding
special capital.

1. Release prices paid by the building
partnerships to the land partnership
will be designated to reduce the
outstanding special capital.

2. Proceeds from land sales to third
parties received by the land partnership
will be utilized £first to repay the
outstanding special capital and then
split on a 50-50 basis.

3. Sales proceeds received from
building sales by the building
partnerships will be used to repay
outstanding special capital in the land
partnership and then split 75% to the
general partner and 25% to the limited
partner.

4, "Overborrow" from permanent mortgages
on buildings in the building
partnerships will first be used to repay
any outstanding special ‘capital in the
land partnership and then split 75% to
the general partner and 25% to the

limited partner. ‘
' L A
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Adj

ustment of

Special Capital:

Ccon

A?.

tingencies:

Plans and
Specifications:

5. The c¢ash flow from operations
generated by properties in the building
partnerships will be distributed 75% to
the general partner and 25% to the
limited partner. If a participating
mortgage loan is obtained, the limited
partner will not be diluted below 15%
without its consent.

The partnership interests of the general
partner and the limited partner in the
building partnerships will be subject to
adjustment if there is any outstanding
special capital on the earlier of
December 31, 1992 or the termination of
the partnership. If there 1is
outstanding special capital at this
time, the special capital can be repaid
in any of the following, or a
combination of the following, methods:

1. The general partner can contribute

capital to repay the outstanding special
capital, or

2. The remaining land, if any, can be
sold to repay the outstanding special
capital, or

3. The equity ownership in the building
partnerships based on the market values
of the properties can be adjusted to
repay the outstanding special capital.

USF&G reserves the right to approve the
plans and specificationsfor all
improvements to approve all major
changes, modifications, or corrections
to the plans during the construction
period. USF&G has 15 days; tg approve or
dlsapprove the plans, specifications,
and major changes, modifications, or
corrections., Failure to respond within
the 15 business days shall be considered
an approval.
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B.

C.

D.

——

G.

Engineering:

Land Sales

Permanent
Financing:

Leasing:
Lt . H

“

Committee
Approval:

P,
Economic Due
Diligence:

USF&G reserves the right to receive a
satisfactory report from a third party
inspecting engineer as to the
structural adequacy of the buildings and
their operating systems. All inspecting
engineering fees shall be reasonable and
reports shall be delivered within a
reasonable time period.

USF&G reserves the right to approve all
land sales to third parties. Failure to
respond within 10 business days .after
receipt of the sales contract shall be
considered approval.

USF&G reserves the right to approve all
permanent financing in the building
partnerships. Failure to respond within
15 business days after receipt of the
financing proposal shall be considered
approval.

USF&G reserves the right to approve all
‘leases with terms and conditions outside
the pre-approved leasing guidelines.
Failure to respond within 10 business
days after receipt of the proposed lease
shall be considered approval. The
leasing guidelines will be part of the
joint wventure agreement. Trammell Crow
Company has the right to bind the
partnership to leases that fall within
the leasing guidelines.

This letter of intent must be approved
by the USF&G Investment Committee.

This letter of intent will be subject to
Piedmont Realty Advisors' satisfactorily
completing its economic due diligence.
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1f the terms outlined in this letter are acceptable, please
sign below and return this letter with a good faith deposit
of $10,000 by July 25, 1985. The good faith deposit should
be wired to a custodial account., Please call me for wiring
instructions. The good faith deposit will be returned if
USF&G does not enter into a joint venture agreement
according to the terms of this letter, or the good faith
deposit fee will be applied to the joint venture fee if an

agreement is completed.

Sincerely,

Daniel B. Kohlhepg<z£§§£2€%§?éb//
Vice President -

DBK:clg
!
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Exhibit B
TABULAR SUMMARY

PARCEL #  NAME BUILDING LAND*  ALLOCATED LAND COST
AREA AREA TOTAL PSF
1  ST. CHARLES I 47,474 120,000 360,000 3.00
2 ST. CHARLES II 48,824 126,408 538,500 4.26

3 CURTIN MATHESON 41,104 120,000 314,550 2.62

SUB TOTAL 137,402 366,408 1,213,050 3.31
8.412 Acres

4 INITIAL LAND 46,350 115,874 303,735 2.62
5 INITIAL LAND 41,400 121,415 377,668 3.11
b INITIAL LAND 26,125 80,138 210,062 2.62
7 INITIAL LAND 16,650 70,219 230,038 3.28
8 INITIAL LAND 30,150 92,216 241,722 2.562
9 INITIAL LAND 40,225 100,563 263,600 2.62
1a INITIAL LAND 26,250 75,000 591,153 7.88
11 INITIAL LAND 21,640 89,6496 246,702 2.75
12 INITIAL LAND 26,12% 80,138 210,062 2.682
13 INITIAL LAND 57,5850 102,802 420,371 4.09
SuUB TOTAL 332,485 928,061 3,095,113 3.34
21.305 Acres
14 1 YR, GPTION 47,474 120,000 378,000 3.15
2.755 Acres '
TOTAL ACRES EXCEPT 2 YR OPTION LAND 32.472 Acres
15 2 YR. OPTION 112,500 NOTE 1
16 2 YR. QPTION 330,000 NOTE 1

ROTE 1: THE TW0 YEAR GPTION LAND CAN BE PURCHASED FOR
$3.50 PSF PLUS 6% PER YEAR.

* The land areas have been changed slightly since the
letter was signed, and the correct land areas are
shown in Exhibit II-3C -~ The Plaot Plan Summary.
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I1. PROPERTX

A. INTRODUCTION

i -

The proposed investment is an eguity jeint venture with
the Trammell Crow Company to develop 13 land parcels in
the T.L. James Business Park which is located in St.
Charles Parish, Louisiana. (See Exhibit II-1}. The
Prammell Crow Company controls the land under the
"Contract of Sale” which is presented in Appendix A.
At this time three of the thirteen parcels under
contract have been purchased and are currently being
improved with three industrial buildings.

B. LOCATION

The subject property is in the New Orleans Metropolitan
Area, 15 miles west of the Central Business District
and adjacent to the New Orleans International Airport.
See Exhibit II-2.

1. New Orleans

New Orleans is located at the crossroads of the
nation's two principal inland waterway systems: The
Gulf Intracoastal Waterway and the Mississippi kiver.
The Port of New Orleans (served by over 100 steamship
lines with 4,000 ships calling annually), and the South
Louisiana Port Commission (which accommodates 70
million tons of grain and oil annually) combine to make
the River Region the number one port area in the world
with 38% more tonnage than Rotterdam, the world's
second largest port., The area contains the nation's
second Foreign Trade Zone. Office operations
associated with the port area include the consular
and/or trade offices of 45 governments, 54 steamship
agencies, lmporters and exporters, freight forwarders,
transportation services, international banks, federal
government agencies and custom house brokers.

2. Accessibility

The T.L. James Business Park fronts on Airline Highway
(US Route 61), the main route from Baton Rouge to New
Orleans. See Exhibit II-2. The Greater New Orleans
area is served by Interstate Highways 10, 55, and 59.
I-10 is approximately 4.5 miles north of the subject,
and 1-310 is a proposed highway spur scheduled for
completion in 1990 which would connect I-10 to US 61
and US 90. Part of I-310, the bridge over the
Mississippl River, has already been completed. This
new highway will pass less than one mile west of the
proposed project. The I-310 route is shown on Exhibit
I1-2 as a dotted line, and it is also shown in more
detail in Appendix B. '

~15~




The James Business Park is adjacent to the New Crleans
International Airport which serves 30 commercial
airlines and 6 million passengers annually. The
airport runways are visible in the aerial photograph of
the property presented in Exhibit II-3A. The airport
is scheduled for expansion in the near future, and the
new runway would wrap around the Park. See Appendix C.
However, several political and financial problems must
be resolved before the expansion can occur.

Ingress and egress for the subject property via by
Jjames Boulevard, a divided four-lane road which
connects James Drive to Airline Highway. The T.L James
Company plans to expand James Drive West to Airline
Highway as a service entrance to the Park. The land
is available for this expansion, and the cost of the
entrance would be shared by all of the land owners in
the park. Consequently, the joint venture's share
would be approximately 10-15%, and this cost is
included in the development budget under the general
administrative category.

3. The T.L. James Business Park

The T.L. James Business Park is five years old,
contains approximately 200 acres, and has 44 tenants
occupying 16 buildings. The Park is being developed by
7.L. James Company, a dredging and paving firm whose
headquarters are located in the Park. To date the Park
has enjoyed good market acceptance as buildings have
been fully occupied during short lease-up periods.
There are currently 3,290 square feet of service in a
park with a total inventory of 226,435 square feet.
The area surrounding the subject properties contains a
mixture of two and three-story offices, service center
buildings, and bulk warehouse facilities. Appendix D
contains photographs of several existing buildings
along with a tabular summary of the current tenants.

Exhibits II-3A and II-3B are aerial photographs of the
James Business Park. The nunmbered areas of the
photographs identify the land parcels included in the
Prammell Crow purchase contract and are part of the
proposed joint venture. Exhibit II-3C is a tabular
summary of the subject land with parcel numbers which
correspond to Exhibits II-3A and II-3B.

-16~




c. JOINT VENTURE LAND

The plot plan for the James Business Park is presented
in Exhibit II-4, and the shaded areas identify the
joint wventure land parcels. The numbers in this
exhibit correspond to the parcel numbers in Exhibits
1I-3A, II-3B, and 1I-3C. The land that is currently
under development by Trammell Crow includes Parcels 1,
2, and 3 (approximately 8.751 acres). Parcels 4
through 13, (approximately 23.363 acres) will be
purchased at the closing of the joint venture
agreement, and Parcel 14 (2.755 acres) and Parcels 15
and 16 (approximately 10.158 acres) are part of a
verbal option agreement, the documentation for which
is currently being drafted.

The parcels are zoned "M-~1", (light manufacturing and
industrial district), which allows for the construction
of office and warehouse buildings. Appendix E is a
letter of zoning verification. All of the sites are
served by a 36-foot wide concrete road system with
subsurface drainage, and all utilities are available.
The sites have been graded and are ready for
construction. K

The purchase price of Parcels 1 through 13 is 70% of
the current retail price. The 30% discount represents
the spread between the wholesale land cost and the
retail sales price of individual lots adjusted for the
absorption period. The purchase price for Parcel 14
(the one-year option land) is also 30% if the retail
price. Parcels 15 and 16 (the two-year option land)
are priced at the retail level and the purchase price
increases 5% annually. The price of the options for
parcels 14, 15, and 16 will be nominal. Exhibit II-3C
also includes the acguisition cost allocation for each
land parcel.

D. THE IMPROVEMENTS

l. Master Plan

The master plan for developing the joint venture land
is presented as Exhibit II-5. Again the parcel numbers
correspond to the tabular summary in Exhibit II-3C.
The master plan provides for approximately 557,046
square feet of buildings in Parcels 1 through 13 and an
additional 47,474 sqguare feet of building in Parcel 14.
No building plans for Parcels 15 and 16 have been
prepared at this time.

-1y




The parcel numbers also correspond to the expected
order of development. For example, Parcels 1, 2, and 3
are under development, and Parcels 4, 35 and 6 would be
the next construction phase. Generally, +the master
plan has the office and showroom buildings located
towards the front of the Park on those sites with the
best exposure. The bulk warehouse space will be
located at the rear of the Park. The bulk warehouse
traffic will be separated from the office and service
center traffic since it will use the planned James
Drive West entrance on Airline Highway.

2. St. Charles I —-- Bulk Warehouse Space

St. Charles I is a bulk warehouse facility currently
under construction on Parcel 1. It will contain 47,474
square feet and will have a total development cost of
$40.93 per square foot. The building rendering, £floor
plan, and construction budget are presented in Exhibits
II-6A, 1I-6B, and I1-6C respectively. This building
will be the prototype for the future bulk warehouse
facilities constructed for the joint venture. It
will contain 10-15% office space and can be rented in
areas as small as 4,200 square feet. There are five
dock-high loading areas on each side of the building so
that the front of the building can be landscaped to
maximize its visual appeal from the street level.
Parcels 4, 9, and 14 are expected to have similar
building improvements. '

3. St. Charles II -- Service Center Facility

St. Charles II is a service center building which is
currently under construction on Parcel 2. The building
rendering, floor plan, and construction budget are
presented in Exhibit II-7A, 1I-7B, and 1I1I-7C
respectively. The building will contain 48,824 square
feet of which 70% can be finished as office space.

with 50% office finish, total development costs are
. $56.65 per square foot.

A prototype for other service center buildings, St.
Charles II provides each tenant with a ground level
entrance. The L-shaped building design screens the
dock-high loading areas from the front entrances. A
variety of tenants can be accommodated with 25-foot
wide bays that vary in depth from 77 to 146 feet.
Heavy landscaping and the hidden loading areas make a
very attractive street appearance. Parcels 5, 6, 8,
10, and 12 are expected to be developed in this manner.
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4. Curtin Matheson Building -- Build to Suit

Curtin Matheson Scientific will occupy a build to suit
building on Parcel 3. A five-year lease has been
signed and construction is to begin immediately.
Exhibits II-8A, II-8B, and 11-8C are the site plan,
elevation, and construction budget for this building.
As a predominantly bulk warehouse facility, it will
contain 40,500 square feet, and the total development
cost should be $45.83 per square foot. The net lease
provides for an . .annual rental rate of $6.65 per square
foot (a 13.35% return on total development costs) with
one five-year renewal option at $8.65 or fair market
rental, whichever is less.

5. Office Buildings

Parcels 7, 11 and 13 will be improved with one or two-
story office buildings. The construction of these
buildings is scheduled for the latter phases of
development so that the current excess space in the
oversupplied New Orleans office market can be absorbed.

