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- Realty Advisors, Inc. INVESTMENT MEMORANDUM

To:  Realty Investment Approval Committee

From: Edward B. Moseley

Date: August 11, 1989

Re:  Turnberry Lake Village Apartments
Lakewood, Ilinois

Enclosed for your review is an Investment Report on Turnberry Lake Village Apartments
("Turnberry").  Tumberry is a to-be-built, 200-unit multifamily development in the
northwestern suburbs of Chicago, Illinois. Construction is scheduled to begin in September
1989 with completion anticipated in the first quarter of 1991. The regional developer,
Capital Associates Development Corporation ("Capital”), is headquartered in downtown
Chicago and has a strong presence in the local apartment market with over 3,200 rental
units. Total project costs are $15,500,000. USF&G’s initial funding of $15,100,000 will
occur following issuance of final certificates of occupancy and upon the earlier of (2) 71%
economic occupancy ($123,750 per month), or (b) the issuance of a letter of credit equal to
twenty-four (24) times the difference between $123,750 and the previous month’s rental
income as evidenced by executed leases. Exhibit I-1 is a copy of the executed Application
Letter which summarizes the transaction.

THE PROPERTY
A. Location

Turnberry will be in the town of Lakewood in Southeast McHenry County, Illinois, a
northwestern suburb of Chicago. The primary arterials serving McHenry County are
Highway 14 and Interstate 90 (see Exhibit II-1). Highway 14 is a four lane arterial
running northwest from downtown Chicago through McHenry County and onto Southern
Wisconsin. Interstate 90 is a six lane arterial servicing downtown Chicago and the
northwestern suburbs. The Metra (Chicago’s commuter train line) runs adjacent to
Highway 14, servicing Northwest Chicago from McHenry County. Residents of McHenry
County enter the Metra in Crystal Lake, 10 minutes northeast of the subject and travel to
Downtown Chicago.

B. Access

Highway 31 presently serves as the north/south connector between Interstate 90 and
Southeastern McHenry County. Highway 31, however, has many stops as it cuts through
several small towns. Randall Road is the major north/south artery servicing Lakewood but
Interstate 90 is not yet accessible from Randall Road. However, a cloverleaf connecting
Randall Road with Interstate 90 is currently under construction. Plans call for Randall
Road to be widened from two to four lanes as it extends from McHenry County to
Interstate 90. Following completion of the new interchange in August 1990, residents of
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Turnberry will have excellent access to the Interstate 90 from Randall Road, thereby
affording commuters quick access to the employment centers of Schaumburg and the
surrounding areas (see Exhibit II-2). The new interchange will insure continued growth in
southeastern McHenry County by greatly enhancing commutation into the suburban
employment locations of northern and northwestern Cook County. From Interstate 90,
residents of Turnberry will travel north (10 minutes) on Randall Road, west on Ackman
Road and enter the community at Briarwood Road (see Exhibit II-3). Shopping, dining,
and recreation are located along Highway 14 in Crystal Lake, five to ten minutes north of
the subject.

C. Neighborhood

Turnberry will occupy 27.7 acres in the Turnberry Country Club planned unit development
("PUD") (see Exhibit II-4). Arthur T. McIntosh began developing the PUD in 1972,
building upscale single family homes and an 18 hole championship golf course designed by
Lawrence Packard. McIntosh Limited, an investment syndicate, acquired the property in
1985. A second 18 hole golf course is in the final stage of development and is scheduled
to open in the Spring of 1990, The additional 18 hole course, designed by Roger Packard
(son of Lawrence Packard), will generate 250 new memberships. The existing golf course
has a large clubhouse offering fine dining, men and women’s locker rooms, an olympic
sized swimming pool, and four tennis courts. Both golf courses will occupy 400 acres of
the 1,200 acre development including four large man-made lakes. Mcintosh sold 250 home
lots on which 130 single family homes have been developed to date. In addition to lot
sales, Mclntosh is currently developing 45 zero lot line (12 feet separates each lot)
detached single family homes on a build to suit basis. Ten homes have been sold and are
in various stages of construction. Sales to date have ranged between $243,000 and
$369,000 each. Three-quarter acre lots currently sell for $69,000 and up, while recent
home/lot packages have been selling between $325,000 and $750,000. In addition to the
existing recreational facilities within the PUD there are plans for an equestrian center and
riding trails. When complete, the PUD will consist of 436 single family homes, 140
cluster homes and 200 luxury apartment units (the subject property).

D. Site

The triangular shaped site is situated at the corner of Ackman Road and Briarwood Road
(see Exhibit II-5). Turnberry will have excellent visibility and accessibility from Briarwood
which will serve as the main entrance to the PUD. The site is bound to the east by
Briarwood and beyond by 17 single family lots. The 11th fairway of the new golf course
will rap around the site, forming the northern and western boundaries. To the south, there
is a small commercial site for sale and farmland is beyond Ackman Road (see Exhibit II-
6). The site is zoned R4 multifamily and all the utilities are presently available to the
property. The topography is basically flat except for a depression in the middle where a
lake will be formed. The density is 7.2 units per acre, a very low density even for a
suburban project.
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E. Improvements

Turnberry will consist of 200 multifamily apartment units in 10 buildings of two-story
design. The constructon will be of wood frame with a combination brick and vinyl siding
(see Exhibit II-7A). The property will offer a variety of one and two-bedroom floor plans
comprised of 30% one bedroom units and 70% two bedroom units as follows:

1) 50 one-bedroom/one-bath "flat" units of 787 square feet;

2) 10 one-bedroom/one-bath "loft" units of 947 square feer

3) 120 two-bedroom/two-bath units ranging from 1,103 10 1,115 square feet; and

4) 20 two-bedroom/two and a half-bath "loft" units ranging from 1,268 to 1,385

square feet.
Total -- 200 units, average unit size 1,043 square feet.

Exhibit I-7B presents building floor plans and appendices A-1 through A-6 are unit floor
plans. Project amenities include a 4,000 square foot clubhouse with a community/social
room, a swimming pool, two tennis courts, whirlpool, exercise room, jogging and bicycle
trails, and 314 surface parking spaces (1.6 parking spaces per unit). Each unit will be
equipped with glass enclosed doors opening to a private balcony or patio, individual
washers and dryers, balcony access from the master bedrooms (where applicable), kitchens
equipped with frosi-free refrigerators and ice makers, dishwashers, microwave ovens,
electric ranges with continuous clean ovens, breakfast areas with windows, garbage
disposals, ceramic vanities, and designer wallcoverings. Fireplaces, skylights and vaulted
ceilings are available in two bedroom units.

¥. Sources and Uses of Funds

The sources and uses of funds statement is presented in Exhibit II-8. The total project
cost is estimated 10 be $15,500,000, representing a unit cost of $77,500 or 574.28 per
square foot. Land costs are $1,150,000 or $3,750 per unit. Direct constructon costs wiil
be $11,372,000 or $56,860 per unit ($54.50 per square foot), and indirect construction costs
are estimated to be $2,978,000 (including a $220,100 contingency reserve) or 314,890 per
unit ($14.27 per square foot).

MARKET OVERVIEW
A. The Chicago Market

The Chicago Metopolitan Area is the third largest MSA in the nation with a current
population of 6.2 million persons. Between the first quarter of 1983 and the fourth quarter
of 1987, 87,000 jobs were created in Chicago, more than any other metropolitan area in
the nation with the exception of Los Angeles. In 1988 downtown Chicago absorbed 6.2
million square feet of office space and increased its employment base 2.9%, from
3,027,600 to0 3,114,700 jobs. .
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While total population growth in the Chicago MSA has been stable, the outmigration from
the central city to the surrounding suburbs has resulted in significant population increases
outside of the Chicago Central Business District (CBD) and an equally significant decrease
within the CBD. Between 1970 and 1986, the Chicago CBD declined in population from
3.4 million persons to 3.0 million persons, while suburban northeastern Ilinois (comprised
of six countes including Cook, DuPage, McHenry, Kane, Lake and Will) grew from 3.6
million persons to 4.3 million persons, an increase of 19.4 percent or approximately 1.2
percent per year. Initially, this growth was concentrated in the suburbs within close
proximity to the Chicago CBD. However, as these communities matured and litle
developable land was available, communities further north experienced the growth.

In tandem with this population growth, the northwestern suburbs also developed their own
extensive commercial bases. Major suburban markets include:
(1) Schaumburg, which houses 65 Fortune 500 companies, contains over 17 million
square feet of class A office space, and is the second largest suburban office market
of the Chicago MSA (the largest suburban office market is the Oak Brook area, due
west of Chicago). Schaumburg is projected to be the second largest urban sector in
the state of Iiinois by the year 2000; :
(2) the O’Hare airport area has over 14.1 million square feet of class A office space
and 1.0 million square feet under constuction;
(3) Southern Lake County has been particularly successful in luring health related
businesses due to its attractive tax rates. More than 17,000 employees are shared
between three giants in the health industry: Abbort Labs, Walgreen’s, and Baxter-
Travenol; and ,
(4) the State Route 53 and Dundee Road area has added over 2 million square feet
of office space since 1978 and has another 1.2 million square feet under
construction.
In :omal, over 35 million square feet of office and commercial space is existing, under
construction or planned in these suburban markets alone, all of which are located within 30
minutes of the subject property, with downtown Chicagoe being one hour away.

B. McHenry County Market

Turnberry is located in the southeastern McHenry County market area. Due to its
reladvely low land costs, as well as its location in the path of Chicage’s ourward
expansion, the local market has exhibited a steady population growth of 3.6% per year
from 1970 to 1980, increasing at an annual level of 3,163 persons from a 1970 base of
88,370 persons. Annual growth slowed to approximately 2,470 persons between 1980 and
1987. However, populaton projections show an annual growth of 3,500 persons between
1989 and 2010, indicating a total populaton of 222,000 persons by 2010. McHenry
County is projected to be second among the six county region in terms of percentage
change in populatdon growth between 1980 and 2010 (see Exhibit III-1).
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McHenry County’s employment growth has also been consistent, second only to DuPage
County from 1980 to 1985 (see Exhibit 111-2). Employment growth is expected to remain
strongest in DuPage County through 2010, although all of the surrounding counties indicate
continued stability. With rising single family home costs and contnued congeston in
Dupage and Cook Countdes, McHenry County is an attractive alternatve for residents
working in the Schaumburg/O'Hare corridor. The reladve maturity of the close-in suburbs
has caused economic growth and diversification in the local market area. The market has
a very large manufacturing sector, representing over 34% of the towl employment base.
Major manufacturers in the area include Sun Electric, Precision Twist Drill, Oak Industies,
and TC (Terra Cow) Industries. Retail trade is the second largest employment sector in
the area, representing 18% of the total employment base. Future growth is projected to be
most significant in the finance and retail sectors as opposed to the historically dominant
manufacturing sector (ses Exhibit II-3). The market is served by two major community
shopping centers; the Commons, 2 390,000 square foot center, and Crystal Point Mall, a
400,000 square foot enclosed mall. Phase II of Crystal Point Mall, which is currently in
the planning stage, will double its current size to nearly 800,000 square feet when
complete. Also, a new 300,000 square foot mall is under construction several blocks south
of the existing Crystal Point Mall. Total 1988 retail saies for the area were estimated to
be $360 million, equivalent to over one-third of the retail sales for all of McHenry County.