E. DEVELOPMENT BUDGET

The development budget for the joint venture is minimal
because the sites are ready for construction and all
off-site improvements are in place. The breakdown of
the development budget is as follows:

Land Acquisition:

Parcels 4 through 13 $3,0985,113
Parcel 14 378,000
General Marketing and Administrativg Costs 200,000
Real Estate Taxes 200,000
Total ' ' : $3,873,113

The administrative costs are for closing expenses,
brokerage fees, pro rata share of Park improvements,
marketing brochures and contingency reserves. These
costs will not include salaries or overhead of the
Trammell Crow Company. The real estate tax estimate is
based on the total land area at today's assessment rate
at market value which would result in real estate taxes
of $46,700 per year. Consequently, this budget figure
is very conservative as the tax for all parcels could
be carried for over four years.

....."9....




F. CONCLUSION

The T.L. James Business Park is a well located,
business park with proven market acceptance and good
accessibility. The proposed iighway improvements,
airport improvements, and additional park entrance

would all further enhance the park's competitive
position.

The subject parcels, purchased at a wholesale price,
provide for multiple land uses: office, service
center, and bulk warehouse. with all off-site
improvements in place and the building sites ready for
construction, the development of these sites can
respond rapidly to market opportunities.
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Exhibit 11-2
SITE VICINITY MAP
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Exhibit i1-3C
PLOT PLAN SUMMARY
TABULAR SUMMARY

PARCEL #  NAME BUILDING LAND ALLOCATED LAND COST
AREA AREA TOTAL PSF
1 S8T. CHARLES I 47,474 120,000 360,000 3.00
ST. CHARLES 11 48,824 156,206 538,500  3.45

3 CURTIN MATHESON 40,500 105,000 314,550 3.00

SUB TOTAL 136,798 381,206 1,213,050 3.18
8.751 Acres

4  INITIAL LAND 46,350 105,000 303,735 2.89
5  INITIAL LAND 41,400 158,776 377,668  2.38
6  INITIAL LAND 26,125 75,000 210,062  2.80
7 INTITIAL LAND 16,650 706,219 230,038  3.28
8  INITIAL LAND 30,150 75,000 - 241,722 3.22
9  INITIAL LAND 40,225 105,000 263,600 2.51
10 INITIAL LAND 60,000 161,172 591,183  3.67
11 INITIAL LAND 21,660 89,734 246,702 2.75
12 INITIAL LAND 26,125 75,000 210,062 2.80
13 INITIAL LAND 57,560 102,802 420,371 4.09

SUB TOTAL 366,235 1,017,703 3,095,113  3.04

23.363 Acres

i4 1 YR. OPTION 47,474 120,000 378,000  3.15
2.755 Acres

TOTAL ACRES EXCEPT 2 YR OPTION LAKD 34.869 Acres
15 2 YR. OPTION 112,500 NOTE 1

16 2 YR. OPTION 330,000 NGTE 1

NOTE 1: THE TWO YEAR OPTION LAND CAN BE PURCHASED FOR
$3.50 PSF PLUS 5% PER YEAR.
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Exhibit 1-6B
ST. CHARLES  SITE PLAN
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Exhibit 11-6C
ST. CHARLES | CONSTRUCTION BUDGET

------------------------------------

CONSTRUCTION YEAR 1985
LAND: '
Total 5q. FL. 120,000
Cost Sq. Fi. $31.00 $360,000
BUILDING SHELL: SQUARE FEET COST s5¢. FT,
Bidg. A 47,474 $20.87
47,474 $20.87 $990,782
FINISH: SQUARE FEET COST sSQ. FT
Bldg. A 47,474 34.50
47,474 $4.580 $213,633
TOTAL HARD COSTS $1,564,415
FINANCIAL: :
Trammell Crow Development Fee 5.00% of hard cost 378,221
L.oan & Mortgage Fee 1.00% of hard cost $15,644
Construction Interest
Interest Rate 11.00% Land $19,800
Construction Pertad 6 months Byilding Shell $27.,247
Lease-up Period 9 months Lease-up $129,064
LEASE UP INCOME 25.00% during lease-up period (%$50,293)
ARCHITECT & ENGINEER PSF BLDG= 6.30 $14,242
LEGAL ‘ $2,000
MARKETING $6,000
LANDSCAPING & LAWN PSF LAND= 6.17 $20,400
COMMISSION 5 yr leases 8 5.00% 367,057
PROPERTY TAXES $2,000
CONTINGENCY PSF BLDG= 1.00 $47,474
TOTAL cosys  eessssesecceseces
$1,943,271
TOTAL COST PER SQUARE F00T . $40.923

RENT PRO FORMA

RENT: NRET RENT
PER SQ. FT.

Bldg. A $5.65 ANNUAL RENT $268,228
INSURANCE $0.00 PER 5Q. FT. $0
MAINTENANCE $0.00 PER SQ. FT. $0
TAXES $0.00 PER SQ. FT. $0
MANAGEMENT 4% $10,72¢9
YACANCY 5% $13,411
NET OPERATING INCOME $244,088
Keturn On Total Cost 12.56%
Debt Payment 213,760
CASH FLOW 30,328
Bebt Coverage Ratio 1.14
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Exhibit 11-7B

ST. CHARLES Il SITE PLAN
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LAND:
Total $g. Ft.
Cost Sq. Ft.

BUTLDING SHELL:

Bldg. A

FINISH:

Bldg. A

TOTAL HARD COSTS
FINANCIAL:

Exhibit 11-7C
ST. CHARLES |I CONSTRUCTION BUDCGET .

......................................