Residential building permits in McHenry County have averaged 1900 units per year of
which approximately 465 units were multifamily. Both single family and multifamily
construction peaked in 1986, exhibiting nearly an 80% change in total housing actvity and
a 250% change in multifamily activity (see exhibits III-4A and II-4B). Exhibit III-5A is 2
listing of the pomential residential projects in the vicinity, indicating a continued prevalence
of single family consmuction. Exhibit III-5B is a map plotting the location of the potendal
residennal developments.

C. Competitive Properties

The average age of an apartment complex in the immediate area is in excess of ten years
with very few project amenites, and the majority of these projects are smaller
developments with under 100 units. Most of the properties are well maintained and share
an average vacancy of 6%. The average monthly rental rate in this market is $676 or 3.73
per square foot. The bulk of the existing multifamily units have been developed within
close proximity to the retail areas along Highway 14. None of the recently developed
multifamily projects are tailored to the higher end market, including the one year oid
Skyridge Club Apartments which is located approximately two miles east of the subject
property. The 192-unit Skyridge Club Aparmments is currently 100% leased, averaging 16
units per month absorption at an average monthly rental rate of $633 per unit or $.71 per
square foot. Skyridge Club is considered inferior to the proposed subject property in terms
of its constructon and amenity package, however, Skyridge is well located off Randall
Road with good visibility and access.
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The competitive property survey and accompanying map are presented in Exhibits HI-6A
and IN-6B. The Property Company of America ("PCA") built two multifamily projects in
Schaumburg which are comparable to the subject in terms of quality consgucton and
amenity package, however, the units are much smaller than the subject which is typical of
PCA propertdes. The two PCA projects, The Pointe Apartments and The Lakes
Apartments, have a compettive advantage over the subject in terms of their proximity to
employment centers, but they are in very congested areas, with traffic problems and higher
site density. They are also at a disadvantage in that they are not situated within a planned
community having resticted adjacent land uses. The Pointe and The Lakes properties are
averaging monthly rental rates of $807 and $781 per unit, respectvely. The average unit
size is 819 square feet and 779 square feet for The Pointe and The Lakes, indicating an
average rent per square foot of $.99 and $1.00 respectvely. The Pointe property is
currently in its inidal lease-up, and The Lakes is 96% leased. Nadonal Housing
Parmerships ("NHP™) has two properties in the Schaumburg/Palatine area. Garden Glen
Aparmnents, which closely resembles Tumberry for iis amenity package, quality
construction and design; and Clover Ridge Apartments are averaging monthly rental rates
of $884 and $714 per unit, respectively. The average unit size is 1,098 square feet and
884 square feet for Garden Glen and Clover Ridge, indicating an average rent per square
foot of $.81 for both projects. The Clover Ridge property is currently 87% occupied (a
compering complex recently opened across the street and lured tenants with very aggressive
move-in specials) and offering one month's free rent, while Garden Glen is 97% occupied
with no concessions. Windsong Apartments, built by Zale, is averaging $723 per month.
The average unit size is 905 square feet, indicating an average rent per square foot of $.80.
Windsong is currently 98% occupied and offering no concessions. Zale is a major
developer in the single family market, conwolling several large planned unit developrents
in the northwest suburbs of Chicago.

Turnberry’s pro forma monthly rental rate of $866 or $.83 per square foot, compares to the
competitive properties average monthly rent of $770 or $.88 per square foot. Although its
average monthly rental rate is currentdy $100 above the market, Turnberry will offer much
larger unit sizes, lower site density, and a locadon within an affluent single family
community with extensive recreational facilides. The average unit size in the subject
property is 1,043 square feet, 18% larger than the market comparables which average 887
square feet. It is customary in the appraisal industry to adjust for unit size differental.
Therefore, Turnberry is compettvely priced based on an incremental rent increase of 3.40
per square foot (induswy standard for subject market) of size differendal. Absorpton is
anticipated to be 16 units per month, which represents a lease-up period of nearly 12
months, excluding any preleasing during construction.

THE BORROWER/DEVELOPER
The borrowing entity will be an Illinois Limited Parmership whose general partner will be

Capital Associates Development Corporation ("Capital”). Capital is a regional real estate
developer based in Chicago, Illinois. Capital's organizational chart is presented in Exhibit
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IV-1, and biographical sketches of its two principals, Terry A. McKay and Thomas B.
Rosenberg (whose combined net worth is approximately $60 million), are presented in
Exhibit IV-2. Capital has developed 50 multifamily projects totalling more than 7,000
units throughout the midwestern and western states (see Exhibit IV-3). Capital has
developed and currently maintains over 3,200 rental units in the Chicago area with an
average occupancy rate of 97% (see Exhibits IV-4A and IV-4B). Management and leasing
for the property will be performed by CAMCO, Inc., a wholly owned subsidiary of Capirtal.
Capital’s most recent apartment development was the 575-unit highrise apartment project
known as Eugenie Terracs in downtown Chicago. Eugenie Terrace was developed on the
last available site along Lincoln Park overlooking Lake Michigan (see Exhibit IV-3). The
property is currently 97% leased and tops the market with average rental rates of $1.35 per
square foot. Financing for Eugenie Terrace was provided by Aema for 350 million.
Capital is curremly negotiating a sale of the property t0 2a public fund through JMB for
approximately $85 million.

THE RISK AND RETURN

A. Investment Structure

The proposed investment is a participating first mortgage for $15.5 million. The significant
features of the loan are as folows: '
1) USF&G’s funding is contingent upon 71% economic occupancy ($123,750 per month),
or issuance of a letter of credit;
2) A development fee holdback of $400,000 which will only be funded if the property
meets or exceeds pro forma expectations within the first two years;
3} The interest rate is 9.5% with a pay rate schedule as follows:

Year 1 -- The greater of 7.0% or net operating income, not to exceed 9.3%.

Year 2 - The greater of 8.5% or net operating income, not to exceed 9.5%.

Years 3-10 — 9.5%;
4) A 15-month "Negative Cash Flow Guaranty” from Capital Associates;
5) An appraisal contingency which permits USF&G to call the loan if the annual appraisal

exceeds 95% loan to value, and :
§) A Minimum Addidonal Interest Clause which insures USF&G a 12.3% internal rate o

recurn up to 100% of net sale proceeds.
B. Valuaton
1. Pro Forma Income and Expenses

USF&G’s initial funding of $15,100,000 will occur after issuance of certificates of
occupancy and the earlier of (a) monthly effective gross income of $123,750, or (b)
issuance of a letter of credit equal to twenty-four (24) times the difference between
$123,750 and the previous months income. Funding of the Development Fee Holdback
will only occur if pro forma rental rates (at 90% occupancy) are achieved during the first
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24 months of the loan. Pro forma income and expenses are presented in Exhibit V-1. The
average monthly pro forma rental rate is $865.80 per unit or $.83 per square foot.
Therefore, in order for the developer to earn the holdback, the property must either (a)
produce a monthly effective gross income of $155,844 for three consecutive months during
the first year of operation, or (b) produce a monthly effective ¢ross income of $163,636
for three consecutive months during the second year of operation [($863.80 avg. rent x 200
units x 90% occupancy = $153,844), and ($155,844 x 1.05) = $163,636]. The pro forma
is based on stabilization in 1992, and the economic projections assume a 20% vacancy
factor in the first year and a 5.0% vacancy factor in years two through ten. The indicated
debt coverage ratio at stabilization is 1.00. This low debt coverage ratio is a result of the
pay rate structure, i.e. the greater of net operating income or the scheduled pay rate. The
actual pay rate at stabilizadon is projected to be 9.28% while the scheduled pay rate in
year 2 is 8.5%.

. 2. Preliminary Value Estimate

USF&G Realty Advisors has estimated the value of Turnberry Lake Village to range from
$17,300,000 to $17,600,000 using most likely pro forma assumptons (see Exhibit V-2A
through V-2D). The appraisal contingency, which requires an MAI market value appraisal

of $17,225,000 insures USF&G a 90% loan to value rato at funding. The preliminary
value estimate of $17,300,000 indicates a loan to value of 89.6%.

C. Annual Returns

The annual cash flow projections are based on the assumptions described in Exhibit V-3.
The cash flows conmibuting to USF&G’s annual cash returns are:

Most Likely Scenario

Year 2 Year 6 Year 10
Debt Service $1,471,453  $1,508,917  $1,508,917
plus: Additional Interest 0 139,822 332,545
equals:Total Cash Flow $1,471,453  $1,648,739  $1,841,462
divided by: Invested Capital $15,500,000 $15,500,000 $15,500,000
equals: USF&G's Annual
Cash Retum 9.5% 10.6% 11.9%

The estimated annual cash returns to USF&G are presented in Exhibits V-4A through V-
4C. Capital Associates will guaranty to fund any negative cash flow for 15 months from
USF&G’s funding. All cash flow remaining after debt service payments will be shared
50/50 between USF&G and Capital.
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D. Sale Proceeds

Net sale proceeds will be split 50/50 after repayment of USF&G’s Outstanding Loan
Balance, subject to USF&G's receiving its 12.3% internal rate of retum. The Minimum
Addirional Interest Clause provides that Capital’s sale proceeds are subordinate to USF&G
receiving a 12.3% internal rate of return, up to 100% of the net sale proceeds. USF&G's
Qutstanding Loan Balance, assuming a 10 year holding period, is $15,883,338 (comprised
of its original loan balance of $135,500,000 and accrued interest of $383,338), and
USF&G’s cash proceeds from sale are $6,102,329 (representing 60% of net sale proceeds
1o split).

E. Yield Analysis

The estmated nominal vield or internal rate of return on USF&G’s capital is 12.3%. This
vield represents a real or inflaton adjusted internal rate of return of 7.3%. The esumated
nominal yield on USF&G’s capital is comprised of the following:

1) Debt service payments;

2) Additonal interest from operatons;

3) Additional interest from sale (including Minimum Additional Interest, if

applicable), and
4) USF&G’s Quistanding Loan Balance (including accrued and unpaid interest).

The sensitvity of USF&G’s internal rate of return to changes in inflaton and terminal
capitalization rates is presented in Exhibit V-6. Due to USF&G's Minimum Additonal
Interest Clause, USF&G’s nominal yield should never be less than 12.3%.