CONSTRUCTION YEAR

156,206
$3.45
SQUARE FEET

-------------

~~~~~~~~~~~~~

-

48,824

Trarmell Crow Development Fee

l.oan & Mortgage Fee
Construction Interest

Interest Rate

Constryction Period

Lease-up Period
LEASE UP INCOME
ARCHITECT & ENGINEER
LEGAL
MARKETING
LARDSCAPING & LAWN
COMMISSION
PROPERTY TAXES
CONTINGENCY
TOTAL {OSTS

TOTAL COST PER SQUARE FOOT

RENT:

Bldg. A
INSURANCE
MAINTENANCE
TAXES
MARAGEMENT
VACANCY

NET OPRERATING INCOME
Return 0n Total Cost

Debt Payment

CASH FLOW
Debt Coverage Ratto

RENT PRU FORMA

- -

KET RENT
PER SQ. FT.

£0ST 5Q. FT.

wwwwwwwwwwwwwwwww

.................

$22.7%

CosT 5Q. FT.

.................

P L L L

5.00% of hard cost
1.80% of hard cost

11.00% Land
6 months Buiiding Shell
9 months Lease~up
25.00% during lease-up period
PSF BLDG= 0.30 .
PSF LAND= 0.17
5 yr leases @ 5.00%
PSF BLDG~ 1.00

nnnnnn

$7.90 ANNUAL RENT
$0.00 PER 5Q. FT.
$6.00 PER 5Q. FT.
$0.00 PER 35Q. FT.

4

5%

1985

$538,5C0

$1,110,746

$610,300

n .-

$2,259,546

$112,977
$22,598

329,618
$30,546
$185,413
{372,321}
$14,647
$2,000
$6,000
$26,555
$96,427
32,000
$48,824

$2,765,827
$56.65

$385,710
$0

30

340
$15,428
$19,285

———————————————

$350,996
12.69%

304,241

---------------
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LAND:
Totad $Sq. Ft.
«Gost .Sq. Ft.

Exhibit 11-8C
CURTIN MATHESON
CONSTRUCTION BUDGET

--------------------------------------

CONSTRUCTION YEAR

105,000
$3.00

BUILDING SHELL: SQUARE FEET COST 5Q. FT.

Bldg. A 40,500 $28.57
40,500 $28.57

FINISH: SQUARE FEET COST 3Q. FT.

Bidg. A 40,500 $3.64
40,500 $3.54

TOTAL HARD COSTS

FINARCIAL:
Trammell Crow Development Fee 5.00% of hard cost
Loan & Mortgage Fee 1.00% of hard cost

Construction Interest

Interest Rate 11.00% lL.and
Construction Period & months Building Shell
Lease-up Period 0 months Lease~up

LEASE UP INCOME

ARCHITECT & ENGINEER PSF BLOG= 0.30

LEGAL

MARKETING

LANDSCAPING & LAWN PSF LAND= 0.17

COMMISSION

PROPERTY TAXES

CONTINGENCY PSF BLDG= 1.00

TOTAL COSTS

TOTAL COST PER SQUARE FOOT

RENT:

Bidg. A
INSURANCE
MAINTEMANCE
TAXES
MANAGEMENT
VACANCY

NET OPERATING INCOME
Return On Total Cost

Jebt Payment

CASH FiLOM
Debt Coverage Ratio

RENT PRO FORMA

---------------------

NET RENT
PER SQ. FT.
$6.65 ANNUAL RENT
$0.00 PER 5Q. F7.
$0.00 PER SQ. FT.
$0.080 PER 5Q. FT.
Ky
5%

1985

$314,500

$1,174,504

$149,721

---------------

$1,638,725

$81,936
$16,387

$17,298
$32,299
$0

$6
$12,150
$2,000
$6,000
$6,885
$0
$2,000
$40,500
31,856,180
$45.82

$269,325

$0

$0

$0

$8,080

$13,466

$247,779
13.25%

204,180

43,599
.21




IR
A




IX1. MARKET OVERVIEW
A. INTRODUCTION

New Orleans, a national trading center close to the off
shore oil fields in the Gulf of Mexico as well as the
Texas, Oklahoma and Louisiana oil fields, has been
adversely affected by the recent drop in oil prices
along with the national recession of 1980-1982.
However from 1975 to 1984, the population has increased
from 1,115,000 to 1,337,900, and business activity in
1984 and 1985 has been increasing. At this time, both
the office market and hotel market are oversupplied
while the industrial market is soft but improving.

B. NEW ORLEANS INDUSTRIAL MARKET

There are six general areas of industrial development
in the New Orleans Metropolitan Area:

° Central New Orleans- CBD, contains heavy
industrial storage/transfer facilities along the
riverfront {wharves, warehouses, Foreign Trade
Zone);

° East New Orleans— East of Inner Harbor Navigation
Canal, including Lakefront Airport, Almonaster-
Michoud Industrial District (7,000 acres, zoned in
1979, 92 acres of which are a Foreign Trade 2Zone);

Elmwood- The oldest business park area in New
Orleans, located south of I-10 is a mixture of
heavy and light industrial;

° Metairie- located north of Airline Blvd., primary
location of suburban, office parks;

Kenner- located in the vicinity of the New Orleans
International Airport, includes James Business
Park; -

Westbank- primarily a compliment to Central New
Orleans facilities (wharves, dry docks,
shipyards).

The location of each of the above industrial areas is

designated on the map In Exhibit ITI-1 along with the
available space for lease and/or sale in each district.

_38.....




The total industrial space for lease or sale in New
Orleans is 6,255,183 square feet with the majority of
this space in the Central New Orleans and Elmwood
areas. Less than 10% of the available space is located
near-the subject property {(the Kenner areaj. In 1984
there was 1,750,000 sqguare feet of industrial space
absorbed in New Orleans, and in the first two quarters
of 1985 approximately 1,250,000 square feet was
absorbed. These aggregate figures suggest that 2.5 to
3.5 years will be required to absorb the currently
available space.

While accurate and detailed statistical data on the
industrial market are not available, a survey of
property owners and leasing brokers indicated that the
current market is generally soft with stable lease
rates but shorter lease terms and free rent
concessions, up to six months on five-year leases in
some instances. Generally, owners and agents are
optimistic because absorption is increasing, rental
rates and building costs were stable, and new
construction is decreasing. There is widespread
concern about the entrance of the Trammell Crow Company
into the New Orleans industrial market because of its
national tenant contacts as well as its marketing and
management efficiency. '

C. COMPETITIVE MARKET SURVEY

Piedmont Realty Advisors surveyed the New Orleans
industrial market and found nine properties in five
business parks which were considered competitive with
the proposed improvements in the James Business Park.
Since all of these business parks had additional land
for development, these parks will continue to be future
competition. This survey is summarized in Exhibit III-
2, and the location of each business park is shown in

Exhibit III-3. All rents are quoted net of operating
expenses.

1. Elmwood Business Park

Elmwood is the largest and oldest business park in New
Orleans. It features a mixture of heavy industrial
space, bulk warehouse facilities, and service centers.
Consequently, it is most appropriately described as an
"industrial park" since it does not provide the planned
and controlled environment of the modern business park.
There are five service center projects in Elmwood which
would be competitive with St. Charles II. The rents
range Erom $11.00 per sguare foot for 100% office
finish to $6.25 per square foot for 20% office finish
in a five-year old re-let space. The two newest
tenants for the James Business Park moved out of
Elmwood when they needed to expand.
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2. Riverbend

Riverbend Park is a newly developed business park one
.mile west of the subject property on Airline Highway.
“"Designed to accomodate larger tenants, it was developed

by Prudential and is leased by a broker who owns four

of the above cited service center buildings in Elmwood.

For a number of reasons including the secondary

location, inflexible design, absentee ownership, and a

distracted leasing agent, this park has not done very

well. It currently has 135,000 square feet available.

The rental rates are $3.25 per square for bulk

warehouse space, and $7.75 per sguare foot for service

center space with 50% finish.

3. Lake Forest Business Park

Lake Forest is a new business park which has Jjust
completed its first building, Phase I of an eventual
468,000 square foot complex. Lake Forest is located 17
miles northeast of the subject properties. The rental
rates are $7.80 per square foot for service center
space with 50% office space. This park would compete
with the subject property for tenants who desired to
avoid the congestion of the central business district
or Elmwood. However, if. a tenant desired airport
access or proximity to Metarie residential areas, the
subject would be a superior location.

4. T.L. James Business Park

As discussed earlier, the five-year old James Business
Park has enjoyed good market reception and is the
location of the subject land parcels. The park is the
best planned and controlled park in New Crleans at this
time. The most recent construction by the T.L. James
Company is a service center building which is 95%
occupied. The rental rate is $8.00 per square foot for
60% office finish.

5. Plantation Business Campus

The Plantation Business Campus 1is located at the
intersection of the proposed I-310 connecting spur and
the Mississippi River. When I-310 is completed, the
park will have good access. However, until that time
it is served by two-lane asphalt roads and
accessibility is very poor. The existing service
center building is renting slowly, and the gquoted rent
is $4.00 plus a tenant finish factor. A two-story
office building in the park is 68% occupied and the
rental rate is 313.50 per square foot.
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D. _ CONCLUSION

The New Orleans industrial market is generally soft but
improving as absorption increases and new construction
decreases. The T.L. James Business Park has been very
successful in this market as it provides a planned
environment, accessibility, and a mixture of product
types.

The market rental rate for service center space at
James Business Park is $8.00 per square foot with 60%
office finish, and the rental rate for bulk warehouse
with supporting offices is $6.65 per square foot as
evidenced by the recently signed Curtin Matheson lease.

With the proposed land development sSchedule, the
subject properties must capture 7% to 10% of the market
absorption over the next seven years. With Trammell
Crow's aggressive marketing team, this is a realistic
objective.
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INDUSTRIAL MARKET SUMMARY

Exhibit 1i1-1

Total Total Total
Available Available Available
S/F S/F S/F %
Total for for for Lease of
Area Square Feet Lease Sale and/or Sale Total Space
Central N.O. 2,278,874 785,569 517,140 976,165 36.4
East N.O. 895,799 158,878 373,977 362,944 14.3
Elmwood 1,410,832 1,107,271 168,120 135,441 22.6
Kenner 614,219 453,314 147,655 13,250 9.8
Metairic 299,936 157,356 92,880 49,700 4.8
Westbank 755,523 346,950 367,960 40,613 12.1
Total 6,255,183 3,009,338 1,667,732 1,578,113 100 %
1. Central New Orleans
2. East New Orleans
3. Elmwood
4. Kenner
5. Mectairie
6. Westbank

Source: Latter & Blum Market Report, February 1985




Exhibit 1i-3

COMPETITIVE PROPERTIES LOCATION MAP
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1V. THE DEVELOPER AND JOINT VENTURE PARTNER
A.. INTRODUCTION

The proposed joint venture will have a single land
partnership and a series of building partnerships. The
land partnership will be a limited partnership in which
an affiliate of the Trammell Crow Company will be the
general partner and own 75% of the partnership
interest. The limited partner will be a USF&G
affiliate who will own the remaining 25% partnership
interest. The purpose of the land partnership will be
to acquire the subject land garcels and hold them until
they are ready for building construction. At that
time, the particular parcel will be transferred to a
building partnership or sold outright to a third party.

A building partnership will be formed for each parcel
of land that is developed by the joint venture.
Conceivably, 13 to 16 building partnerships could be
formed. These building partnerships will have a
Trammell Crow affiliate as the general partner and a
USF&G affiliate as a limited partner. Like the land
partnership, the general partner will own 75%, and the
1limited partner will own 25% of the partnership
interests.

This chapter first describes the Trammell Crow Company
in general then the Dallas Industrial/Louisiana
Division in particular. Finally, the developer's
responsibilities in the joint venture are summarized.

B. THE TRAMMELL CROW COMPANY

The largest private real estate developer in the United
States, Trammell Crow has divided his development
efforts and real holdings into three major companies:

Commercial/Industrial: Trammell Crow Company
Residential: Trammell Crow Residential Companies
Market Centers and Hotels: Crow Family Interests

The relevant company in this joint venture is the
Trammell Crow Company which is organized in a series of
partnerships or divisions which are diagramatically
presented in Exhibit IV-1.

Trammell Crow Company develops and leases warehouse,
office, and retail space in over 70 0.S., European, and
South American markets. Since its formation over 35
years ago, the firm has developed in excess of $6
billion worth of property, mainly warehouses, shopping
centers, and suburban high-rise office buildings. The
company has expertise in every aspect of real estate
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development: site selection, design, financing,
construction, leasing, tenant occupancy, and on-going
property management. In addition to its own portfolio,
the company also manages hundreds of properties for
major investors and financial institutions..

C. DALLAS INDUSTRIAL/LOUISIANA DIVISION

The Dallas Industrial/Lousiana Division of the Trammell
Crow Company is headed by J. Marc Myers who has been a
senior partner with Trammell Crow since 1875. He has
lead this division to its current size of $514 million
in assets and a total equity of $240 million. (See
Exhibit IV-2.) This division has developed thirteen
business parks since 1975 and currently owns and
manages over 22 million square feet. (See Exhibit IV-
3.)

The Dallas Industrial/Louisiana Division entered the
New Orleans market in 1985. The proposed joint venture
will be its second project in this city -- the first
project was a bulk warehouse renovation in Elmwood.
The market penetration strategy for New Orleans is to
have a presence in Elmwood and James Business Park so
that it can offer its tenants a full range of product
types at all price levels. An aggressive marketing
program and a nationwide tenant base has enabled the
Trammell Crow Company to establish an immediate
presence in New Orleans. The New Orleans offices of
the Trammell Crow Company are located in the James
Business Park.

D. TRAMMELL CROW RESPONSIBILITIES

As the general partner for the land partnership and the
building partnerships, the Trammell Crow Company has
certain responsibilities to the joint venture:

@ To immediately develop St. Charles I, St. Charles
II, and Curtin Matheson. Trammell Crow receives a
development fee equal to 5% of the hard costs for
these developments.

e To develop future buildings on the land parcels as
market opportunities arise. Trammell Crow will
receive a development fee equal to 3% of hard
costs for future building development.

° To manage the developed buildings for a fee egual
to the following percentages of collected rents:

3% for single tenant buildings

4% for multi tenant warenouse buildings
5% for multi tenant office buildings
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° To lease the buildings for a commission of 4% for
leases with no outside brokers and 2% for ieases
involving an outside broker.

° To provide gquarterly reports informing USF&G of
the business activity in each partnership.

° To distribute cash proceeds at least quarterly.

° To provide full accounting reports annually.

E. CONCLUSION

The Trammell Crow Company, as the developer and general
partner, brings a proven track record, financial
credibility and a market-oriented management team to
the joint venture. The quality and ability of the
pallas Industrial/Louisiana Division are excellent. It
should be able to fulfill its general partnership
responsiblities in a very competent and professional
manner.

-

_ua_..




' Exhibit © 1
TRAMMELL CRUW COMPANY
ORGANIZATIONAL STRUCTURE

. Trammeli Grow Partners, Lid.
12 member Managemant Board
37 Parinars in the Firm
84 Project Parlaers
Trammel Crow Company Yrammai Crow Company, Inc. :
Operating Divisions n 1177 Employees
J. McBonald Williams, Manzging Parinar* {Overhaad Company
Joa) Patersan, Partner/Chief Financiat Officer* Profit Sharing Flan Sponsor
Empiayes
Profit Sharing Trust
ailas agustriat! Dadas/Ft. Wtk Houston/Norheas! Soulhwast Uppar Midwast Midwast 1. Beuthers Cailtrsa C O Northuest Southesst Garmaity
Lacitlsna New York/Now ey ‘ Qltice/ Warehpuse
Marc Styees® Harlan Geow* Tom Sunmons® {iary Shaler Alan Hamdton* fob Keesio® .. Yo Balley* Next Sieker* Doz Chagrass* Kanl @
Housizn " .
Dakas Kow York/Bew Jarsey " Daaver Chicage i Locks L Angees Sazta Clarr/Canina Az Brad
1 v Otice | oo Doug Heot o | 1] eitcorwarenousesmeta | || otica-honlom | ] ' L Omcarwarnassy  [Lf Vadey/deise [ | otica-Con tage s/ Wasetiousa
Watelvouse-Beaman Sirang ' Warehonse- John Wausariek, Difice-Fax Folnow i Ditice/Verehouss Wasenouse- Bub Modiey
Marc Myers Hatlan Crow . Redail- beant Khoyrie Raban Walson Relail- fim Shetidan [Warshouse- Steve Spaukiingf Haydan Eavas Joha Fiencn Retad-Don Chitdcess Peter Justinano
L. et/ Las Gl Balay / Abibars Wasiiagieas Maryland/ Habas/E. Worth Mitwaukon/ Dtrolt Mamphis/dazkvile " Geange Tounty {Ben MataosMianada/Cunssil Ghartatte
Warghouse Otice B ] Retad | {  Gfice/Warenousa | 1 Oftice/Warehousa | 1 Oifice/Wazehouse/Retadt | £ | Costa/Ress | Office/Warehouse-
- ~] Oilice/Warshcuse/Retail Tom Faznswedh Ofica/Warehouse fred Rigin
Stave Meyel Barry Heary Wi!f Veddar Rob Faresll Jon ammes {tice- Al Andraws Bitl Lang Dennis Singleton Refad-Dawid §. Mitige
Northaast Cailas R, Wortd Washlagion, 0.0. Austin Rinnaapols Kans Diyrwichls Bt D 3a Fransiste- Downtowsn Miami/ Seuth Fiords
Warshousa Otice " mm% ] Oftice/Wazehouse/Retatt | 1] Officervarehoase Li  Ditice/Warshouse | OfficaiWarghouse .- | L] Gitice 1 ] Glficerwarenouse-
dis Ralh - i B Kea Donner
Russ Moo Jim Poyntar Ben Pasen Sandy Gettesmas Kirt Wooghouse Tuck Spayiding - - . Stgve Wiliams Pat Gitigan Retai-Davig Eayior
Narthusst Dok ilargiand e Casada Loukvvile/ Gile aley . Purtiand Tampa
L Yaarshonse . [ ] otcersivanouse L] Officerdaretouse/Retad | L) Gtfice/Warehouse [ Ofice/Marshirs QtticanWarehouse || Warenouse-Gury Hareont
: : R Otfice-£4 Hampden
Johet Yalsh Bows Tayit Hike Biranaum Log Sheraen John Keasler Buute Hoslod Reia- Steve Kelly
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Exhibit V-2

DALLAS INDUSTRIAL
COMBINED STATEMENT OF ASSETS, LIABILITIES AND EQUIT!ES

Assets Totai
REAL ESTATE
Developea Properies. —
Warehouses $409,232
Oftice Buddings —
Shopping Centers —
Other _ - -
Total Developed Properties 409,232
Properties under Construction —
Warehouses 23,750
Office Buildings 970
Shopping Centers -,
Cther —
Total Properties under Construction 24,720
tand - 80,011
Total Real Estate - 493,963
OTHER ASSETS
Cash 17,814
Receivables - Partners & Affilates —
Receivabies - Other 1,597
Other 13m0
Total Other Assets 20,001
Total Assets .' $514,784
Linbiittion and Equity
SECURED NOTES PAYABLE N
Developed Properties —
Warehouses $190,832
Office Buiidings —
Shopping Centers : —
Other I
Totai Deveioped Properties : 190,832
Properties under Construction .
Warehouses : 21,296
Cffice Buildings 558
Shopping Certers -
Other _
Total Properties under Construction 21,853
Land Loans — 51,172
Working Capitat Loans — 1,167
Other Secured Notes Payable — e
Total Secured Notes Payable T 264,824
OTHER LIABILITIES
Unsecured Notes Payable 2038
Partrers & Alfilates 258
Accrued Liabilities and Other 1298
Totat Qe L, a0 1as 9,584
EQUITY
Tramrmell Crow ang Famuly : 51,848
in-House Partners 77031
Cutside Partrers 111,487
Total Equity 240,348
Total Liabitities anc Equity 3514764

Note: All figures in thousands of dollars.




Trammell Crow Company

Exhibit |V-3

DALLAS INDUSTRIAL DIVISION
BUSINESS. PARK DEVELORPMENT

PARKS
Northgate 1
Northgate 2
Northgate 3
Northgate 4

5

Northgate

Turnpike Dist. Ctr. 1

Turnpike Dist. Ctr. 2
GSW 1

GSW 2

Freeport

Las Colinas

Valwood 1

Valwood 2

5Q. FT. 5Q. FT.
YEAR # ACRES COMPLETED UNDER
STARTED ACRES REMAINING BUILDINGS CONSTRUCTION
1975 120 0 1,500,000 0
1980 65 15 800,000 200,000
1983 34 16 300,000 240,000
1984 114 55 130,000 385,000
1985 135 135 0 _ 0
1975 1;0 0 1,800,000 4]
1982 140 40 1,430,000 465,000
1980 65 5 1,250,000 250,000
1985 4] 41 0 0
1983 75 35 670,000 200,000
1984 65 | 40 225,000 80,000
1980 45 10 340,000 245,000
1985 85 85 0 0

*Total Sq. ft. owned/managed in market = 22,000,000




G

e ks




V. THE RISK AND RETURN

A.. LNTRODUCTION

The proposed joint venture is an opportunity for USF&G
to participate in two profit centers while also
receiving a priority return on and return of its
investment or "special capital contributions". The
first profit center occurs because of the difference
between the purchase price or wholesale cost of 32.11
acres and the retail sales price of the individual
building lots. The second profit center is the
difference between the total cost of the land and
buildings and the market value of the finished products.

This c¢chapter of the report first justifies the
wholesale purchase price and then discusses the various
components of the returns and the inherent risks 1in a
land development project.

B. VALUATION

The purchase price of the 23.363 acres is §3,095,113 or
$3.04 per square foot, the wholesale cost of the land
in the development process. The purchase price was
based on 70% of today's retail value of the individual
lots so the potential profit margin from lot sales is
30%.

Twenty-six sales from 1979 to 1984 of comparably 2zoned
land are listed in chronological order in Exhibit V-1A.
The location of each sale is shown in Exhibit V-1B.
This list of comparable sales demonstrates an upward
trend in land values during this period and has an
average sales price of $4.91 per sguare foot. The
actual purchase price of $3.04 per square foot is 62%
of the average retail price during this period.

However, the T.L. James Company (Seller) and The
Trammell Crow Company {Buyer) agreed that the retail
value of the retail lots was $4,427,916-or $4.35 per
square foot, and this value was the basis of the actual
land purchase. Therefore, Piedmont feels that this is
the best indication of today's market value of the
retail lots. Consequently, the market value of the
subject parcels is estimated to be $4.35 per sgquare
foot on a retail basis and $3.04 per sguare foot on a
wholesale basis. This represents a wholesale to
retail ratio of 70% which is acceptable for this type
of land development.
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C. RETURNS

1. General Deal Structure

The general deal structure of the proposed joint
venture provides that USF&G contribute "special
capital" to acquire Parcels 4-13 ($3,095,113), to
acguire Parcel 14 if the one-year purchase option is
exercised ($378,000), to pay for general administrative
costs and marketing costs (up to $200,000), and to pay
any real estate taxes on the undeveloped parcels (up to
$200,000). USF&aG will receive a priority return of 11%
annually on all outstanding special capital which
accrues but does not compound. If a land parcel is
so0old to an unrelated third party, the proceeds of the
sales will be distributed in the following manner:

@ Repay all special capital and pay
accrued priority returns to USF&G, and then

° split remaining proceeds 75/25 between
Trammell Crow and USF&G.

If the joint venture develops a parcel, then the
following will occur:

° The parcel is transferred to a building

partnership (Crow 75%, USF&G 25%) for a
"release price".

e The release price is determined to be the
allocated land cost plus the pro-rata share
of accrued priority returns and development
costs.

Crow obtains a construction loan sufficient
to cover the release price of the parcel and
the construction cost of the improvements.

b Upon completion of the building, a permanent
mortgage is obtained, and if the permanent
mortgage is greater than the construction
loan then any "overborrow" is used to repay
outstanding special capital and priority
returns and then split 75/25 between Trammell
‘Crow and USF&G.

e The building is operated, and cash flow is
split 75/25 between Trammell Crow and USF&G.

° When the building is eventually sold, the
cash proceeds are used first to repay
outstanding 'special capital and priority
returns and then split 75/25 between Trammell
Crow and USF&G.
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The estimated returns presented in this section are
based on the second scenario since land sales to third
parties are not expected.

23 Projected Absorption, Building Costs,
and Rental Income

For each land parcel, the most probable building size
and use was determined, and then the construction
times, building costs, rental rates, and lease-up
periods were estimated. A summary of these estimates
is shown in Exhibit V-2, and a detailed breakdown of
the building costs and pro forma rents for each parcel
is presented in Appendix F. The estimated building
costs are based on the actual contract costs of St.
Charles I and St. Charles II and increased 5% annually.
The rental rates are expected to increase 5% annually,
but the rates for specific buildings reflect the
locational characteristics of the site.

The service center and bulk warehouse buildings are
projected to be constructed in 6 months and are to be
leased in an additional 9 months. The low-rise office
buildings are to be built in 8 months and will require
15 months thereafter for lease-up. An 11% interest
rate was assumed for both the construction and
permanent loans. All leases are projected to be flat
for five years then increase annually at 5%.

The timing and amounts of the net coperating incomes,
debt payments, and cash £flows for the entire
development are shown in Exhibit V-3. Because three
buildings are currently under development, positive
cash flows are expected in the second year of the
development. This schedule represents a moderate rate
of absorption. Since the land must be "released"
before construction can begin, the five year
construction period causes land repayment in four
years. The total lease-up period is expected to be
seven years. However, it should be noted that the
eventual land uses, building sizes, and construction
schedules will be determined by market opportunities.
For example, if the airport expansion occurs and there
is a tremendous demand for air cargo storage space, the
development plan would be modified to exploit the
market conditions.

All properties are expected to be sold at the end of
the twelfth year at a 10% capitalization rate with 3%
selling costs. Since Equitable recently purchased 15
industrial buildings in New Orleans at a 9.5%
capitalization rate, the 10% estimate is reasonable and
conservative. The sale calculations are presented at
the bottom of Exhibit v-3. '
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3. Special Capital Contributions and Repayments

The acquisition of Parcels 4-13 is to occur September
11, 1985, and the purchase of Parcel 14 is to occur
within one year. The administrative costs are expected
during the first three years, and the real estate taxes
are scheduled over a five year period. The payment
schedule of these costs by "special capital
contributions" is shown in Exhibit V-4. These capital
contributions are repaid along with accrued priority
return over a five year period as the land development
progresses. The estimated repayment schedule is also
presented in Exhibit V-4. The projected priority
returns are estimated to total $884,609 over this
period. Therefore, with the other development costs of
$400,000, an additional $1,284,609 must be borrowed by
the building partnership. As previously discussed,
each building will bear its pro-rata share of these
costs during the development.

4. Yield Analysis

USF&G's expected yield on invested capital using the
moderate absorption schedule and 5% inflation is
estimated to be 25%. The cash inflows and outflows
which determined this yield are summarized in Exhibit
V-5. For the purpose of yield calculation, the land
repayment is assumed to occur at the beginning of each
year, and the repayment of development costs and
priority returns are made at the end of the year.

The nominal yield of 25% (20% real yield) is very
attractive and appropriate for this type of investment.
The yield was analyzed to determine its sensitivity to
changes in inflation rates and absorption schedules
(See Exhibit V-6). The yield varies directly with
inflation as a 1% increase in the inflation rate causes
a 1% increase in yield. However, the estimated yield
is more sensitive to changes in the rate of absorption.
If the expected construction and lease-up period
decrease by one year, the yield would increase from 25%
to 34%, but if the construction and lease-up period
were one year longer, the yield would decrease from 25%
to 20%.

The yield was calculated using the conventional