F. Risks

The risks in this investment are the: 1) market risk, 2) default risk, and 3) interest rate
risk. The major risk in this investment is the market risk, which occurs if Turnberry fails
to achieve pro forma rental rates and occupancy levels. This risk is somewhat mitgated
by the investment structure as follows:

1) USF&G's funding is contingent upon a leasing requirement or issuance of a

letter of credit

2) The $400,000 Development Fee Holdback, and

3) The initial appraisal contingency of $17,225,000, producing a 90% loan to value

ratio.

The risk of default occurs if: 1) the developer is unable to make debt service payments,
and 2) the Ourtstanding Loan Balance exceeds property value as a result of the accrual
feature. The defanlt risk is addressed as follows:

1) A cash flow guaranty from Capital for 15-months;
2) The pay rate schedule referred to in the pro forma section of this report protects




Realty Investment Approval Committee
USF&G '
August 11, 1989

Page 10

USF&G against excessive accrual in that debt service payments are the greater of
net operating income or the scheduled pay rate, and

3) The annual appraisal contingency (see Applicaton Letier) requires that Capital
must (a) pay debt service at the interest rate (9.5%), or (b) pay down the
Qutstanding Loan Balance if the loan to value ratio exceeds 95%.

The interest rate risk is present due to the forward commitment nature of the loan. This
risk occurs if interest rates rise beyond their current level. Interest rates typically increase
due 1o rising inflation, which would result in an increase in USF&G’s nominal yield due to
the participating feawre of this investment. In the event interest rates decrease, the
borrower will be locked in through a Tri-Party Agreement with the construction lender, and
the real rate of remm to USF&G will increase accordingly. Additionally, if infladon lags
behind projectons, USF&G’s return is somewhat secured by the Minimum Addironal
Interest Clanse.

G. Conclusions and Recommendations

Tumberry Lake Village Apartments is a to-be-built, 200-unit luxury apartment community
located in Lakewood, Illinois, a northwestern suburb of Chicago. The project consists of
ten buildings of two-story design on 27.7 acres. Chicago’s economy appears stable,
exhibiting good diversification, and steady employment and populatdon growth. There
appears to be a continuing demand for quality, well located suburban multifamily housing,
evidenced in part by high occupancy levels and increasing rental rates in competitive
properties. The Chicago apartment market is currentdy 93.5% occupied and the subject
market area is 94% occupied. The subject’s pro forma rental rate is $.83 per square foot
in the most likely scenario, which is comparable to those competitve properties with
similar amenity packages. The property will be managed and leased by Capital, a regional
apartment developer with a strong presence in the Chicago market. The returns for this
investment are considered adequate given the risks invoived. Therefore, USF&G Realty
Advisors tecommends that the Real Estate Investment Comumittee for the United States
Fidelity and Guaranty Company approve the issuance of a commirment for 2 $15,500,000
participating first mortgage under the terms and conditions outlined in Exhibit I-1.

If you have any queston or would like to discuss this report prior to the August 2lst
Committee Meeting, please call me or Dan Kohlhepp.
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Realty Advisors, Inc. July 31, 1989

Mr. Thomas B. Rosenberg

Capital Associates Development Corp.
1122 North LaSalle Drive

Chicago, Illinois 60610

Re: Turnberry Lake Village Apartments
Lakewood, Illinois

Dear Tom:

USF&G Realty Advisors is prepared to recommend to its client’s Investment Committee
that it issue a forward commitment for a participating accrual rate mortgage loan ("Loan™)
subject to the terms and conditions described below.

Property: Turnberry Lake Village (the "Property”) - A to-be-built 200-unit
garden apartment complex in 10 buildings of a two-story design, with
a variety of one and two-bedroom floor plans as foliows: 50 one-
bedroom/one-bath "flat" units of 787 square feet, 10 one-bedroom/one-
bath "loft" units of 947 square feet, 120 two-bedroom/two-bath units
ranging from 1,103 to 1,115 square feet, and 20 two-bedroom/two and
one half-bath "loft" units ranging from 1,268 to 1,385 square feet.
Unit amenities will include fireplaces and skylights, vaulted ceilings
(only in loft units), glass inclosed doors opening to a private balcony
or patio, individual washers and dryers, frost-free refrigerators,
dishwashers, microwave ovens, electric ranges with continuous clean
ovens, breakfast areas with windows, garbage disposals, ceramic
vanities, and designer wall coverings. Project amenities include a
2,700 square foot clubhouse with a community/social room, a
European designed swimming pool, exercise room, whirlpool, and 314
surface parking spaces (1.57 parking spaces per unit).

Personal

Property: All personal property used in connection with the Property will be
used as additional security.

Location: Ackman Road and Briarwood Lane, Lakewood, Illinois.

Site: Approximately 27.7 acres, zoned R4 multifamily.

Borrower: Capital Associates Development Corporation ("Capital™).

Lender: USF&G Corporation ("USF&G™).
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Loan Amount:

Interest Rate:

Amortization:

Pay Rate:

Maximum Accrual:

Term:

Call Option:

Up to $15,500,000 (See Exhibit A)

9.5% compounded monthly. The interest rate shall be applied to the
outstanding loan balance, all subsequent disbursements and all accrued
but unpaid interest. The term "Qutstanding Loan Balance" shall be
defined as the Inital Funding (defined below) plus Development Fee
Hoidback (if funded) plus accrued and unpaid interest.

Not applicable, interest only.

The pay rate shall be applied to the Outstanding Loan Balance. The
pay rate will never exceed 9.5%.

Pay rates will be as follows:

Loan Year Pay Rate

1 Greater of 7.0% or the net operating income
2 Greater of 8.5% or the net operating income
3-10 9.5%

Capital may accrue interest on the Loan undl the loan to value ratio
exceeds 95%. If the loan to value ratio exceeds 95% in any year,
Capital may elect to (1) pay debt service at the interest rate (9.3%) or
(2) pay down the Outstanding Loan Balance so that the Outstanding
Loan Balance plus the projected accrual for the next 12 month period
will produce a loan to value ratio (based on the current market value)
of 95% or less. The loan to value ratio shall be determined annually
based on an appraisal to be performed by an MAIl-designated
appraiser acceptable to USF&G (annual appraisal will be an approved
operating expense).

10 Years

USF&G shall have the option to call the Loan anytime after the 5th
Loan year. USF&G shall give Capital 180 days written notice of its
intent to call the Loan. No prepayment fee or yield maintenance fee
will be charged if the call option is exercised.

Notwithstanding the above, if the annual appraisal indicates a loan to
value ratio in excess of 95% in any Loan year and Capital does not
(1) pay debt service at the interest rate (9.5%) or (2) pay down the
Qutstanding Loan Balance so that the Outstanding Loan Balance plus
the projected accrual for the next 12 month period will produce a
loan 10 value ratio {based on the current market value) of 93% or
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Prepayment:

Recourse:

Commitment Fee:

Initial Funding:

less, then Lender shall have the option to call the Loan immediately
due and payable. '

* No prepayment allowed before the fifth anniversary of Initial
Funding.

* If the Loan is prepaid prior to the 3th anniversary of the Initial
Funding due to default, there will be a prepayment penalty
equal to the greater of 10% of the Outstanding Loan Balance
or the Mortgage Yield Maintenance Fee (see calculation
provided in Exhibit B) plus 50% of the difference between the
appraised value (as determined by an MAl-designated
appraiser) and the Outstanding Loan Balance.

Capital shall guarantee to fund any negative cash flow for fifteen (15)
months from Initial Funding. The term "Negative Cash Flow" shalil
mean the sum of (a) annual interest payments at the pay rate, and (b)
approved annual operating and capital expenses in excess of (¢)
Annualized Effective Gross Collected Income. Annualized Effective
Gross Collected Income will be calculated in conformity with Exhibit
C to this letter. Otherwise, the Loan will be non-recourse to Capital
and 1S partners.

$310,000;  $155,000 paid in cash which is earned upon acceptance
of the Commitment and $150,000 in an unconditional, irrevocable
Letter of Credit which will be refunded to Capital at permanent Loan
closing.

Initial Funding will be defined as the lessor of (a) $153,100,000 or (b)
actual development costs less the $400,000 Development Fee
Holdback., 1Initial Funding will occur within 90 days of receipt of
final certificate of occupancy provided, however, that Capital shali
have furnished to USF&G, leases from tenants in occupancy and
paving rent, that reflect in the aggregate a monthly Effective Gross
Income of not less than $123,750 based on effective rents calculated
in conformity with Exhibit C. In the alternative, if all other
conditions of closing are satisfied, funding will occur when Capital
has fumished USF&G with an irrevocable Letter of Credit in an
amount equal to twenty-four (24) times the difference between
$123,750 and the previous month’s rental as evidenced by executed
leases (conforming to Exhibit C) from tenants in occupancy and
paying rent. The Letter of Credit will be reduced quarterly on a pro-
rata basis which reflects the executed leases by tenants in occupancy
and paying rent during the last month of each quarter. The Letter of
Credit will be released in total when the monthly Effective Gross
Income as described above reaches $123,750. Initial Funding must
occur within 18 months from acceptance of the commitment letter.
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Development Fee
Holdback:

Additional Interest:

A. Operations:

$400,000 will be held back from the Loan Amount at Initial Funding
and funded to Capital at the earlier to occur of (1) achievement of a
monthly Effective Gross Income of at least $155,844, at 90%
occupancy, for three consecutve months in the first year, or (2)
achievement of a monthly Effective Gross Income of at least
$163,636, at 90% occupancy, for three consecutive months in the
second year. If the Property fails to achieve the income target at the
end of twenty-four (24) months, the Development Fee Holdback will
not be funded.

Borrower shall pay Lender 50% of the annual net cash flow from
operation of the Property. The term "Net Cash Flow” shall mean the
excess of (a) collected gross income less (b) the sum of (i) actual and
approved capital and operating expenses for the Property and, (if)
interest at the pay rate on the Outstanding Loan Balance. Additional
Interest payments are payable quarterly,

Notwithstanding the above, if at the end of any year the loan to value
ratio is in excess of 95%, USF&G will be entitled to 100% of the
cash flow available for distribution, 100% of which will be applied
against the Qutstanding Loan Balance.

B. Sale, Refinancing

or Maturity:

Loan Provisions:

If Borrower sells the Property in a bona fide sale, refinances the
Property, or the maturity date occurs then Borrower shall pay Lender
50% of the difference between (a) the net sales price for the Property
(ie. the gross sales price less sales expenses not to exceed 3.0% of
the gross sales price) or refinance proceeds, as applicable over (b) the
Quistanding Loan Balance (less any accrued and unpaid interest),
provided however, that Lender’'s annual yield (IRR) is equal to or
greater than 12.3% (Minimum Additional Interest). If Lender’s yield
is less than 12.3% the Minimum Additional Interest will be increased
to0 an amount that provides Lender with a 12.3% annual yield (see
Exhibit D for the calculadon of Minimum Additional Interest).

The following Loan provisions will be included in USF&G’s Loan
documents.
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A. Leases:

B. Secondary
Financing:

C. Budget
Approval:

D. Right of First
Offer:

E. Callable On
Sale:

¥. Accountant:

USF&G shall have the right to review and approve the standard iease
form and all leases for the Property which differ from the standard
lease form.

Secondary financing is not permitted.

During the term of the Loan, Capital shall submit to USF&G annual
operating and capital budgets for the Property for USF&G’s review
and approval.

If Capital intends to sell or tansfer the Property, it shall first offer
the Property to USF&G under the terms and conditions for which
Capital is willing to sell the Property. Such offer shall provide for
payment in full in cash at closing only in United States dollars.
USF&G shall have the option to purchase the Property from Capital
under such terms and conditions by giving Capital notice of USF&G’s
election within thirty (30) business days after receipt of Capital’s
offer. If USF&G does not elect to purchase the Property within the
30 business day period, then Capital may sell the Property to a third
party. Capital shall not, however, sell the Property at a lower price
or on terms materially more favorable than those offered to USF&G
without first providing USF&G the opportunity to purchase the
Property at such lower price or more favorable terms. USF&G shall
have the option to purchase the Property at such lower price or more
favorable terms by giving Capital notice of such election within five
(5) business days following receipt of Capital’s offer of such lower
price or more favorable terms. USF&G shall be deemed to have
elected not to exercise such option to purchase at such lower price or
more favorable terms if USF&G fails to respond within the 5-business
day period. If USF&G elects not to purchase the Property, then
Capital shall have the right to accept the offer of such third party and
seil or transfer the Property in accordance with such offer.

If the Property is sold or substantial partnership interests owned by
Capital are sold, the Loan shall be callable and payable along with
any applicable yield maintenance fees, Additional Interest from
operations, and Additional Interest at sale (including the Minimum
Additional Interest clause).

Capital will engage an accounting firm satisfactory to USF&G who
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Contingencies:
A. Economic Due
Diligence:

B. Engineer:

C. Environ-
mental:

D. Committee
Approval:

E. Market Value
Appraisal:

F. Title and
Survey:

G. Closing
Costs:

H. General
Contractor:

1. Management
Fees:

The Commitment shall include the following contingencies:

The Commitment will be contingent upon USF&G Realty Advisors
being satisfied with the results of its economic due diligence.

Capital will engage an inspecting engineer approved by USF&G 1o
review the plans and specifications. USF&G reserves the right to
review and approve the scope and substance of the inspection.
USF&G must be satisfied, and approve of, the results of the
inspection. All costs associated with the engineering review will be
paid by Capital.

USF&G shall have received an environmental study of the Property
by a reputable engineering or environmental firm acceptable to
USF&G which demonstrates to USF&G’s reasonable satisfaction that
there are no environmental hazards or hazardous or toxic materials
existing upon or affecting the Property. The analysis will involve a
physical inspection of the Property and a historic review of the
previous uses of the land. Soil borings will be conducted and the
results will be analyzed by a laboratory. All costs associated with the
environmental study will be paid by Capital.

This USF&G’s

Recommendation Letter must be approved by

Investment Committee.

USF&G must receive and approve of a market value appraisal of the
Property from a MAIl-designated appraiser approved by USF&G
stating that the market value of the Property at stabilized occupancy is
at least $17,225,000. The cost of the appraisal will be paid by
Capital

USF&G reserves the right to review and approve the condition of the

title, title insurance and the property survey. All costs associated with
the title, title insurance and property survey will be paid by Capirtal.

All costs associated with the closing of the Loan including USF&G’s
reasonable attorney’s fees will be paid by Capital.
USF&G reserves the right to approve the General Contractor.

Capital Affiliates shall be the property manager and shall be entitled
to earn current market management fees.
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If the terms outlined in this letter are acceptable, please sign below and return this letter at
your earliest convenience. USF&G acknowledges receipt of an application fee in the
amount of $25,000. The application fee will be returned to Capital (less reasonable and
documented out-of-pocket expenses incurred to date by USF&G and/or USF&G Realty
Advisors) if USF&G does not issue a comumitment according to the terms outlined in this
letter. The application fee will be earned by USF&G upon issuance of a commitment
according to the terms outlined in this letter and the $155,000 cash commitment fee to be
paid by Capital will be reduced by $25,000.

Edward B. Moseley
Vice President

Accepted:

'7
CAPITAL ASSOCIATES DEVFII)PMENf CORPORATION / .
]

By:"‘ /. /g//, ;'/7/ /( o - W

“ ,.“"7 Name ¥/ Bae

el

Title




Sources of Funds:
First Mortgage (USF&Q)

Total Sources of Funds

Uses of Funds:

Land

Architect & Engineering
Legal

Taxes

Title & Recording
Marketing

Interest Reserve
Developer’s Owverhead
Developer’s Fee
Constructon

Loan Fees
Contingency

Total Uses of Funds

EXHIBIT A
SCURCES AND USES OF FUNDS

Total Cost

15.500.000

$15,500,000

$1,150,000
238,000
125,000
100,000
15,000
240,000
1,053,802
262,500
400,000
11,372,000
323,598

220,100

$15,500,000

Per Unit Cost PSF
$77.500 74.28
$77,500 $74.28
5,750 5.51
1,190 1.14
625 .60
5C0 48
75 07
1,200 1.15
5,269 5.05
1,313 1.26
2,000 1.92
56,860 54.50
1,618 1.55
1,100 1.05
$77,500 $74.28




Exhibit B
MORTGAGE YIELD MAINTENANCE FEE CALCULATION
The Mortgage Yield Maintenance Fee at a specific time ("n" years) will be calculated as

follows using a Treasury Note Rate which will be the yield on U.S. Treasury Notes that
mature when the mortgage would have matured, i.e. Notes that mature in 10-n years:

Mortgage Balance in year n
times: Compound Amount of $1. 9.5%, 10-n years

(A) - Compound Amount at Interest Rate

Mortgage Balance in year n
tirmnes: Compound Amount of the Treasury Note Rate. 10-n_vears

(B) Compound Amount at Treasury Note Rate

{A) Compound Amount at Interest Rate
less: (B) Compound Amount at Treasurv Note Rate

(C) Lost Interest from year n to year 10
times: Present Value of $1, Treasurv Note Rate, 10-n vear

equals: (D) Yield Maintenance Fee due at year n




EXHIBIT C
CALCULATION OF EFFECTIVE GROSS COLLECTED INCOME

When calculating effective gross collected income, the income will be based on effective
rents (net of all concessions, gifts, etc.) and non-refundable fee income will be pro-rated
over the term of the lease.

Individual Lease Calculation

Line Line Example
1 Contract Rent for Lease Period $3,000
{$500 X 6 Mos.)
2 Plus: Non-refundable Fees or Deposits + 75
3 Less: Free Rent or Other concessions from
Contract Rent (2 weeks @ $500/month) - 250
4 Less: Actual Cost of Gifts, Premiums or
Service - 75
5 Less: Cash Bonuses =50
6 Equals:Actual Rent for Lease Term $2,700
7 Divided By:Lease Term in Months 6
g Equals:Effective Monthly Rent $ 450
Project Income Calculation
9 Total Effective Monthly Rent from Leases in Effect During
Preceding Quarter
10 Plus: Other Income Approved by Lender
11 Less: Bad Debts
12 Equals: Effective Quarterly Gross Collected Income
13 Times: 4
14  Equals: Annualized Effective Gross Collected Income

All leases shall include the foliowing:
- initial lease terms not less than six {6) months nor greater than twelve (12)
months
- security deposits not less than one half of one month’s rent
- stipulate any rent concessions, gifts, or inducements
- stipulate first months rent payable, net of all concessions and deposits, and
- stipulate annual payment due, date payable, and term of lease.
The Pro Forma income schedule for this property runs as follows:

Rent per
Unit Type No. of Units  Sg. Ft. Rent Sqg..Ft
1Br/1Ba 50 787 $717 391
1Br/1Ba 10 947 819 .86
2Br/2Ba 120 1,111 907 .82
2Br/2Ba 20 1329 1.014 6

200 1,044 $866 $.33




Exhibit D

CALCULATION OF THE MINIMUM ADDITIONAL INTEREST
AT SALE, REFINANCING OR MATURITY

The Minimum Addidonal Interest is that amount which must be paid to Lender at sale,
refinancing or maturity so that Lender’s annual yield (IRR) is equal to 12.3%.
The Minimum Additional Interest is calculated as follows:

Lender’s Initial Funding

Present Value of Lender’s Subsequent Fundings @12.3%

Present Value of Lender’s Annual Base Interest Payment @ 12.3%

Present Value of Lender’s Annual Additonal Interest from Cash Flow @ 12.3%
Present Value of Any Loan Repayments @ 12.3%

Present Value of the Outstanding Loan Amount @ 12.3%

Present Value of Minimum Additional Interest
Compound of 1,12.3% to Date of Sale, Refinancing or Maturity

Minimum Additonal Interest

If Minimum Additional Interest is greater than 50% of the difference between (a) the net
sales price for the property (i.e. the gross sales price less sales expenses not to exceed 3%
of the gross sales price) over (b) the Qutstanding Loan Balance (less any accrual or unpaid
interest), then the Additional Interest Due shall be the Minimum Additional Interest.