internal rate of return assumption that all
intermediate cash flows are reinvested at the internal
rate during the holding period. The sensitivity of the
estimated yield to changes in the reinvestment rate was
determined by modifying the internal rate of return
calculations to include explicitly a reinvestment rate.
An annual reinvestment of 9% produces an internal rate
of 16%. As the reinvestment rate increases the
internal rate also increases until the reinvestment
rate and the internal rate are both 25%. The results
of the reinvestment rate are summarized in Exhibit V-6.
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D. RISKS

1. General Deal Structure

The deal structure provides several safeguards that
reduce USF&G's risk exposure in the proposed joint
venture. First, USF&G is always a limited partner,
and second, the capital contributions required in each
category have maximum amounts. Third, no liens are
allowed on the undeveloped land, and fourth USF&G has
no liability exposure on either the construction loan
or the permanent mortgage. Finally, all special
capital and priority returns must be repaid by December
31, 1992. 1If any special capital or priority return is
unpaid at that time, then the outstanding amount will
be repaid in one of the following ways:

° the general partner must contribute the
capital, or

the remaining land must be sold, or

° the equity ownership in the building
partnerships are adjusted.

2. Market Risk

The most significant risk of the project is the market
risk because the most important determinant of
profitability is the rate of absorption. The
construction of I-310 and the airport expansion will
further enhance desirability of the already market-
proven Park, and the general economic recovery of New
Orlenas and the aggressive marketing program of
Trammell Crow should provide a good rate of absorption
for the subject properties. The marketing risk is -
further reduced because the relatively low land cost
and flexible zoning will enable the joint venture to be
very competitive for a variety of tenants.

3. Qperational Risk

The operational risk occurs if the development is not
effectively marketed and managed. With an existing
tenant base over 11,000 firms, the Trammell Crow
Company has extensive contacts for prospective tenants
in the Park. Also the proven track record and
extensive management experience of the Trammell Crow
Company in the development of business parks further
minimizes the operational risk.
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4. Default Risk

The default risk, the possipbility that the joint
venture could lose the properties because it cannot
make the mortgage payments, 1s small for several
reasons. The undeveloped land will always be
unencumbered by debt. The Trammell Crow Company has
substantial net worth and cash assets tc meet cash flow
deficits, and neither Trammell Crow nor his companies
has ever defaulted on a real estate project. Finally,
the low land cost and 25% interest isg developed
properties provide additional security against capital
loss.

E. CONCLUSIGNS AND RECOMMENDATIONS

The proposed joint venture with the Trammell Crow
Company will be very profitable (25% yield) with a
minimum amount of risk. The downside risks are
minimized and the upside potential is good because of
the proven market acceptance of the Park, the existance
of all off-site improvements and utilities, the
expected highway and airport improvements, and flexible
zoning. The experience and expertise of the joint
venture partner who has already begun the development
of the first three parcels are additional positive
features of the project.

As an equity investment in a land development, the
investment will provide an adequate return for the
risks incurred. It also provides good geographic and
product diversification in USF&G's real estate
portfolio. Therefore, Piedmont Realty Advisors
recommends that the Real Estate Investment Committee of
the United States Fidelity and Guaranty Company approve
the commitment of $3,873,113 for an equity investment
in the James Business Park under the terms and
conditions outlined in this report.
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Exhibit V-1A
SUMMARY OF LAND SALES

BATE/ INDICATED  SQUARE  PRICE
SALE MAP # LOCATION GRANTOR-GRANTEE PRICE FEET PSF

o o 4 i o S B S i AP kol b S A T T R o o o L U T T T 0 0 o ek 4 L R T O e

01/10/79 6 SEC Tchoupitoulas/Austerlitz Adr Frigeration Service to
Central Self Storage $317,997 67,808 $4.69

06/18/7% 10/1 Labarra Business Park Louis D Haeuser et al to $133,942 33,500 $4.00
Lioyd D, Baudier et al

069/24/79 10/2 Labarre Business Park F. Strauss & Son to $200,000 49,962 3$4.00
t Belta Automotive Distributors

10/22/79 2 SEC Earhart Blvd./Witlow St. I11inois Central Gulf RR teo

Edward Levy Metals, Inc. $350,000 70,653 $4.95
11/08/79 4 NEC So. Dupre/Paimetto 0.K.C. Development Corp. to
Cudahy Company $300,000 52,282 $5.74

i1/15/79 3 NWC Howard Ave./So, Dupre G6.X.C. Dev. Corp. to
Southeast Distributors, Inc. $156,018 23,467 $6,65

04/21/80 10/3 Labarre Business Park F. Strauss & Son, Inc. to $1,507,617 430,747 $3.50
J. Ray McDermott & Co., Inc.

04/28/80 1074 Labarre Business Park Louis D, Haeuser et al to $373,405 106,687 $4.2%
Genuine Parts Co.

05/09/80 5 NWC So. Broad/Clio Streets K.A. Kamia et al to
Western Electric, Inc. $390,000 82,330 $4.70

10/30/80 10/5 Labarre Business Park F. Strauss & Sons et al to 5142,039 33,421 34,25
Albert A. Levin

62/02/81 10/6 Labarre Business Park L. D, Haeuser et al to $415,000 102,332 3$4.06
Ferran Construction Co., Inc.

02/721/81 8 Lots 4C-2A, 247 Iris Avenue Engineered Equipment, Inc. to
American Machinery Movers $210,000 75,009 $2.80

05/12/81 10/7 Labarre Business Park Harimaw, Inc. to $145,625 29,917 $4.50
Jim Owens Co. :

05/21/82 10/8 Labarre Business Park Louis D, Haeuser et al to
Hampton P. Stewart $236,259 49,206 $4.80

02/07/83 11/5 Lots 13,74, I2E, Parcel 7 Landis-Elmwood to
Elmwood Business Park Pelican Development Co. $200,000 39,005 $5.12




Exhibit V-1A (Continued)
SUMMARY OF LAND SALES

BATE/ INDICATED SQUARE PRICE
SALE MAP # LOCATION GRANTOR-GRANTEE PRICE FEET PSF
06/22/83 11/6 Lots 66,67,68 LaSalle Properties, Inc. to
Elmwood Business Park Beaulac Properties, Inc. $403,512 73,365 $5.50
06/22/83 11/7 Lots 1-7, 16-19, Sqg. 7 LaSalle Properties, Inc.
Elmwood Business Park J.P. Mahaney & 5. Gabb, Jr. $721,382 137,406 35,25
06/30/83 1173 Lots 1,2,3, S8g. 8 LaSalle Properties to
Elmwood Business Park Plater Corporation et al $237,325 40,500 3$5.86
09/15/83 11/4 Lots 6,7,8, 5q. 3 La Salle Properties to
Elmwood Business Park Max J. Derbes, III $232,069 41,512 $5.5%
01s25/84 11/1 Lot 1A9, Elmwood Bus. Park Dillion Real Estate to
Kansiana Properties, Inc. $2,045,000 435,597 $5.3%2
03/05/84 10/9 Labarre Business Park Harimaw, Inc. to
Robert J. Pathe $168,869 33,357 $5.06
G4/84 7 301 River Road Feinhels Enterprises to
Levee Yiew Investmeni Co. $475,000 91,000 $5.22
05/84 9 Cor. Jefferson Hwy/Iris Ave. N/A $80,000 20,230 $3.95
06/15/84 1 525 & 609 Jefferson Hwy. NoLA 011 Co., Inc. to
Brendage Investment Ptys. $1,000,000 149,074 3$6.7%
07/15/84 11/8 Lots 61A and 62 C.6. Sanderson to
Etmwood Business Park Howard Moreaux $118,700 25,875 $4.53
07s/31/84 1172 Lots 19,20,21 - Elmwood LaSalle Properties to
Business Park William F. Hunter $381,914 60,223 $6.51
Average $421,218 90,579 34.91
Retail Price and Value of Parcels 4-13 $4,427,916 1,107,703 $4.35
Actual Cost and Wholesale Value for Parcels 4-13 $3,0985,113 1,017,703 $3.04

Wholesale Value/Retail Value

70%
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Exhibit V-2

PROJECTED BUILDING SIZES, COSTS, AND PROFORMA RENT SUMMARY

Construction Building Total Nei Rental  Return on Debt Coverage

Parcel # Use Date  Area {SF)} <Cost {PSF} Rate Total Cost Ratio
1 Bulk Warehouse 1985 47,474 $40.93 $5.65 12.56% 1.14
2 Service Center 1985 48,824 $56.65 $7.90 12.69% 1.1%
3 Build-To-Suit 1985 43,500 $45.83 $6.65 13.35% 1.21
4 Bulk Warehouse 1686 46,250 $40.28 $6.00 13.55% 1.23
& Service Center 1986 41,400 $53.07 $8.00 13.72% 1.25
6 Seryice Center 1986 26,125 $47.63 $7.50 14.33% 1.30
7 Office 1987 16,650 $74.04 $11.55 14.19% 1.29
8 Service Center 1987 30,150 $49.25 $7.88 14.661 1.32
9 Bulk WareHouse 1987 40,225 $43.58 $6.00 12.53% 1.14
10 Service Center 1988 60,000 $57.68 $8.69 13.71% 1.25
11 Office 1988 21,6690 $73.40 $12.10 15.00% 1.30
12 Service Center 1589 26,125 $53.00 $8.63 14.80% 1.35
13 ¢ffice 1989 57,550 $85.22 $13.23 14.13% 1.28
14 Bulk Warehouse 1986 47,474 $41.80 $6.00 13.06% 1.19




infistion Rale 9.05 0.08
1985 1986
KET OPERATING INCOME
Parcal 1 244,008
Parcel 2 350,99
Parcel 3 7,779
Parcel 4
Parcal 5
Parcel &
Parcal 7
Parcel 8
Parcal 9
Parcel 10
Parcal §l
Parcal 12 i
Parcel 13 '“
Parcel 14 -
842,862
1985 1986
BERT PATYMERT
Parcel 1 213,760
Parcel 2 303,684
Parcel 3 204,180
Parcet &
Parcel 5
Parcal £
Parcel 7
Parcel 8
Parcel §
Parcel 10
Parcel 11
Farcal 12
Parcel 13
Parcal 14
Oevalopment {osts and Priority Returns 38,782
TOTAL DEBT PAYNENT ] 160,406
CASH FLOW 7O BUILDING PARTKERSHIPS 82,457
25 % 10 USFER 28,634
75 % TO YRAMMELL CROW 61,843

0.08
1987

244,008
350,9%%
uLNS
233,01
301,382
178,203

259,208
1,834,836

1987

213,768
303,684
204,180
205,193
241,656
136,863

218,29%
£6,8602
1,590,481

744,355

61,089
183,287

j11t H
Tess;

wguals:

b.05
1958

244,008
350,996
21,01
RI:EH
301,392
178,302

216,200
219,629

259,208

2,270,485 2,

1968

213,780
303,684
204,180
208,39
241,696
136,869

183,327
192,629

218,298
106,169

1,986,208 2,

284,460
n,118
213,345

Exhibit V-3
PAOJECTED HET OPERATING INCOME MID CASHFLOWS

1599
[

44,008
350,99
47,718
253,078
51,392
178,303
175,600
214,200
215,629
474,474

259,208
920,138

1389

213,760
303,604
204,180
205,393
241,695
136,868
115,613
163,327
192,828
380,607

218,209
141,367
537,652

3a2,488
95,621
206,564

0.0
i

4,008
350,956
AT
w,m
301,392
178,303
145,000
216,208
29,629
474,474
238,493
206,187

259,208
3,363,034

1990

213,160
303,664
04,180
205,393
241,696
135,869
135,613
163,322
192,829
180,697
184,041
152,476

213,299
141,307
2,874,170

438,634
121,408
347,225

SALE OF TE PROPERTY

Salas Price § 10 1 Lap Rats

Sellting Costs

#31%

Sutstanding Mortgage Balaace

Cash Procesds
USFAR SHARE &

51

TRAMMELL CROM SNARE ¢ 3 %

.o
"t

i,
1,068
s
8,0m
w1,
176,303
176,000
214,200
219,628
478,474
230,450
208,167
- 492,862
259,208
4,289,833

1991

213,760
343,684
204,180
205,393
241,458
136,869
135,613
163,327
192,82
380,697
184,081
152,478
539,442
8,29
141,307
3,413,612

873,921
48,98
658,941

0.08 e
1992 1
]RILA0L 3,488
470,368 493,084
332,048 342,650
322,990 338,139
384,650 403,004
121,545 238,30
175,000 175,000
218,200 278,932
219,689 280,308
ATE AT T4 AT
208,456 228,498
208,167 208,16
692,862 692,862
330,822 347,364
4,617,384 ¢,857,573
1992 1993
213,760 213,760
103,684 303,884
204,100 204,180
205,393 205,393
201,696 241,596
136,859 136,869
115,611 135,513
163,327 163,387
192,829 192,829
380,697 380,697
184,001 184,041
152,476 152,406
539,442 S92
218,299 218,399
141,307 141,397

3,413,812 3,413,612

1,203,772 1,443,581

300,943

366,998

6.0
1934

40,429
514,581
166,082
356,096
424,088
250,890
223,349
s, 72
294,323
#05,562
238,498
208,167
§32,862
364,732
5,190,589

1954

23,760
303,684
204,180
205,393
241,696
136,849
125,613
163,327
132,829
380,697
184,041
152,476
539,442
218,298
143,307

3,413,612

1,776,977
1,24

e.08
1999

318,660
44,510
34,387
373,901
445,293
263,435
234,517
304,215
349,019
635,841
304,391
261,854
692,862
382,968
5,515,869

1995

213,760
303,684
204,180
205,393
241,696
136,869
135,613
163,347
192,829
380,697
184,041
152,476
539,442
218,299
141,367
3,413,412

2,102,257
525, 564

502,829 1,082,978 1,132,733 1,676,692

57,815,358
1,734,461
30,042,454

26,038,442
6,508,611
18,528,032

0.05
1984

397,593
571,735
403,606
392,596
467,558
176,607
246,242
319,425
324,491
667,633
319,610
274,944
884,287
402,117
5,948,444

1996

213,760
203,684
204,185
205,393
241,696
136,862
135,613
163,327
192,829
180,697
184,041
152,476
539,442
218,299
14E,307
3,413,612

2,534,832
633,708
1,001,124




plus:
less:
equals:

plus:
plus:
less:
equals:

plus:
plus:
less:
equals:

LAND ACQUISITION CAPITAL
Beginning Land Balance
Land Fundings |

Land Repayment”
Outstanding Land Cost
Priority Return onm Land

DEVELOPMENT CAPITAL
Beginning Dev Cost
Administrative Costs

Real Estate Taxes

Dey Cost Repayment

Ending Development Costs
Priority Return on Dev Costs

PRIORITY RETURNS

Beginning Priority Returns
Priority Return On Land
Priority Ret On Dev Costs
Repayment of Priority Returns
Ending Priority Returss

Exhibit V-4

SPECIAL CAPITAL AKNALYSIS

1988
3,095,113

3,005,113
340,462

100,600
33,333
40,000

173,333
11,600

0
340,462
11,008

351,462

1386
3,095,113
318,000
1,269,465
2,203,648
242,401

173,333
33,333
40,000

101,171

145,496
19,067

351,462
242,401

19,067
251,394
361,536

1987
2,203,648

735,360
1,468,288
181,512

145,496
33,333
40,000
73,024

145,806
16,0605

361,536
161,512

16,068
179,882
359,170

1988
1,468,288

837,855
630,433
69,348

145,806

40,000
106,027
19,779
16,039

359,170
69,348
16,639

253,679

190,877

1589
630,433

630,433
¢
0

79,779

40,000
119,779
o

8,776

190,877

0

8,776

199,653
{0}

1990

(o)

(e
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SENSITIVITY ANALYSIS

Effect of Ianflation on Yield

----------------------------

tion Net Cash

Rate Proceeds

-----

k) 4
41
5%
6%
7%
a%

Rapid

Moder

- - P e

$18,117,982
$21,938,989
$26,751,923
$30,434,765
$35,147,464
$40,197,189

USF&E
Share

$4,529,445
$5,484,747
$6,675,923
$7,608,691
$8,786,066
$10,.049,297

Estimated
Yield

e

23%
243
25%
263
273
281

Effect of Market Absorption on Yield

e -

Absorption

-

-

34% Yield

Four year construction period

Six year leas

e~up period

Three year payback pertiod

ate Absorption

W

25% Yield

Five year construction period

Seven year lease-up period

Four year pay

Siow Absorption

-----

----------

back period

20% Yield

Six year construction period

£ight year lease-up period

Five year pay

~l

back pertod

- Effect of Reinvestment Rate on Yield

- h W W o

12%
15%
18%
21%
25%

-




‘Appendix A

‘CONTRACT OF SALE

i

o
Al

L
SR
ﬁ%ﬁffg‘

o,



CONTRACT OF SALE

AJCROWL

.

This Contract of Sala (the “Contract") is entered into between
T. L. JAMES & COMPANY, INC. (“Seller") and CROW-NEW ORLEANS #1, & Texas
limited partnecship ("Buyec").

-+ ARTICLE I

AGREEMENT OF PURCHASE AND SALE

i
Upon the terms and conditions of this Coantract, Seller agrees to seil
and convay to Buyer and Buyer agraas to purchase frowm Seller certain real
proparty situated in Sc. Rose, 5t. Charlas Parish, Lovisiana, which said
property (herainaftar collectively refarred to as the “Properzy') is more
particularly describad as follows;

1, Lots 3, 4, & 5‘92‘§quare 2, Jaoes Business Park;

2. Lots 10, 11,_& 12 :3quars 4, James Business Park; -

3. Lots 8 & 9 of Square i. James Business Park;

4. Lots 10 & 11 of SQEarn 6, Janes Business Park Extension
No. !; and

5. A cartain parcel of land curcently comprising a portion of
Square 7 of James Business Park Extension No. 1, which said
parcel hae baen demignated as Lots | through 18, inclusive,
of Squara 11, James Business Park Extension No. 2 on a plan
of reaubdivision by 3. J. Krebs & Sons, Inc. dated April 2,
1984, a copy of which is sttached hereto as Exhibic “A"
and wada [ 3 w; h-gﬂf.

The ?roparty'descéib_
thareon, and sl) rvights, vays,
prascriptiona and sdvantages.

above includes a1l of the improvements
"privileges, appurtenances, servitudes,
o anyvay appertaining theraeto.

“ARTICLE II
PURCHASE PRICE

2.1 Purchase Price. Th-lpurehusc price for the Property shall ba
THREE MILLION FOUR HUNDRED SIXTY~ONE THOUSAND, FIVE HUNDRED FIFTY-THREE AND

HO/100 DOLLARS (33,461,553.00), payable in cash (bank cashier's, tresscrar’s

or cartifind chack or by wire tranefer) at closing.

‘ 2.2 Good Paith Dapositi’ On the effective date of this Contract,
Buyer shall deliver a $100,000.00 Letter of Credic issued by Interfirsc Bask
Dalian, M.A., a¢ a good faith depeeil with Seller. The Sellar shail hold
the goad faith deposi Cature same to Buyer at Closing, subject to
Section 7.2 ,“'.D'- ; " .

ARTICLE I11

REVIEW OF TITLE AND SURVEY

3.1 Title Commitment. Within thirty (30) days after the effective

daca of chis Contrack, Seller shall at Buyer's axpanse cause?lLawyer's Title

of Loulsiana, Inc., to furnish Buyer a currenc Owner's Title Policy

Conmitment, which shall reflect the current scatus of titly of the Property.

*Title Zacrow Servicea, Inc., 701 15th St., Plano, Texas 75074, {n cooparation with

3.2 Soils Report. Wichin thirty (30) days sfter the affactive date

of this Contract,%uyer shall at Buyer's axpense cause an engineer to per-

fore a sails study on the Property and delivar a written report thereon to

Buyer, such study and repact to be of & type and in detail reasonably suf~

ficleank fo enable Buyer to determine whether or not the soil condicions of

the Proparty will ansble Buyar to construct improvesents on the Praperty

using sonstruction procedures satisfactory to Buyer,

*Saller ashall !u:uisn Buyer & copy of Selder's axiating uoil report relacing to tha

Pronertv which waa nranarad Ffor Bank af St. Charlas and




3.3 Survey. Within thirty (3Q) days sfter the effeclive date of
this Contract, Buyer shall have the right to make n topographical survey of
the Property lhowxng the area and boundaries therecf, The survey will be
prepered at Buyer's expecse. The survey shall locats ali improvements, ecase-
ments, vights of way, snd building lines (identified by recording date, if
applicabla), shall show the location and size of utility lines aerving the
Property and sll streets, roads, and alleys on or serving the Property,
shall reflact any encroachmsnts or protrusions, shall contain an appropriate
legal description of the Property, shall set forth the nuwber of agquare feet
contained within the Property and shall contain a certification by the sur-
veyor that is aatisfactory to Lawyesr's Title of Louisiana, Inc.

3.4 Qbjactions. On or before thirty (30) days from the data harsof,
Buyer shall notify Seller in writing of any objections it has to the Owner's
Title Policy (including, without limitation, standard printed exceptions in
the Owner Title Policy Commitment). Sellar say, at its option, correct any
such defect within sixty (60) days of recaipt of the said objections. 1In
the event Sellar elects not to curs said objecsions, it shall return
Buyer's daposit and this Agreement shall becouws null and void.

ARTICLE IV
CONDITIONS

4,1 Condemnation. Buyer msay rescind this Contract by written notice
to Seller on or bafore the closing date if any portion of the Property has
been condesned or sold under threat of condamnation, or is the subject of a
condeanation procseding.

4.1 Agreements and Legsing. From and after the effective date
hereof nc leases of the Property, or any portion thereof, shall be executed
without Buyer's prior writtan consent. Seller shall not enter into sny
contract or agresment, written or oral, that will be or purport to be
binding upon the Buysr or the Froperty subsaquent to the closing, except for
cottracts of agreesants entered into with the express written consent of
Buyer.

4.3 Rescission. Buyer, in its sole discretion, may rescind this
Contract for any reason whatscever by so notifying Seller in writing on or
before sixry (60) days from the date hereof. 1f Buyer fails to give Seller
tisely written notice of rescission, this Contract will remain in full force
and sffect. If Buyar rescinds this Contract pursuant to Section 4.1 or this
Section 4.3, the BSeller will immediately refund Buyar's deposit.

Tharsaftar, oo ona will have any further obligations or liabilities under
this Contract.

4.4 Notwithstanding any provisien in this Contract to the contrary,
Buyer acknowledges and consents, by execution of this Contract, to Sellaer
causing tb be recorded in the records of St. Charles Parish restrictive
covenants on certsin property locatad in James Business Park and in future
Jawes Business Park Extension No. 2 (as shown on the plan of resubdivision
by J. J. Krebs & Sons, Inc. dated April 2, 1984 and asttached hereto as
Exhibit "A"), which said restrictive covenants shall be in substantislly the
" same fors a» thoss Declsractions of Restrictions sttached heceto as Exhibice
3" and “C" and made a part hareof., Buysr furthar acknowledges and con-
sents, by execution of this Contracr, to ¢ooperate with Sellez in causing
such Declarations of Restrictions to be recorded in St. Charles Parish,
should Buyer's cooperation be necessary, but at no cost to Buyer. Seller agrees t
cause said covensnta to be so recorded within thrss (3) months after the date of this Coc

tract. An-oe-pwioo—oomoiooiagr-6o&ioo—‘ha%i—d.itu.o—0o-8uyou-an—iuo&#uunu&-tu—'ooncdnh&l

Form-end-otheowiee sabie—teo~d dheevivebyrdeotbng-dvbiieboti—oi-the-Dostaration
re w o,

oimRnaﬁ84o&%ono—ooeochedmhcfa10m¢n ARTICLE ¥ -

b+ 1Y ' R S A i T e nd_-n ok a1l _-L‘. ..A.nn--ndnl-inn

Fropeniyy—and ",
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Seller represents and warrants to Buyer that the following ltaté{3:5:~vt\

are true on the effective date of this Contract and will be true on the
date of cloeing:

5.1 Title. kcllcr has good and merchantsble title to the Property,
free and clear of all conditions, exceptions, or reservations, except thoss
disclosed on Exhibit "D" attached herato and made & part hereof.
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5.2 Legal Proceedings. Seller has no knowledge of any pending or
contemplated ¢laime, litigation, condemnation, administrative sction or

other legal procesdings involving or affecting the Property.

. 5.3 Authority. Seller has the full right, power, and authority to
entar in;p and perform its obligations under this Cont:. :t.

ARTICLE VI

BUYER'S REPRESENTATIONS

6.1 Legal Proceedings. Buyer has no knowl.dge of any pending or
contemplated claims, litigation, condemnation, adainistrative action or
other legal proceedings involving or affecting the Property.

6.2 Authority. Buyer has the Full right, powsr, and authority to
enzar into and perform its obligations under this Contract.

ARTICLE VI

CLOSING

7.1 Date and Place of Closing. The closing shall take place in the
offices of Hurley & Hoffmann, Attocrneys' at Law, (James Business Park
office}. The ¢tlosing date shall be on or bafore ninety (90) days from the
date herecf. Buyer may designate an earlier date for the closing by giviag
Seller at least five (5) days advance writtean notice of the earlier date.

7.2 Adjustments to Closing. Ad valorem and similar taxes and
assessments relating to the Property for 1985 shall be prorated between
Seller and Buyer as of the closing date, based upon the best available esti~
mates of the amount of taxes that will be dus and payable on the Property
for 1985. Ae soon ss the amount of taxes that will be due and payasble for
1985 is known, Seller and Buyer shall readjust the smount of taxes and
ssssssments to be paid by each party. Any special sssesaments applicable to
the Property for improvemants pressnily mada or contemplated to benefit the
Froperty shail be paid by Sallar at or bafors closing.

7.3 Ses page JA

7.4 See pagas 1A 1
7.5  Bes pags 3A ARTICLE VIII

DEFAULTS AND REMEDIES

8.1; Seller's Default. If Seller fails o perfora in accordance with
this Conteaet, Buyer way enforca specific performance or at its option,
receive its deposit plus an equal amount of cash from Seller.

. 8.2 Muyer's Default. 1f Buyer fails to perform in sccordance with
this Countract, Seller at Saller’s option say retain the good Faith deposit
as liquidated damages or saforce specific parformancs.
ARTICLE IX

BROKERAGE COMMISSIONS

9.1 Indemnity. Seller represents to Buyer and Buyer represents to
Seiler, that neither Seller nor Buyer has contracted or entered into sny
agreemant with any vesl sstate brokar or sgent, and that neither party has
takan any action that would result in any real estate broker's, findar's or
other feas’ or commimsions baing payable to any agents or broksrs for this
sale. Zach party indeanifies and agress to hold the other party harmless
from any loss, lLiability damage, cost, or axpense {including reasonable
attorneys' fees) resulting to the other party because of a breach of tha
foregoing reprasentation made by that party.
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7.3 Act of Sale, At closing, Seller shall deliver an
Act of Sale wherein Seller shall declare that it warrants any
defects to the title caused by Seller during the time the Property
wag registered in its name and that its liability thereunder is
limited solely to its own acts in causing title to be unmerchantabla.
Otherwise, such Act of Sale shall be without any warranty whatsoaver
but with full substitution and subrogation in and to all the rights
and actions of warranty which Seller has or may have against all
preceeding owners of the Property, in form and substance mutually
agreeable to Buyer and Seller, duly executed and acknowledged by
Seller, conveying fee simple title to the Property to Buyer,
subject only to the matters disclosed on Exhibit “D" attached
hereto and made a part harsof.

7.4 Possesgion and Closing. Exclusive possession of
the Proparty shall be delivered to Buyaer by Seller at closing.

7.5 Costs of Closing., Unless otherwise specified in
this Contract, ail costs and expenses of closing shall be allo-
cated between Seller and Buyer in the usual and customary manner
for salas of unimproved land in St. Charles Parish, louisiana,
except that in any event, Saeller ahall pay for all required
documentary stamps and other transfer taxes. Each party will
be responsible for its own legal fees axcept in the event of
default.
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ARTICLE X

RESERVATION OF MINERALS

The sale by Selier to Buyer shall be subject to and shall contain the
following amineral reservation:

"Thare is excepted hersfrom, and hareby reserved unto
and in favor of Seller, Seller's successors and assigns, ail of the
cil, gaus, casinghead gas, and other hydrocarben minerals occurring
naturally in liquid or gaseous state as may be owned by Seller at
this time In, under and that may be produced from the land contained
herein (herainafter referrad to as the "Property™). It is the intan~
tion of Sellsr that this reservation cover and include fugacious
minerals only and Buyer is to receive sll other minerals of every
nature, description and kind, including, but not limited to, cosl,
lignite, sulphur, bauxite, sand, gravel, ete. Howaver, neither
Seller, Seller's successors and sssigns nor mineral lassses, shall
conduct any cperations of any kind that will affect che surface
of the Property which shall specifically exclude, but not ba
exclusively limitid to, seismic tests, drilling operacions, laying
of pipelines, srection of buildings snd ztorags tanks, or ingress
and agress from, over, through or across the Property or any opera~
tions vhatsosver to which Seller might otherwise be entitled to as
the owner of & wineral secvitude, it being the inteat herein that the
Propecty shall never be subject to any operstions of any nature,
description and kind by Seller, Seller's successors and assigns and
mineral lessees, that would in any manner affact the surface of the
Property. Howaver, iaclusion of the Proparty, or any portion
thareof, within any unit or units duly established is persissible and
the Property may be developed by the use of directional drilling
beneath the Property from a drill site located on the property of
third parties, provided that the drill site for any such well being
directionaily drilisd baneath the Proparty or the drill site from any
unit well for & unit in which the Property is included shail be a
ainimum distance of 1,000 feet from the Property and the drill bit
from any well being directionsily drilled bencath the Property shall
not pensatrata the surface beneath the Property at a depth above 500
feet below the surface of the earth."

ARTICLE XX

MISCELLANEOQUS

11.1 Notices. All written communications shall be deemed Lo de deli=-
vered, whether actually received or not, upea deposit of both the original
and the copy in a regularly maintained receptacle for the United Statas
oail, registered or cartified, return receipt requested, postage prepaid,
addtessed as follows:

LI ~ }f po the Buyar: Crow-New Orluans #1
LIV Towver
2001 Ross Avenue, Suite 3500
Dallas, Texas 75201~2997

ATIN: J. Marc Myera

Copy to: Charles D. Tuttle
Jones, Day, Reavis & Poque
2001 Bryan Tower, Suite 2700
Dallas, Texas 75201




If to the Seller: T. L. James & Company, Inc.
P. 0. Box 10
Keaner, Louisiana 7006]

ATTN: L. A. Hubert, Jr.

Copy to: Hurley & Hoffmann, p.c.
925 Common Street
Eighth Floor