The calculation of the Minimum Additional Interest is algebraically stated below where:

IF

[+]

SF

t

12.3%

B,
Alt

OLB

MAIL
Lender

=[nitial Funding

=Subsequent Funding in Loan Year t

=Discount Rate or Required Minimum Yield

=Number of Years from Loan Closing to Sale, Refinancing, or Maturity
=Base Interest Collected in Loan Year t

=Additional Interest Collected in Loan Year ¢

=Loan Repayment (if any) in Loan Year t

=Qutstanding Loan Balance in Loan (date of sale, etc.) Year n

=Minimum Additional Interest needed to provide a 12.3% yield (IRR) to
at Sale ‘ '




(1) Present Value of the Loan Disbursed @ 12.3% = Present Value of the Cash Benefits
Received @ 12.3%

= +AL + +__OLRB +__ MAIL
(2) IF, + -;_ (1 +.123) (1 +.123) (1+.123 (1 + .123p

Rearranging Terms,

BL +AL + R, - OLB, =__MAL
(3) F+/ 1+ 123)‘ (1 +.123) 1+ .123» 1+ .123)y

So That,

BL + AL + R - OLB
4) MAL = (1 +123)° 1+ 123)‘ (1 + 1"3)n (1 +.123)"

t=1




Numerical Example if calcuiated for 12.3% IRR

Assumptions

Inigal Funding =
Subsequent Fundings

Base Interest Rate

Base Interest Payments

Additional Interest From Cash Flow

Year |
Year 2
Year 3
Year 4
Year 5

Annual Loan Repayments

Net Sales Price in Year 5

QOutstanding Loan Balance
at Sale in Year 5

Calculation of Minimum Additional Interest

Lender’s Initial Funding

Year 1:950 x 1/(1.123)*
Year 2:950 x 1/(1.123)*
Year 3:950 x 1/(1.123)°
Year 4:950 x 1/(1.123)*
Year 5:950 x 1/(1.123)

Year 1:0 x 1/(1.123)
Year 2:100 x 1/(1.123)
Year 3:100 x 1/(1.123)°
Year 4:100 x 1/(1.123)*
Year 53:100 x 1/(1.123)°

- Present Vaiue of Annual Loan Repayments

#ou

Present Value of Base Interest Payments

100
100
100
100

0
13,000

10,000

Present Value of Lender’s Subsequent Fundings

Present Value of Additional Interest from Cash Flow

- Present Value of Outstanding Loan Balance at Sale

Year 5, 10,000 x 1/(1.123)*

= Present Value of Minimum Additional Interest at Sale

X Compound Amount of 1.123%. 5 Years: (1.123)°

Minimum Additional Interest Due

10,000

(845.95)
(753.29)
(670.79)
(597.31)
(531.90)

(79.29)
(70.61)
(62.88)
(55.98)

@
(5,.598.88)

733.12

1.780
1,307.07




Calculation of Minimum Additional Interest {Continued)

Test: Is minimum Additional Interest Due equal to or greater than 350% of cash
proceeds?

Is MAI = .50(15,000 - 10,000)?
Is 1,176.39 > 2,5007 No
Therefore, Additional Due at Sale = 2,500.

*Note: To check the validity of this calculation, the Lender’s vield (IRR) can be
calculated separately as follows:

Year 0 1 2 3 4 3

- Initial Funding (10,000)

- Subsequent Fundings 0 0 0 0 0

+ Base Interest 950 950 950 9850 950

+ Additional Interest 100 100 100 100
from Cash Flow

+ L.oan Repayments 0 0 0 0 0

+ Qutstanding Loan Balance 10,000

+ Minimum Additional Intcrest
at Sale 1,307.07
Lender’'s Cash Flow (10,000) 930 1,050 1,050 1,050 12,357.07

Lender’s Yield (IRR)= 12.3%




ARt L ENSLY KA

THE PROPERTY




12 = g
Richnand .
g, lbans . — Al 2
T E5) Emersid g (I G‘x 94
h Footvilie e STOVE i l?ei Exhibit 1i-1 ‘ ; i 5 A
> o, REGIONAL LOCATION MA .
BrodheadyE 3 3
. Trfordville Idock
> " Lake§. Wrodworth 157
i o e 128 Fsesies caes
ada Ll Posers| Q1 :s}g_{/
iyl | Sitver Lake 035 43
(D 8 & i et .
s Tk ATwin Lakes T Trevdt, 28 9
I K __aCI %5 5 (olET TR N -
o = w L g T P e el taky 7 Aol
3 Richmoag
_ Grove o L :klen i3 Hebron Spring &r
vile b e Shigene g Biaing | Yawre 7T R Poorea?
Mgikay | Purand g Yl £y o QD) giaes,
bavis| | 4 23 ; ol ard £ 3 e
S Capron Wi 3 Cregry 3 wend
e i) g G
Dakotd M Roc%Csty] Q-“* . . 5 :; . Wl 7
vitie : 7R b g Ha oL
. ALSL ATZY! R
73re ! W el B 'Er g er{iz
o | : e\ A2 v 1w)Woodst g
- Pegatonica, | W1 fsrase 7t et T Y J5 § Betons Shfed iz |
c N iR
= A = . A B LOMOIIN E Fandinite ] 5 YR J PP =
o 1 = Tl 3 #aia O tJ
S 2 Winnetage © 2 ishegntt] ) B 3 178 £ ¥ ]
13 = ] F) \‘ 38 -
South varts ek 3n nzon E:
 Frompart ESEEROC = gs:'uie 8 3 S tatermond 1
ey [ 5 |
German Vallay 7 By BDeorat
Wastfiald Cofiters ) iley 47 N
i_—_——-—b____ . A\ | “Belvigere Tl Yo I N e
Baileyvitle B teng ok
Egan Hyre 2 Sy i ' erbart §_ . T <
A R o wuben g g ' = 3
- Adetine}, Lightville « f g : 34§ How | T
- - 2 tiliman Hdnrse hard b
7% E Lant RivAr alley | C ; Faitd) N O b 5
B
J pas et F N s M iriadg fo
iaryland . O G A L £ il 1 -:,Et: farter 5-
5 L Moris, f comotn Holeory b‘ T 5 5 dgrove
¢ g1l 2 srare Litkleawond I {73
wHTTE ZEAYS e ] reac LAGDIN | T Y] - i |
S8 pars) o . vavips boint 2 Feq - i — Sycambre 5
Stratiors b an = Sriloney Glesh 12 ings | +¢ l t ”e’;’:“ﬂ’,f oy . ? N E
2, £ a0 Y RO v, L) . )
i b | ¥ ()C e iy - fterail 0 Yobarcs Kalhis 8 0 Ly sca VATHIN CHECAGD AND
o Rog, G, : s i Y ki 1? ey 21 4 2 VISIRITY SOME AOADS
Bér: o %, ter 2 34 ) 4 — &) AND CITIES ARE DMITYED
Crang’ 1 — O Walta 3 3 - 4 BECAUSE OF CONGESTION,
o03uns : \ 1 Ul ghmsion 43 ST W) S 2GR MORE COMPLETE DETAL
ot oyt 22 : "} SEE MAP Ok REVERSE SIDE
3 ..m.? G 26 Flagg = = %l l%\ 34 12 - bkl
i st iy -
g 3 w1000 0 Ashton 3 f i E | oha @ =, Y.
NS 22 — . i
faviiie
almyta sDixon & / f Steva Mcﬁiﬂg (.;;
2 rankgs Grove &
izt 3 LI © 7
O E S, 10 28 SCM{D ; Walerman W &_| Hinghle igdRock ¥
i sun e hO ldens oo bonter_ e all LY L - "fbe" - - i l Sugar Grove
P @ 7 * Ehd 5 i H o
'
Hi atton L Shabbon} / SiASsopa Lixs & -
3 Aoy m;{ tan Y i parbusy, § Grave £/ STATE pepx . L\ - tHle R -
. T st PaswPaw " ' 03 & oy
tien y o Brookty § Compton | o 23 iop | Flane =
- C{ ) i e
g L Subletta Lo Omanay sevtn
g Q’% -t - 52 7 Pieitand - ‘L‘e‘l—; - ] STRIE 7
Loriar Mayown ' & 2, (L ttproo¥ {-*
CONSERPATN . T i 239 9
i R __,;:’f 3 Eartvill 4 Hol N
s = e e | ger S ’
logt ; 3! fonie s 1™ Mendota S p ‘{?ker Haimmar .
Y Medide, 42 < lattvilte
2 & %} S " _
2n Otin & 1 ) Sheridan S o
At & 3 Er !
4 & L ee\ e tiumgh Hardiog % \conggg s s }'-!s e Lot % e £ 2
b s i .
asr 95 e |7 1 P . e T L e Pertst 45 wgonial W
o b 1A fegton R A5 72 . 4 I F2 N SR 1
7 § b earing 4 12 e v A e w 1
¢ Bover{ 2590 | 4o < L o] g Jretron % st PP 4
™ o, S, CREFY + § Dimnii m 2 § ‘g
-
= 50 N EN e prwn & L] A 5 AgL 0 / soanet o 1 | paeney 2 ? 29 7] 1= S Cedar 2
2 5 0 gy | <ML 40 Laie | S
5 Dttawa JE)
¥ S ol 0N m 2 2 % - i j t2 | le 52 =
wet P Y s G + Beaton B 4 4 & =




Lake . JOHNSDURG Q/;.o@’. b _Fls!laicee L; 5 l
g "3}_ c{}j‘f A g L"ang!tm
s - Exhibit II-2 2
BN ' SITE VICINITY MAP ™| O
Lake
& 4. !
srovrnarinsa (50
AREA FI.?Q\LG’A‘L’
7
fosn o
: 'Iiemour Volo

'
HE gy
<5 Woikia: @

¥
o
B
ﬁ]..
&
g EI island-Lake P! 2
& g - Y
3 By e i L q
! ’Wﬂuc inda i
Ridgeftiatd ‘ Lt ?r’ fvanhaa 402 Lo
MeHENRY IDG& ;’ * - ‘j/\j :’Btm 5 Lake
CoUNTY ‘6‘; H (‘y‘ J7e,
{78 = FoLtae - i LN 63 Countrystds
or 4.1 .., Dakwood | onref, [ ) ;f
/\ LHi | 7 4 K ?fwl ow~°
% - of
2 VT
_‘_;“:l_ Sptupr Lake {\7
} Poe
— I .
S Fox River Vallay| ower Lakes - Gilmir_ 1&
o Gardens \ mff’ L,u 15 'O,(a E
oL R
i hakew SRk
oy oocﬁqg i
]
%
<2
Lakein o
i e o
... Agonquin Sz >
e e MCHENRY B 2 5 e Deer Fafic.:
EANE RONT;
"’4,’ g -*:Bavrlngiun
5 LEy
[
EREEMAN o, | =
IR E]
e
ot F *
ez [ 4 04,
% |52
19 141 Gllberts
i 3.1
o
——— o ol Y] o
4 Staﬁ-s'\f i o i g
S NG, O
U] Ry R AN
(AN
S %‘:
Pingree Grove
SO = =
T mﬁm’%‘ 1 y
Ny 78 v /fgifgf-; H snoal
. 3f.
R, i i i in } A4
Udina e wmn i - M“%.@,_
ER skl 1 ST ' 34
& Lrlupsen i :
HOSFE 1 bt
. R (i
Plato Center & ) 1137
RUBSE-™ ¥ gﬁg‘ ) T
FLATC RD. woml 25 “ rf
[R—— COMMUNY Imss o ODLUM
1 g s Ay SIreamwned
7 j mEaLTH LENrER‘J
Owgs :
lind . ROAD
& Lut
3 5