New Orleans, Louisiana 70112

ATTN: Paul E. Hurley

11.2 Entirety and Amendments. This contract embodias the entire
agreesent betwesn the parties and supersedes all priar sgreements and
understandings, if any, relating to the Property, and may be amended or
supplemented only by an instrument in writing ezecuted by the parcty againet
whos enforcement is sought.

11.3 Survival. The representations, warranties, and agreesents seb
forth in this Contract shall be continuing and shall survive the closing.

11.4 Multiple Counterparts. ‘This Contract may be executed in &
nusber of identical counterpacts. 1f so executed, each of the counterparts
is an original for all purposes, and all the counterparts shall, collec-
tively, constitute but one agreement. lo making procf of this Contrset it
shall not be nacesssry to produce or account for more than one counterpart.

11.5 Parties Bound. This Contract shall be binding upon and inure to
the benufit of Seller ahd Buyer, and their respective heirs, personal repre~
santatives, successers, and asaigns. Buyer may, prior to closing, sasign
all its rights and obligations under this Contract to any person, firm, coc~
porakion, partnership, or other entity.

11.6 Inspection. Buyer or Buyer's agents shall have the vight to
enter upon the Property prior to closing for the purpose of making studiss
and inspections. Buyer indeanifies and agrees to hold Seller harmless frow
sny loss, iliability, damage, cost, or axpensa {including reasonsble attor-
neys' fess) incurred by Seller as the result of any such entry.

1L.7 Tima of Zusence. Tims is of ths sssence uithrre-pec: to this
Contract.

DATED:

BUYER:  CROW-NEW ORLEANS 41

By,
J: Mazc Myars naging
Ganaral Part

SELLER; T. L. J PANY, INC.
- —_— T

L. A. Hubert, Jr.
Vice President
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LAND:
“Total-Sq. Ft. 156,206
Cost Sq. Ft. $3.45
BUILDING SHELL: SQUARE FEET COST Sq.
Bldg. A 48,824
48,824
FINISH: SQUARE FEET
Bldg. A 48,824
48,824
TOTAL HARD COSTS
FINANCIAL:
Trammell Crow Development Fee
Loan & Mortgage Fee
Construction Interest
Interast Rate 11.00% Land
Construction Period 6 months Building Shell
Lease-up Period 3 months Lease~-up
LEASE UP INCOME 25.00% during lease-up period
ARCHITECT & ENGINEER PSF BLD&= 0.30
LEGAL
MARKETING
LANDSCAPING & LAWN PSF LAND= 0.17
COMMISSION 5 yr leases @ 5.00%
PROPERTY TAXES
CONTINGENCY PSF BLOG= 1.00

TOTAL COSTS

TOTAL COST PER SQUARE FOOT

RENT:

Bldg. A
INSURANCE
MAINTENANCE
TAXES
MANAGEMENT
YACANCY

NET OPERATING INCOME
Returp On Total Cost

Debt Payment

CASH FLOW
gebt Coverage Ratie

PROJECT NAME:

RENT PRO FORMA

. . " -

NET RENT
PER 5G. FT.
$7.90 ANNUAL RENT
$0.00 PER SQ. FT.
$0.00 PER 5Q. FT.
$0.00 PER S5Q. FT.
4%
5%

3T. CHARLES IX

--------------------------------

CONSTRUCTION YEAR

-

-

COST sG. FT.

-----------

- -

5.00% of hard cost
1.00% of hard cost

Parcel 2

1585

$538,500

$1,110,746

$610, 300

$2,259,546

$112,977
$22,595

$29.618
$30,546
$186,413
{$72,321)
$14,647
$2,000
$6,000
$26,555
$96,427
$2,000
$48,824
$2,765,827
$56.65

$385,710
$6

30

$0
$15,428
$19,285
$350,996

12.69%

304,241

mmmmmmmmmmmmmmm

46,755
1.18




PROJECT NAME:

-------------------

CURTIN MATHESON

*****************

CONSTRUCTION YEAR

LAND:
Total 3q. Ft. 105,000
Cost Sqg. Ft. $3.00 -
BUILDING SHELL: SQUARE FEET C0ST 5Q. FT.
Bidg. A 40,500 $28.57
40,500 $28.57
FINISH: SQUARE FEET COST 5Q. FT.
gtdg. A 40,500 $3.64
40,500 $3.64
TOTAL HARD COSTS
FINANCIAL:
Trammell Crow Development Fee 5.00% of hard cost
Loan & Mortgage Fee 1.00% of hard cost
Construction Interest
Interast Rate Land
Construction Period & months Building Shell
Lease~up Period g months Leasa~up
LEASE UP INCOME
ARCHITECT & ENBINEER PSF BLDG= 0.30
LEGAL
MARKETING
LANDSCAPING & LAWH PSF LAND= g.17
COMMISSION
PROPERTY TAXES
CONTINGENCY PSF BLDG= 1.00

TOTAL COSTS

TOTAL COST PER SQUARE FOOT

RENT:

Bldg. A
INSURANCE
MAINTENANCE
TAXES
MANAGEMENT
VACANCY

NET OPERATING INCOME
Raturn On Total Cost

Jebt Payment

CASH FLOW
Debt Coverage Ratio

RENT PRO FORMA

---------------------

NET RENT
PER SQ. FT,
$6.65 ANNUAL RENT
$0.08 PER SQ. FT.
$0.00 PER 5Q. FT.
$0.00 PER SQ, FT.
3
5%

parcel 3

1985

$314,500

$1,174,504

$:49,721

$1,638,725

$81,936
$16,387

$17,298
$32,299
$0
$0
$12,150
$2,000
$6,000
$6,885
$0
$2,000
$40,500
$1,856,180
$45.83

$269,325

30

$0

$0

$8,080

$13,466

$247,779
13.35%

204,180

---------------

43,599
1.21




PROJECT NAME: Parcel 4 -=- Bulk

--------------------------------------

CONSTRUCTION YEAR

LAND:
Total Sq. Ft. 105,000
Cost Sq. FtL. $2.89
BUILDING SHELL: SQUARE FEET COST sQ. FT.
Bldg. A 46,350 $19.00
46,350 $19.00
FINISH: SQUARE FEET COST SQ. FT.
Bldg. A 46,350 $7.36
46,350 $7.36
TOTAL HARD COSTS
FINANCIAL:
Trammel] Crow Development Fee 3.00% of hard cost
Loan & Mortgage Fee 1.00% of hard cost
Construction Interest
Interest Rate Land
Construction Period 6 months Buitding Shell
Lease~-up Period 9 months Lease-up
LEASE UYP INCOME 25.00% during Tease~up period
ARCHITECT & ENGINEER PSF BLDG= 8.30
LEGAL
MARKETING
LANMDSCAPING & LAWN PSF LAND= 0.25
COMMISSIGN E yr leases @ 5.00%
PROPERTY TAXES
CONTINGENCY PSF BLDE= 1.00

TOTAL COSTS

TOTAL COST PER SQUARE FOOT

RENT:

Bldg. A
INSURANCE
MAINTENANCE
TAXES
MANAGEMENT
YACANCY

NET OPERATING INCOME
Return On Total Cost

Bebt Payment

CASH FLOW
febt Coverage Ratio

RENT PRO FORMA

$6.00 ANNUAL RENT
$0.00 PER 5Q. FT.
$0.00 PER SQ. FT,
$0.00 PER S0. FT.
4%
5%

liarehouse

1986

$303,73%5

$880,650

$1,525,521

$45,766
$15,255

$16,705
$24,218
$125,855

($52,144)
$13,905
$2,000
$6,000
$26,250
$69,525
$2,000
$46,350
$1,867,207
$40.28

$278,100
$0

$0

$0
$11,124
$13,905
$253,071

13.55%

205,393
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LAND:
Tetal $g. Ft.
Cost Sq. Fi.

BUILDING SHELL:

Bldg. A

FINISH:

Bldg. A

TOTAL HARD COSTS
FINANCIAL:

PROJECT NAME:

--------------------------------------

158,776
$2.38
SQUARE FEET

-------------

- .- -

41,400

SQUARE FEET

P A P

e L

Trammell Crow Development Fee

Loan & Mortgage Fee
Construction Interest

Interest Rate

Construction Period

Lease~up Period
LEASE UP IKCOME
ARCHITECT & ENGIMEER
LEGAL
MARKETING
LANDSCAPING & LAWN
COMMISSION
PROPERTY TAXES
CONTINGENCY
TOTAL COSTS

TOTAL COST PER SQUARE FOOT

RENT:

Bidg. A
INSURANCE
MAINTENANCE
TAXES
MANAGEMENT
VACANCY

NET OPERATING INCOME
Return On Total Cost

Debt Payment

CASH FLOW
Debt Coverage Ratio

11.00%

PSF BLDG=

RENT PRO FORMA

-

 NET RENT

" PER SGQ. FT.

Parcel & -- Servi

CONSTRUCTION YEAR

COST 5Q. FT.

-----------------

$22.00

COsST sQ. FY.

aaaaaaaaaaaaaaaaa

$12.50

3.00% of hard cost
1.00% of hard cost

Land
6 months , Building Shell
g months Lease-up
25.00% during lease-up period
PSF BLDG= 0.30
PSF: LAND= 6.25
5 yr leases @ 5.00%
1.00

nnnnnn

-

$8.00 ANNUAL RENT
$0.00 PER SQ. FT..
$G.00 PER 5. FV.
$0.00 PER 5Q. FT.
4%
5%

ce Center

1986

$377,668

$910,800

$517,500

$1,805,968

$54,179
$18,060

$20,772
$25,047
$148,992
(s62,100)
$12,420
$2,000
$6,000
$39,694
$82,800
$2,000
$41,400
$2,197,232
$53.07

$331,200
$0

$0

$0
$13,248
$16,560
$301,392

13.72%

241,696




PROJECT NAME: Parcel § -- Service Center

T L L L E L T T

CONSTRUCTION YEAR 1886
LAND:

Total Sq. Ft. 75,000

Cast 5q. Ft. $2.80 $210,062
BUILDING SHELL: SQUARE FEET COST 8q. FT.

Bldg. A 26,125 $22.00
26,125 $22.00 $574,750
FINISH: SQUARE FEET €0ST sQ. FT.
Bldg. A 26,125 $8.90
26,125 $8.90 $232,513
TOTAL HARD COSTS $1,017,325
FINANCIAL:
Trammell Crow Develaopment Fee 3.00% of hard cost $30,520
Loan & Mortgage Fee 1.00% of hard cost $10,173
Construction Interest
Interest Rate 11.00% Land $11,5583
Construction Period 6 months Building Shell $15,806
Lease-up Period 9 months Lease~up $83,929
LEASE UP INCOME 25.00% during lease-up period {$26,738)
ARCHITECT & ENGINEER PSF BLDG= 0.30 $7,838
LEGAL $2,000
MARKETING $6,000
LANDSCAPING & LAWN PSF LAND= 0.25 $18,750
COMMISSION 5 yr leases @ 5.00% $48,984
PROPERTY TAXES $2,000
CONTINGENCY PSF BLDG= 1.00 $26,125
TOTAL COSTS .  mmessseco~dmones
$1,244,264
TOTAL COST PER SQUARE FQOT $47.63
RENT PRO FORMA
CRENT: NET RENT
: PER S5Q. FT.

Bldg. A .. $7.50 ANNUAL RENT $195,938
INSURANCE ) $0.00 PER SQ. FT. 30
MAINTENANCE $0.00 PER SQ. FT. $0
TAXES $0.00 PER SQ. FT. $0
MAHAGEMENT 4% $7,838
VACANCY 5% $9,797
NET OPERATING INCOME _ $178,303
Return On Total Cost 14.33%
Debt Payment 136,869
CASH FLOW 41,434

Debt Coverage Ratio ' 1.30




PROJECT NAME: Parcel 7 -- Office

--------------------------------------

CONSTRUCTION YEAR 1987
LAND:

Total Sq, Ft. 70,219

Cost Sq. Ft. $3.28 $230,038
BUILDING SHELL: SQUARE FEET CosT 5. FT.

Bldg. A 16,650 $31.50
16,650 . $31.50 $524,475
FINISH: SQUARE FEET €OST 5Q. FT.
Bldg. A 16,650 $13.65
16,650 $13.65 $227,273
TOTAL HARD COSTS $981,786
FINANGCIAL:
Trammell Crow Development Fee 3.00% of hard cost $29,454
Loan & Mortgage Fee 1.00% of hard cost $9,818
Construction Interest
Interest Rate 11.00% Land $16,869
Construction Period 8 months Building Shell $19,231
Lease~yp Period 15 months Lease-up $134,996
LEASE UP INCOME 25.00% during lease-up period {$60,096)
ARCHITECT & ENGINEER PSF BLDG= 0.30 $4,995
LEGAL ) $2,000
MARKETING $6,000
LANDSCAPING & LAWN PSF LAND= 0.3 $21,066
COMMISSION § yr leasas @ 5.00% $48,077
PROPERTY TAXES $2,000
CONTINGENCY PSF BLDG= 1.00 - $16,650
TOTAL COSTS eseecessccadan-
$1,232,844
TGTAL COST PER SQUARE FOOT ' $74.04
RENT PRO FORMA
RENT: NET RENT
PER SQ. FT.

Bidg. A ' $11.55 ANKUAL RENT $192,308
INSURANCE i $0.00 PER S§. FT. $0
MAINTENANCE $0.00 PER 5¢. FT. $0
TAXES $0.00 PER SQ. FT. $0
MANAGEMENT 4% $7,692
VACANCY 5% $9,615
NET QPERATING INCOME . $175,000
Return On Total Cost 14.19%
Debt Payment 135,613
CASH FLOW 39,387

Deht}ﬁoverage Ratio : 1.29




LAND:
Total Sq. Ft.
Cost 3g. Ft.

BUILDING SHELL:

81ldg. A

FINISH:

Bidg. A

TOTAL HARD COSTS
FINANCIAL:

PROJECT NAME:

-y v

Trammell Crow Development Fee

Loan & Mortgage Fee
Construction Interest

Interast Rate

Construction Period

Lease~-up Period
LEASE UP INCOME
ARCHITECT & ENGINEER
LEGAL
MARKETING
LANDSCAPING & LAWN
COMMISSION
PROPERTY TAXE3
CONTINGENCY
TOTAL COSTS

TOTAL COST PER SQUARE FOOT

RENT:

Bldg. A
INSURANCE
HAINTENANCE
TAXES
MARAGEMENT
YACANCY

NET OPERATING INCOME
Return On Total Cost

Debt Payment

CASH FLOW
Debt Coverage Ratie

RENT PRO FORMA

S

NET RENT
PER S0O. FT.

N e L L T L )

Parcel 8 -- Servi

----------------------

CONSTRUCTION YEAR

75,000
$3.22
SQUARE FEET COST sQ. FT.
30,150 $23.10
30,150 $23.1¢0
SQUARE FEET COST 5Q. FT.
30,150 $9.35
308,150 $9.35
3.00% of hard cost
1.00% of hard cost
l.and
6 months Building Shell
9 months Lease-up
25.00% during lease-up period
PSF BLDG= 0.30
PSF LAND= 0.25
5 yr leases @& 5.00%
PSF BLOG= 1.400

$7.88 ANNUAL RENT
$0.00 PER S5Q. FT.
$0.00 PER Sg. FT.
$0.00 PER §Q. FT.
4%
5%

ce Center

1987

$2al,722

$696,465

$281,903

$1,220,090

$36,603
$12,201

$13,295
$19,153
$100,657
($44,547)
$9,045
$2,000
$6,000
$18,750
$59,396
$2,000
$30,150
$1,484,792
$49.25

$237,582

$0

$0

$0

$%,503

$11.,879

$216,200
14.56%

163,327



PROJECT HAME: Parcel 9 -~ Bulk

CONSTRUCTION YEAR

LAKD :
Togp] Sq: Ft. 105,000
Cost Sq. Ft. $2.51
BUILDING SHELL: SQUARE FEET COST 35G. FT.
Bldg. A 40,225 $21.00
40,225 $21.00
FINISH: SQUARE FEET C0ST sQ. F7.
Bidg. A 40,225 $8.14
40,225 $8.14
TOTAL HARD COSTS
FINANCIAL:
Trammel1l Crow Development Fee 3.00% of hard cost
L.oan & Mortgage Fee 1.00% of hard ¢ost
Construction Interest
Interest Rate Land
Construction Period 6 months Building Shell
Lease-up Period 9 months Lease-up
LEASE UP INCOME 25.00% during lease-up period
ARCHITECT & ENGINEER PSF BLDG= 0.30
LEGAL
MARKETING
LANDSCAPING & LAWN PSF LAND= 0.25
COMMISSION 5 yr leases @ 5.00%
PROPERTY TAXES
CONTINGENCY PSF BLDG= 1.00

TOTAL COSTS

TOTAL COST PER SQUARE FQOT

RENT:

Bidg. A
INSURANCE
MATNTENANCE
TAXES
MANAGEMENT
VACANCY

NET OPERATING INCOME
Return On Total Cosi

Debt Payment

CASH FLOW
Debt Coverage Ratic

RENT PRC FORMA

P L L e Ll L T T T

NET RENT
PER $Q. FT.

P L L LT TP

$6.00 ANNUAL RENT
$0.00 PER S5Q. FT.
$0.00 PER 54. FT.
$0.00 PER SQ. FT.
4z
5%

Warehouse

1987

$263,600

$844,725

$1,435,787

$43,073
$14,358

$14,498
$23,230
$118,4590
($45,253)
$12,068
$2,000
$6,0600
$26,250
$60,338
$2,000
$40,225
$1,752,991
$43.58

$241,380

$0

30

$0

$9,654

$12,068

$219,629
12.83%

192,829

" 2 A -




LAND: - -
Total Sq. Ft. 161,172
Cost Sg. Ft. $3.67
BUILDING SHELL: SQUARE FEET COST 3Q. FT.
Bidg. A 60,000 $24.20
60,000 $24.20
FINISH: SQUARE FEET COST $Q. FT.
Bidg. A 60,000 $13.75
60,00 $13.75
TOTAL HARD COSTS
FINANCIAL:
Trammell Crow Development Fee 3.00% of hard cost
Loan & Mortgage Fee 1.00% of hard cost
Construction Interest
Interest Rate 11.00% Land
Construction Period 6 months Building Shell
‘Lease~up Period 9 months Lease-up

LEASE UP INCOME

PROJECT NAME: Parcel 10 -- Service

--------------------------------------

CONSTRUCTION YEAR

25.00% during leasa-up period

ARCHITELT % ENGINEER PSF BLDG= 0.30

LEGAL

MARKETING

LANDSCAPING & LAWN PSF LAND= 0.30

COMMISSION 5 yr leases & 5.00%
PROPERTY TAXES

CONTINGENCY PSF BLDE= 1.00

TOTAL COSTS

TOTAL COST PER SQUARE FOOT

RENT:

Bidg. A
INSURANCE
MAINTENANCE
TAYES
MANAGEMENT
VACANCY

NET OPERATING INCOME
Return On Total Cost

Debt Payment

CASH FLOW
Debt Coverage Ratio

RENT PRO FORMA

---------------------

NET RENT
PER SQ. FT.
$8.69 AHNUAL RENT
$0.00 PER SQ. FT.
$0.00 PER SQ. FT.
$0.00 PER 3Q. FT.
4%
5%

Center

1988

$591,153

$1,452,000

$825,00C

$2,868,183

$86,045
$28,682

$32,513
$39,930
$236,623
{$97,763)
$18,000
$2,000
$6,000
$48,382
$130,350
$2,000
$60,000
$3,460,884
$57 .68

$521,400
30

$0

$0
$26G,856
$26,070
$474,474

13.71%

380,697

[ L L L T




LAND:
Totat Sg. Ft.
Cost Sq. Ft.

BUILDING SHELL:

Bldg. A

FINISH:

81dg. A

TOTAL HARD CO3TS
FINANCIAL:

PROJECT NAME:

853,696
$2.75
SQUARE FEET

uuuuuuuuuuuuu

Trammell Crow Development Fee

l.oan & Mortgage Fee
Construction Interest

Interest Rate

Construction Period

Lease-up Period
LEASE UP INCOME
ARCHITECT & ENGINEER
LEGAL
MARKETING
LANDSCAPING & LAWN
COMMISSION
PROPERTY TAXES
CONTINGENCY
TOTAL COSTS

TOTAL COST PER SQUARE FOOT

RENT:

Bidg. A
INSURANCE
MAINTENANCE
TAXES
MANAGEMENT
VACANCY

HET OPERATING INCOME
Return On Total Cost

Debt Payment

CASH FLOW
Debt Coverage Ratio

8 months
_ 15 months
25.00% during lease-up period

PSF BLDG=

PSF LAND=

§ yr leases @

PSF BLDG=

RENT PRG FORMA

EL LT R Y R e

NET RENT
PER 5qQ. FT.

- " -

Parcel 11 -- Office

- 0 S e 4 e

CONSTRUCTION YEAR

€OST SQ. FT.

-----------------