F-4
2
"’JPQNE &
£t Y 1
>, 81 o
e e Kegngy\"ﬂa H. Roselle. L.
il el s Medlnah
3
H
%0 o
i
EMPIE . Fersol
Lily Lake 2,
)
Wasco Jo 2 z
T~ o g
@) g . g
] ! 2
92 fop 3

g
g Fnote - Interchange will be
# complete Fall of 1990

R -
Efburn o w
Shdy "




w
3 E
- \a Seg) e i
j £
A s .
A . I
Ve Ho hyer
G «/\ apy
5 £ \
. &
v - > _
{ w A ;
: 2 i m:,\ 2 = 1
i 4 5E m
2y Sl w §
VU E
158 af B I PO @ !
feettd o L ]
o 3 ] =] & ﬁ -4a i £
MR, . i mw a lanwimdnansf S@E R
M L1 g% S, EiAl  Hvmocom 1 253 J ;
|7 5. A 3 (- 1 :
1] a5 £) I . r 5 . ' i
...... R _mn‘. we 2} W] ooomivandy & m ~
o FvaEIin] W ” (!
- | M | * ry ! !
R e k_ LA _ _
O S V—
— Sominaes | ol =f 4
Rl g e e _ |
a a1 F QUOINOT Lo
« [ o R . .
e, W o wl_a % " e —————
iV Lol g
= Yawolifd: 2 _
Q- - i |
. = a4 m ASHNOD 4109
e =2
) o _
g A : . W
nz«...:.....mkﬁmz % !
e H _
%0, % _
.................... T e T R [ -
; Waiaaw - m.mmm,.ﬁ_.&_
i S
NS LM S, ‘iﬁm_
o
AT o
- WOIRUI M M. z " /m..cqva‘ M -
e & xn“.. i V/vw./ﬂ [
—— oy A E <
s Bl ol 8 OB L .
RIGHIOND i - al 21 apomuohiy {2 &
<™ e TN B abvordot]] 2 : =
N & g ACONIVANYS ¥
TS TG 5 e g
m 8 & snwourfavie 1|3 4
7 SO NOTDNIDSIM &
o U2 o’ LASHAS S aoqisenin
ol i P i EBYE izc.a
o m L
S0 T, [ ay | . ATILNAA
et L) ¢ i 1 =i'¥a  39vL100
. o & S s _ B )
e 5w _ I
& 4 Qi o @ S B R
N E o Box [T -t .
2! gl 8§ H I A I g
Bodgd | SR E:
n.r\...u _m m_ 3 i | “ .m 3.F \ = 0y NOSNYMS
{ A SRUEHIAVH _rl Mg 13BNNS / 3
ik | BN T T QN o e NEW .
: i N
= i " i ! INVEVENd 23 LY COMPLETED
5 e = NG _ g
i ~
R E
mw _"m N - uzm.“_xou o ' /
i ; 4 e E s
mwm R FEA AN T /
22| e « =
p AR 4| HLIGTHVHD /,
- K] GOOMEYILE s
X A,
X P
ST, Ty w1350
. «
| B FT L T P
. t P
i% -
i U UL
z L .
1 w . -
A < NZ_JDQRM iy
MDP X —M
VIl & 1§ gHYRvhiEa z
. i m -3 =S
i THIBHOID ) .
: z Tou
N -4 g 4 3
,_w;:_ﬁ O IS FROBHAYT SR NNO
3 b
I3 RBHEL : ENGET qY IV WASAHD :
ce\an e,
it
(]
[=3
&
b
[
=3
o
“ay
A )
, %
; =3
s o
. =
%
[ S S R T =7yt
. 4
_Mw n,sh.m pil
2
& 2 &
‘wml\ ‘.w... Qd..
WO HSHYH ; ]
{ h.m..w N1 3,

27



Exhibit 1i-4
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Exhibit II~-8
SOURCES AND USES OF FUNDS

Total Cost Per Unit  Cost PSF
Sources of Funds:
First Mortgage (USF&G) $15.500.000 $77.500 $74.28
Total Sources of Funds $15,500,000 $77,500 $74.28
Uses of Funds: o )
Land $1,150,000 5,750 5.51
Pirect Construction Costs 11,372,000 56,860 54.50
Indirect Construction Costs
Architect & Engineering 238,000 1,190 1.14
Legal 125,600 625 .60
Taxcs 160,000 500 .48
Title & Recording 15,600 75 .07
Marketing 240,000 1,200 i.15
Interest Reserve 1,053,802 5,269 5.05
Developer’s Overhead 262,500 - 1,313 1.26
Developer’s Fee 400,000 2,000 1.2
Loan Fees 323,598 1.618 1.55
Total 2,757,900 13,790 13.22
Contingency 220,100 1,100 1.05

Total Uses of Funds $15,500,000 $77,500 $74.28
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Exhibit III-1

PROJECTED POPULATION GHOWTH F
CHICAGQO AND SUBURBAN COUNTIE
BETWEEN 1980-201

O¢

PEACENT CHANGE
60 Bt

70 -

40 -

30 4

20 -

10 -

CHICASO COOK DUPABE KANE  LAKE & MCHENRY WILL

COUNTY
} SUBJECT ColiNTy
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Exhibit III-2

CHANGE IN EMPLOYMENT
INNORTHEASTERN ILLINOIS
FOR CHICAGO AND SUBURBAN COUNTIES
50 PERCENT CHANGE

40
30
20
10
0

.._10 l { { l I ] i

1
CHICAO COOK DUPASE KANE  LAKE % MCHENRY WILL

1985-2010

1980-1985

Y SUBJEET COUNTY
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Exhibit -3

COMPOSITION, OF EMPLOYMENT
MCHENAY COUNTY, ILLINOI
BETIEEN 1089 - 2010
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NIPC REPORT MAY 1988
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Exhibit IT1I-4A

RESIDENTIAL HOUSING PERMIT ACTIVITY
NORTHEASTERN ILLINOIS COUNTIES
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Exhibit 111-4B

MULTIHFAMILY HOUSING PERMIT ACTIVITY
NORTHEASTERN ILLINOIS COUNTIES
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Exhibit H1-5A

PROJECTED RESIDENTIAL DEVELOPMENT

MAP NUMBER NAME OF PROJECT
H ARROWS'TONE
2 BARTLEY
3 BERKSHIRE PLACE
L1 CANTURBURY
5 CRYSTAL GLADRE
§ CRYSTAL IN THE PARK
7 CRYSTAL OAKS
8 DARTMOOR CENTER
*9 DEERGROVE
10 DUNN ANNEXATION
11 FEDDERSON SUADIVISION
12 FOUR COLONIES LOT 76
13 FOUR COLONLES LOT 111
14 FOUR COLONIES
UNITS 12613
15 FOX CREEK ESTATES
16 FOX FIRE UNIT 4
17 GREENDBRIER PARK

TYPE OF PROJECT

100 SINGLE FAMILY/
TOWNHOMES

112 SINGLE FAMILY
153 TOWNHOMES

2 SINGLE FAMILY
30 TOWNTIOMES

2,000 ELDERLY APTS

1 NURSING HOME

120 TOWNHOMES

348 SINGLE FAMILY

19 SINGLE FAMILY

15 TOWNHOMES

35 SINGLE FAMILY

96 CONDOS

228 APARTMENTS

16 APARTMENTS

2 SINGLE FMAILY

4 TOWNHOMES

16 SINGLE FAMILY

40 CONNOS/APTS

A0 TOWNHOMES

125 SINGLE FAMILY

35 SINGLE FAMILY

1 SINGLE FAMILY

264 SINGLE FAMILIES
104 TOWRHOMES

CONCERPTUAL

PRELIMINARY PUB
APPROVAL PENDING

FINAL PUD APPROVAL

PRELIMINARY RUD APPROVAL
FINATL PUD APPROVAL FOR

2,000 APTS. AND NURSING HOME
PRELIMINARY 2UD APPROVAL
FINAL PUD APPROVAL FOR UNIT I
FINAL APPROVAL

APPROVED BY COURT ORDER

FINAL PUD APPROVAL

PRELIMINARY PUD APPROVAL

PRAELIMINARY APPROVAL

CONCEPTUAL ONLY

CONCEPTUAL ONLY

FINAL APPROVAL-UNIT 12 & 13

FINAL APPROVAL

FINAL APPROVAL

PRELIMINARY PUND APPROVAL

410



18

19

20

21
22
23
24
25

26
27

*28

29

30

31

32

33
34
35

36

Exhibit 111-5A

PROJFCTED RESIDENTIAL DEVELOPMENT

HIDDEN ACRES

INDIAN {f1L1, 'TRAILS

JELLY PROPERTY

KAPER

KIMURA ESTATES {COUNTY)

LUTTER ANNEXATION

MONTICELLG UNIT I

PEBRLE CRERK

RDG LOTS

&P PAUL RETIREMENT PUD

SKYRIDGE CLUB APARTMENTS
(Phasae 2}

STERLING ESTATES
UNIT 1
STERLING TSTATES

UNIT 2

THE VILLAGES
LEXINGTON HCMES

WEDGEWCOD

WYNDMUIR

STEEPLE RUN

HYNDMUTR RIDGE

WYNDWOOD

ZAK* § DEVELOPMENT

(Continued)

3 SINGLE FAMILY
62 SINGLE FAMILY
110 SINGLE FAMEILY

103 TOWNIIOMES
245 TOWNHOMES

6 SINGLE FAMILY

9 STNGLE FAMILY
i1 SINGLE FAMILY
60 SINGLE FAMILY

16 TOWNHOMES

40 APTS FOR ELDERLY

172 APARTMENTS
{HUD Proilect)

52 SINGLE FAMILY

327 SINGLE FAMILY
669 SINGLE FAMILY
287 TOWNHOUSES

159 SINGLFE FAMILY
111 TOWNHOMES

125 SINGLE FMAMILY
70 TOWNHOMES

71 SINGLE FAMILY
20 SINGLF FAMILY
44 SINGLE FAMILY

180 TOWNIOMES

* Potentlal apartments units to be bulilt,

PRELEMINARY APPROVAIL

FINAL APPROVAL 25 SINGLE FAMMILY
PRELIMINARY APPROVAL 7T SINGLE FAM

PRELIMINARY PENDING

CONCEPTUAL ONLY

FINAT, APPROVAL

FINAL APPROVAL
ANNEXATION AGREEMENT
PRELIMIMNARY APPROVAL
PRELIMINARY PUD PENDING
FINAL PUD APPROVAL

FINAL PUD APPROVAL

FINAL APPROVAL

PRELTMINARY APPROVAL PENDING

FINAL PUD APPROVAL

PRELIMINARY PUD APPROVAL
FiNAL -~ UNIT I

FINAL PUD APPROVAL

FINAL APPROVAL
FINAL PUD APPROVAL
FINAL APPROVAL

CONCEPTUAL CHNLY

hi
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Exhibit HH-6A

COMPETITIVE PRCPERTY SURVEY

TURNBERRRY LAKE VILLAGE APARTMENTS

Unit  Unit Areas  Total Monchly Rent
Project Name and lLoecatinn Typn Mix Sqg.Fo.  Sqg.Fe, Hent P.S.F. Dvlpr. hge Gogupancy Comments
Skyrldgea Club Apartments 1Bi/188 40 700 28,000 $565 $0.81 Ludwig 1 yr 100% Amenitiest Cabla TV, Clubhouse
Crystal Lake, Illinois InR/INA 52 800 41,500 5610 350.76 poal, whirlpocl, tannia coure,
2BR/Z28M 62 950 5&, 300 $630 s0.88 valleyball court, smal}
Z8R/2BA 38 1,100 41,800 $710 $50.68% exercise room, and washar/
——— - dryer.
Total Unita/Avg. Rent Per S.F. 152 B&Y 17G, 104 $633 50.71
Windsong Apartments 1BR/1BA 46 415 31,490 5660 350.31 zZale 3 yr 38t Amenitles: Washer/dryer, and
Schaumburg, Illinois 2BR/1BA 60 850 31,000 $700 $0.82 Cable TV,
2BR/ 2PN 60 946 56,760 5750 $0.79
ZBR/ZBA 30 1,070 32,100 5810 $0.7%8
Total Units/Avg. Rent Par S.F. 196 408 177,350 $723 350.80
Clover Ridge Apartments 1BR/1BA 46 792 36,432 5670 s0.8% N.H.P. 2 yr a7y amenitles: Clubhouse, poal,
Palatine, Iillnols 1BR/71BA 92 914 24,0288 $720 34,79 whirlpool, suara, tanning beds
2BR/1RA 1318 895 123,510 $725  30.81 microwave aven, exercise room,
J— and washer/dryer.
Total Units/Avg. Rent Par S.F. 276 B84 244,030 $714 50.81
The Point Apartmonts 18R/71BA 168 750 126,000 §745 s50.99 P.C.A. Haw  Laasa Amanitless Garages, Clubhouse,
Arlington Halights, 1lllnois iBR/1nA 80 800 64,000 5825 st.o3 Up pook, whirlpool, microwave
2RR/28A 48 1,000 48,000 594G $0.94 avaen, axsrclse room,
2BR/72BA 16 1,100 17,600 5975 30.89 fireplaces, and washer/dryer,
Tetal Unita/Avg. Rent Par S.F. 312 819 255,600 $807 30.99
The Lakes of schaumburg iBg/1lan 84 625 52,500 $670 $1.07 P.C.A. 2 yrs 96% Amenities: Clubhouse, pool,
Schaumburg, Illincls 1BR/1BA 144 650 93, 600 5695 $1.97 whirlpool, exercise room,
: 1BR/1BA 96 anQ 76,800 $810 $1.01 fireplaces, and washer/drysr.
IRR/ZBA 40 1,000 10, G0OQ 5345 50,95
2BR/2BA 64 1,100 70,400 $37%  50.483
Total Units/Avg. Rent Per S.7. 428 779 333,300 $781  s1.00
Garden Gien Apartments ian/1BA 43 997 48,4853 $745  50.79% N.H.P. 2 yrs 7% Amenltles: Clubhouse, pool,
Schaumburg, Illinois 28R/1BA 43 1,043 51, 107 3825 s0.79 whirlpool, exerclsa room,
2BR/A1BA 49 1,074 52,6824 $830 s$0.77 firepiaces, microwave ovans
2BR/1BA 43 1,090 53,410 5855 $0.79 and wagher/dryer.
2BR/2BA 48 1,148 55,104 $935 350.81
2BR/2BA B0 1,211 72,860 $1,075 350.89
Total Unlts/Avg. Rent Por S.F. 304 1,098 333,760 $884 s50.31
Turnberry Lake Villagae IBR/1BA 50 87 39,35¢ $717 350.91 <Capltal TRD Amenltiea: Clubhouse, pool,
Crystal take, Illinols 1BR/18A  iC 47 9,470 $819% so.86 whirlpoal, exercise room,
28R/28BA 120 1,111 133,270 $907 30,82 flreplaces, microwave cvens,
ABR/2BA 20 1,329 26,580 351,014 s0.76 washor/dryar, skyllghts, and
—— vaulted ceillings.
Tetal Units/Avg. Rent Per S.F. 200 1,043 208,670 $866 $0.83
Ave. Rant Per. Sq. Ft: $0.85

03
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SECTIONIV
THE BORROWER




Exhibit IV~1l

ORGANIZATIONAL CHART

OAPITAL ASSOCIATES DEVELOPMENT CORP.

CHAIRMAN

Terry A. McKay

PRESIDENT

Thomas B. Rogenberg le e — = oe ow oo

CAMCO, INC.
{Management Affiliate)

VICE PRESIDENT-DEVELOPMENT
& CENERAL COUNSEL
Gail Beesen Dwars

TREASURER & CHIEPR
FINANCIAL OFFICER
John P. Metzger

VICE PRESIDENT
ADMINISTRATION

PRESIDENT
pavid E. HMultack

Barbara Osborne

VICE PRESIDENT
carla Young Kennedy




THOMAS B. ROSENBERG

Education:

Experience:
1972 - 1977

1977 - Present

Memberships:

TERRY A. MCKAY

Education:

Experience:
1968 - 1977

1977 to Present

Exhibit 1Iv-2

BIOGRAPHICAL INFORMATION

President, Capital Associates Development Corporation.
CADC is a national real estate development irm having
developed over fifty multi-unit apartment projects
comprising over 7,000 units throughout the Midwest,
California and Arizona.

A recognized cxpert in the licld of rental housing, Mr,
Rosenberg was a member of the Democratic Congressional
Iousing Task Force,as wellasan advisor to Vice Pregident
Walter Mondale during hig 1984 Presidential campaign.
B.A., University of Wisconsin, 1964

1D, University of Calilornia, 1972
{Boalt 1iall)

Private Practicec of Law
President, Capital Associates Development Corporation

State Bar Association of Colorado, ltinois and Missouri

Chairman, Capital Associates Development Corporation.
CADC is a national real estate {irm headguartered in
Chicago.

B.A.E.E. - University of Dctroit, 1968
Notre Damc High School, Niles, {{linois - 1963

Principal, Packers Trading Company, a national
commoditics brokerage [irm,

Chairman, Capital Associates Development Corporation.

Mr. McKay is in charge of all design, construction and
marketing of all Capital Associales’ developments.

Ly




CONSTRUCTION
START DATE

1978
1978
1978
1978
1978

1979
1979
1979
1979
1979
1979

1980
1980
1980
1980
1980
1980
1580

i981
1981
1981
1981
1881
1981
1981
i981
1981

Exhibit TV-3
DEVELOPER TRACK RECORD

CAP LTAL

ASSOCIANTES DEVELOPMENT CORP.

PROJECT SUMMARY

NAME

Rldgoeview Commons

ltighlaad Commons

Northwood Commons
Rivertown Commons
valleyviaw Commons

Willow Helghts Apartments

Dlana Court Apartments
ililcrast Apartmoents
LaLoma Apartments
Parkview Apartments
Ridgewood Apartments
wWindweod Apartmonts

Collins Apartments
Fullerton Court Apartments
1120 N,

Nuble Tower

LaSaltio Brive

Rivor Terraco Apartments
Willow Springs Apartments
Wolford Apartmens

1111l N. Dearborn Street
tke Simms Village

100G H. Lasalle Drlve
orlande Apartments

Park Plann Apartments
Southorn Hills Apartments
sundance Apnrtmosts

Tha Woodlands

Valley View Apartments

LOCATION

Richland Center, Wisconalin

Arlington, Minnosota
faudotta, Minnosota
Stiilwater, Minnesotns
Mahomen, Minnescta

Decatur, Illinois

TOOLAL FOR 1978

East Moline, Tllinois
Illlnots

Rancho Cordova,

lLaroy,
Catifernia
Callfornla
Callfornla

Sacramento,
Sacramentao,
Cotatl, calillornia

TOTAL FOR 1979

Chleago, Illinols
illincls
Illinois

Callfornla

Chicaqgo,
Chlieago,
Oakland,
Benton Harbor, Mlchigan
illinois
tanville, fillnols

Mt. Yernon,

TOTAL FOR 1980

Illinols
Illinols
Illinols
Iilinols
Arlzona
Pegatur, 1llinols
Bakorszfield,
Illinols
Callfornla

Chileaga,
Chicago,
chicago,
Decatur,

Mesa,
Calllornta
Pooria,

Deiano,

TOTAL FOR 1981

NUMBER
OF UNITS

1?5
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CONSTRUCTION
START DATE

Exhibit I'V-3
DEVELOPER TRACK RECORD

1942
1982
15482
1982
1962
1982
1982

1983
1983

1984
1984

19485
1985

1986

1987

1988

1989

Winthrop Beach

Davis Apartmonts

Van Buron Park

Universal Cliy
Ploomingdnlin Apartments
Pasada Vallarta Apartments

Mountalin Viow Apartmonts

Michlgan Blwd, Gardon Apartments
Walsh Park Apartments

Campball Terrace
South shore Rehab.

{10 Properties)

Cushing/Cunnard

Regency Arms

Eugenle Terrace

The Plnes

Manchoster Groons

{Continued)

NUMHBER
LOCATION OF UNITS

Chicago, Ililnoks 71
Chicaqo, Tlitnols 81
Chicage, ililnois k[HY
Chicago, Iilinals 160
Chicago, I1ilinels 111
Phonnlx Arizona 316
siarra Vista, Arizana &0
TOTAL FOR 1982 1,119

Chicago, Illlnols 147
Chleago, Illincis 134
TOTAL, FOR 1983 581

Chicago, Illinals 219
Chlicago, Illinols 227
TOTAL FOR 1384 176

Columbus, Ohlo 104
Columbug, Ohle 406
TOTAL FOR 1985 510

Chleago, Iillinols 575
Gurnee, illlnols 330
Buffalo Grove, Illinols 200
GRAMD TOTAL 6,882

Crystal Lake, Iillnois 200

Turnberry lake Village

A8
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Exhibit IV-4A

CAPITAL ASSOCIATES DEVELOPMENT CORP.
CHICAGO AREA PROPERTIES

RENTAL PROPERTIES

START COMPLETION NO. OF
NAME DATE DATE UNITS QCCUPANCY
Bloomlngdale Apts. 9/82 10/83 111 106%
Campbell Torrace 5/84 1/85 249 100%
Davia Apartmonts 1Gs82 131/83 B1 9%
1111 M. Dearborn 3/81 6/82 286 93%
1120 N. LaSalle 1/80 11/81 263 94t
Eugenlie Terrace Apts. 4/86 5/88 575 7%
Fullerton Conrt Apts. 10/80 2/82 196 100%
lke Sims Vlillage Apts. 5/81 6/82 200 100%
Michigan Blvd. Apts. 4/83 2/95 447 96%
The Park LaSallo Fa:b /82 148 37%
Universal City Apts, 9/82 11/83 160 1%
Van Buren Park Apts. 11/82 2/84 00 99%
Walsh Park Apta. 12/83 12784 134 100%
Winthrop Beach Apts. 10/82 9/83 69 91%
Turnberry Lake Viliage N/A N/A 200 H/A
TOTAL/AVERAGE 3,419 97%
PURCHASED AND SOLD PROPERTIES
PURCHASE SALE NG, OF
DATE DATE UNITS
East 7lst Apts. /81 12/87 10
Forrost 48th Apts. 8/84 6/89 19
Hing 5lst Apts,. 8/82 1/89 10
Mich 53rd hApts. 4/83 3/89 25
Mich 59th Apts. 8/84 1/89 20
fark 5lst Apts. B/8B4 2/8% 16
Pax 68th Apts. 4/81 9/87 31
Pralrle 53rd Apts. a8/84 Under Cntret L
West Tlst Apts. 1/84 B/87 29
TOTAL 221
FOR SALE PROPERTIES
START CCMPLETION NG, OF NO. OF
DATE DATE UNITS UNITS 5014
Tho Plaos B/88 Under Cntrot 2135 92
Manchester Greens B8/8% Start Pendlng 200 10

49




Exhibit IV-4B
CHICAGO PROPERTY MAP
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Exhibit 1v-$%
N CAPITAL ASSOCIATES
' MOST RECENTLY COMPLETED PROJECT
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Pluss:

Equals:

Less:

Fquals:

Lessg:

Equalsg:

Loss:

Equals:

Note

.