~~~~~~~~~~~~~~~

$33.00

COST s4. FT.

.o .

$14.30

3.00% of hard cost
1.00% of hard cost

Land
Building Shell
Lease-up

$12.10 ANNUAL RENT
$0.00 PER 5Q. FT,
$0.00 PER 3SQ. FT.
$0.00 PER 35Q. FT.

4%
5%

1983

$246,702

$714,780

$309,738

L )

$1,271,220

$38,137
$1z2,nz

518,091
$26,209
$174,793
($81,902)
$6,498
$2,000
$6,000
$26,909
$65,522
$2,000
$21,660

L e

$1,589,8438
$73.40

$262,086
1)

$0

$0
$10,483
$13,104

$238,498
15.00%

174,383




PROJECT NAME: Parcel 12 -- Service Lenter

--------------------------------------

CONSTRUCTION YEAR 1989
LAND:

Total Sg.. Ft. 75,000

Cost Sq. Ft. $2.80 $210,062
BUILDING SHELL: SQUARE FEET COST 5q. FT.

Bidg. A 26,125 $25.30
26,125 $25.30 $660,963
FINISH: SQUARE FEET COST §5Q. FT.
Bldg. A 26,125 $10.24
26,125 $10.24 $267,520
TOTAL HARD COSTS $1,138,545
FINANCIAL:
Trammell Crow Development Fee 3.00% of hard cost $34,156
Loan & Mortgage Fee 1.00% of hard cost $11,385
Construction Interest
Interest Rate 11.00% Land $11,553
Construction Period & months Building Shell $18,176
Lease~up Period ‘ 9 months Lease-up $83,930
LEASE UP INCOME 25.00% during lease-up period ($42,274)
ARCHITECT & ENGINEER PSF BLD&= 0.30 $7,838
LEGAL $2,000
MARKETING $6,000
LANDSCAPING & LAWN PSF LAND= 0.25 $18,750
COMMISSION 5 yr leases @ 5.00% $56,365
PROPERTY TAXES $2,000
CONTINGENCY PSF BLDG= 1.40 $26,125
TOTAL COSTS . eewessscansssss
$1,384,550
TOTAL COST PER SQUARE FOOT $53.00
RENT PRO FORMA
RENT: NET RENT
PER 54. FT.

Bldg. A $8.63 ANNUAL RENT $225,459
INSURANCE $0.00 PER SQ. FT. $0
MAINTENANCE $0.00 PER 35Q. FT. 30
TAXES $0.00 PER S5Q. FT. $0
MANAGEMENT a% $9,018
VACANCY 5% $11,273
NET OPERATING INCOME $205,167
Return On Total Cost 14.82%
Debt Payment 152,300
CASH FLO¥W 52,867

Debt Coverage Ratic

1.35




PROJECT HAME: Parcel 13 -~ Office

--------------------------------------

CONSTRUCTION YEAR

LAKD:
Total Sq. Ft. 102,802
Cost Sq. Ft, $4.09 -
BUTLDING SHELL: SQUARE FEET COST sq. FT.
Bldg. A 57,550 $48.30
57,556 $48.30
FINISH: SQUARE FEET COST 5Q. FT.
Bldg. A 57,550 $13.80
57,550 $13.80
TOTAL HARD COSTS
FINANCIAL:
Trammell Crow Development Fee 3.00% of hard cost
Loan & Mortgage Fee 1.00% of hard cost
Construction Interest
Interast Rate 11.00% Land
Construction Period 8 months Building Shell
Lease~up Period 15 months Lease-up
LEASE UP INCOME 25.00% during lease-up pericd
ARCHITECT & ENGINEER PSF BLDG= 8.30
LEGAL
MARKETING ;
LANDSCAPING & LAWK PSF LAND= 0.30
COMMISSION 5 yr leases & 5.00%
PROPERTY TAXES
CONTINGENCY PSF BLDG= 1.00

TOTAL COSTS e

TOTAL COST PER SQUARE FOOT

RENT PRO FORMA

e ot i S OB A 0 n e

RENT: NET RENT
PER SQ. FT.

Bldg. A $13.23 ANNUAL RENT
INSURANCE $0.00 PER SQ. FT.
MAINTENANCE $0.00 PER SQ. FT.
TAXES $0.00 PER SQ. FT.
MANAGEMENT 4
VACANCY 5%

NET OPERATING INCOME
Return On Total Cost

Debt Payment

o -

CASH FLOW
Jebt Coverage Raiio

1989

$420,371

$2,779,665

$794,190

-

$3,994,215

$119,829
$39,943

$30,834
$101,921
$549,218
($237,933)

$17,265
$2,000
$6,000
$30,841
$190,347
$2,000
$57.,550

mmmmmmmmmmmm

$4,904,130
$85.22

$761,387
$0

$0

30
$30,455
$38,069

____________

$692,862
14.13%

539,454

------------

153,407
1.28




PROJECT NAME: Parcel 14 --Bulk Warehouse

-------------------------------------

CONSTRUCTION YEAR 1986
LAND:

Total Sq. Ft. 120,000

Cost S$q. Ft. $3.18 $378,000
BUILDING SHELL: SQUARE FEET COST sg. FT.

Bldg. A 47,474 $19.00
47,474 $19.00 $902,006
FINISH: SQUARE FEET COST sG. FT.
Bldg. A 47,474 $7.36
47,474 $7.36 $349,409
TOTAL HARD COSTS $1.629,415
FINANCIAL:
Trammell Crow Development Fee 3.00% of hard cost $48,882
Loan & Mortgage Fee 1.00% of hard cost $16,294
Construction Interest
Interest Rate 11.00% Land $20,790
Construction Period 6 months Building Shell $24,805
Lease-up Period 9 months lLease-up $134,427
LEASE UP INCOME 25.00% during lease-up period ($53,408)}
ARCHITECT & ENGINEER PSF BLDG= 8.30 $14,242
LEGAL $2,000
MARKETING $6,000
LARDSCAPING & LAMWN PSF LAND= g.17 $20,400
COMMISSION 5 yr leases 0 5.00% $71,211
PROPERTY TAXES $2.000
CONTINGENCY PSF BLDG= 1.00 $47,474
TOTAL CQSTS  emmereasssssess
$1,984,532
TOTAL COST PER SQUARE FOOT $41.80
RENT PRD FORMA
RENT: NET RENT
PER 34, FT.

Bldg. A $6.00 ANNUAL RENT $284,844
INSHRANCE $0.00 PER 8q. FT. $0
MAINTENANCE $0.00 PER 34, FT. $0
TAXES $0.00 PER SO. FT. 30
MARAGEMENT 4% $11,394
YACANCY 5% $14,242
NET OPERATING INCOME $259,208
Return On Total Cost 13.06%
Debt Payment 218,29%
CASH FLOW 40,910
Debt Coverage Ratio 1.19




Appendix D

: .u‘ ::T.L. JAMES BUSINESS PARK
' " TENANT 'SUMMARY AND PHOTOGRAPHS
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Appendix E
\ ZONING VERIFICATION LETTER

CASERTA/CARROLL ARCHITECTS = «ooemons tomoumor

: July 1985

St. Eharies Farish

Flamnning % Zoning Department
River Road

MHarnville, LA

Attn: Joe Binet

Dear Mr. Binet:

Trammell Crow Company, a Dallas~based development company, has
recently opened an office in James Business Fark, ang plans to
construct several projects 1n the Fare.

Ae Architects for Trammell Crow, it 1s my understanding that the
toning for James Business Fark, St. Rose, Louisiana is "M-1:

Light Manufacturing ang Industry District", which would allow

the construction of office buildings #nd office/warehouse bulildings,
as well as any other uses as stated 1n the 57. CHARLES FARISH ZONING
GREINANCE OF 1981 (Revised through August 5, 1984).

I+ the above is correct, please sign in the space below and return
to my office,.

Thank vou for your assistance in this matter.

Re

ectfully Yours,

Cly/de E.
hitect

Carroll

s . it i ool ek i e . s s o o 7o -~ — - —— s A

Joe BEinet Data

110 James Drive West /  Suite200 /  James Business Park  / St. Rose. Louisiana 70087 / (504)466-0988







PROJECT NAME: ST. CHARLES I

______________________________________

Parcel 1

CONSTRUCTION YEAR 1985
LARD:

Total $q. Ft. 120,000

Cost S5q. Ft. $3.00 »360,000
BUILDING SHELL: SQUARE FEET COST s5G. FT.

Bldg. A 47,474 $20.87
47,474 $20.87 $990,782
FINISH: SQUARE FEET COST SQ. FT
Bldg. A 47,474 $4.50
47,474 $4.50 $213,633
TOTAL HARD CGSTS $1,564,415
FINANCIAL:
Trammell Crow Development Fee %.00% of hard cost $78,221
Loan & Mortgage Fee 1.00% of hard cost $15,644
Construction Interest
Interest Rate 11.00% Land $19,3800
Construction Period 6 months Building Shell $27,247
Lease-up Period 9 months lLease=-up $129,064
LEASE UP INCOME 25.00% during lease-up period ($50,293)
ARCHITECT & ENGINEER PSF BLDG= 0.30 $14,242
LEGAL $2,000
MARKETING $6.,000
LANDSCAPING & LAWK PSF LAND= 0.17 $20,400
COMMISSION 5 yr leases @ 5.00% $67,057
PROPERTY TAXES $2,000
CONTINGENCY PSF BLDG= 1.90 $47,474
TOTAL COSTS . memmmmmsssssssEs
$1,943,271
TOTAL COST PER SQUARE FOOT $40.93
RENT PRO FORMA
RENT: NET RENT
PER 8Q. FT.

Bldg. A $5.65 ANNUAL RENT $268,228
INSURANCE $0.00 PER SG. FT. 50
MAINTENANCE $0.00 PER SQ. FT. $0
TAXES $0.00 PER SQ. FT. bt
MANAGEMENT 4% $10,729
YACANCY 5% $13,411
NET OPERATING INCOME $244,088
Return On Total Cost 12.56%
Debt Payment 213,760
CASH FLOW 30,328
Debt Coverage Ratio 1.14