Turnberry Lake Village Apartments

Exhibie V-1

Pro Forma Incoma and Expensos

 Consorvatlivo
Rental Income 2,102,436
Other Income @ $12.60 par unit/per menth 30, 240
Gross Income 2,132,676
Vacancey @ 3.0% 108, 634
Fffective Gross Income 2,026,042
Total Operatling Expenses: 626,229%
Management Fee @ 5.0% of EGI 101,302
Adminlstration 92,082
teiilties 38,319
Saiarles/Payroll Taxes 67,180
Repairs/#alntenanca 69,321
Taxes and Insurance 236,245
Miscellaneous 21,780
Net Operating Income 1,389,813
Debt Sorvice @ Payrata 1,399,813
Caah Flow to Split 0
Indicated Debt Coverago Ratlo 1.6G
Annual Cash on Cash Return 9.3%
{I) Rental Rate $0.80

{2} Loan Amount

15,100, 000

Most Likely

2,181,816
30,240
2,212,056
116, 603

2,101,453
6§30, 000
105,073

92,082
38,319
67,180
69,321
236,245
21,780
1,471,454
1,471,454

4 g -

1.00

9.5%

50.83
15, 500, 000

Optimlisclc
2,261,1%6
10, 240
2,291,436
114,572

2,176,864
$33, 770
108, 843

92,0872
38,3190
67,180
69,371
236,245
21,780
1,543,094
1,500,262

9.8%

$0.86
15, 500, 000

(3) Debt service ls equal to the greater of the pay rate or the net oparatlng lacome, not to

axceed 9.5% of the Outstanding Loan Balance,



Exhibit V-2A
PRELIMINARY VALUATION ANALYSIS
TURNBERRY LAKE VILLAGE APARTMENTS

Cost Approach

Cost Approach (Exhibit 1I-8) 208,670 SF@ $68.77 PSF

plus: Land Value @ $7,645 per unit (Exhibit V-2B)
plus: Developer is Profit @ 10%
equals: estimated Value

Rounded to:

Direct Sales Comparison Approach
Direct Capitalization Method

Net Operating Capitalization Rate (Exhibit V-4B)
divided by: Overall Capitalization Rate (QCR) (Exhibit V-2D)

equals: Estimated Value
Rounded to:

Capitalization Income Approach

Present Value of Net Operating Income @ 12% (Exhibit V-4B)

plus: Present Value of Net Sales Proceeds @ 12% (Exhibit v-4B)
equals: Estimated Value
Rounded to:

$14,350,000
+ 1,529,000

+ 1.587.900

$17,466,900
$17,500,000

$ 1,471,453
i 085

$17.311,212
$17,300,000

3 9,238,043
o+ I

$17,625,353
$17,600,000

The market value of the subject property at stabilized occupancy is preliminarily estimated to be:

$17,300,000 *

Indicated Loan to Value Ratio: 89.6%

* Note: The commitment will contain an appraisal contingency which requires
valuation by a Lender approved MAI-designated appraiscr indicating a
market value at stabilized occupancy of at least $17,225,000.




NO.

LOCATION

Sub ject

SWC of Carrlage Way
and Stapdford Lane
Arllngton Helghts, IL

$5 of ¢ld Checker Road,
W of Buffalo Grove Road
Buffalo Grove, IL

£ of Meacham Road, N of
0ild Schaumburyg Reoad
Schaumburg, IL

NEC of Meacham Road and
01ld schaumburg Road
Schaumburg, IL

S5 aof Nerthwest Highway,
i/4 mlie E of Quantin Road
Palatlne, IL

SEC Rand Road & IL Reute 53
Arlington Helghts, IL

NS of Happfleld Drive, W of
Arllington lelghts Road
Arlington Helights, IL

HWC of Ackman Road
and Brlarwood Read

Lakewcod, IL

Exhiblt v-28
COMPARADLE LAND SALES
TURNRERRY [AKE VILLAGE AMARTMENTS

PARCEL

SALE SIZE TOTAL NO. OF PRICE/ UNITS/
DATE {ACRES) PRICE ZONING UNITS UNIT ACRE
10/88 5,4000 $462, 500 R-6/pD 92 $5,027 17.0
4/88 15.6672 51,764,000 &=~ 200 58,820 12.8
4/88 102.9700 $5,701, 495 R~7 PUD 8428 36, 486 6.0
4788 23.3500 $1,760,000 R-7 PUD 13 512, 662 5.8
12787 12.0900 $450, 000 PUD 10 56,429 5.8
9/87 20,1600 $3,282,000 R-§ PD 312 510,519 15.5
B/a7v 7.9500 5437, 503 f-6 £b 134 53,170 17.4

57,845
N/A 27.7000 $1, 150,000 Bl 200 55,750 7.2
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Exhibit v-2C ¢
Comparable Land Sale Map w T a. . : : :
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Exhibit V-2D
COMPARABLE BUILDING SALES
TURNBERRY LAKE VILLAGE APARTMENTS

COMPARABLE #1 COMPARABLE #2 COMEARABLE #3 COMPARARBLE #4 COMBARABLE #5 MEAN

PROJECT: Windscape Village Stewarts Glen Chanteclear Lakes Runaway Bay Autumn Run
Apartments Apartmencs Apariments Apartments
LCCATION: 896 Benedettl Drive Rt. B3 § Knollwood Dr. 1850 K. River Road 1000 Bay Drive 1646 Courntry Lakes Dr.

Naperville, IL

#willowbrook, IL

Naperville, IL

Palatine, IL

Naperville, IL

DATE OF BALE: 12787 7/81 12/86 12/85 6/86
SALZS PRICI: £19,038,5800 520,250,000 517,904,000 $313,79%,000 $15,925,725%
WUMBER OF UNITS: 32 288 304 348 320
PRICS PER UNIT: 584,088 $70,313 £58, 882 $39,641 545,768
BFFRCTIVE GROSS
INCOME MULTIPLIZR: 7.56 8.02 7.45 6.16 7.30 7.35
CFFECTIVE (ROSS INCCOME
PIR UNIT: 5396 $730 56535 5836 5553
C2PERATING CXPLNSZS
FLR UNIT: 52,889 $2,8062 £3,224 $3,4058 52,488
NDT INCOME MULTIPLIZR: ~Z.69 131.80 12.70 13.10 22.00
OVERALL CAP RATE: 7.88% 8.47% 7.87% 7.65% 8.33% 8.04%

Sale comgarzble #2 (Stewart’s Glen Apartments J is the cleosest cemparable to the subject

property, therefore, an 8.5% capltilization rate was gmployed in valulng Turnberry.

source: Sufler Malling, Inec.

[ISF&G Realty ARdviscrs




Exhibit V - 3
Assumptions to Cash Flow Summaries

Turnberry Lake Village Apariments

Conservative

HMost Likely

Optimisrtic

Loan AmMCURT $1E5, 105,008 s15, 500,000 $1%, 505,000
Interest Rate 5.30% 5.50% 9.50%
Parvicipation 50% 50% 50%
Min‘mem Pay Rave (per Apllication Letter)
Year 1 7.0C% 7.00% 7.00%
Year 2 8.50% 8.50% 8.50%
Years 3-10 9.50% 9,50% 9.50%
Actual Pay Rate (per Cash Flow Summary):
Year 1 7.00% 7.19% 7.56%
Year 2 9.04% 8.28% 9,50%
Years 3-10 9.50% 9.50% 9.50%
Mumber of Payments {pery year] iz 12 12
Growth Rate {Income} 5.0C% 5.00% 5.00%
Growth Rate (Experses) 5.00% 5.0C% 5.00%
Vacancy Allowance Flrst Year 25.00% 20.00% 20.00%
Vacancy allowance Throughout 3.00% 5.00% 5.00%
fental Rate (per sguare footr) $0.80 50.83 50.86
Rental Rave (per unit/per month) $834 5866 $887
Cperatling expense:s (per unit/per year) 52,382 $3,00C 53,018
Cther Income (per unii/per month)  ——— 512.0¢ $:2.0C $12.00
Capltalizatlon Rate 8.50% B.50% B.50%
3.00% 3.0C% 3.60%

Sale Expenses




Exkhihit v
CASH FLOW SUMMARY
TURRNERRY LAKE VILIAGE APARTHRNTS

= AN

COHRFRVATIVE
i oF SF PER  HMONTHLY RENT
UNIT TYPE UNITS UNIT RERT PER ST 1593 1892 1493 1394 1995 199¢ £997 1598 £999 2660

IBR/I1BA 50 187 £691 50.88 414,600 415,330 457,997 479,95} 503, 949 529, 146 555, 604 583, 384 £12,553 643,181 675,340
IBR/1BA n 547 §78% $0.8} 94, 680 $9. 414 104, 385 109, 60¢ 115,084 120,838 126, 880 133,224 139,884 146, 880 154, 224
ZBR/2BA 120 1,511 5874 $0.7% 1,258,560 1,321,688 1,387,562 1,456,941 1,529,788 [I,606,277 1,886,591 1,170,970 1,65%, 466 1,952,440 2,050,062
IBR/ZBA 20 1,329 5517 0. T4 234, 489 746,204 256, 514 271, 440 285,012 299,763 354,228 379, %37 8, 434 J61, 755 381,943
200 08, 670 5834 56,80 2,002,320 2,102,436 2,207,538 1,317,936 2,433,832 2,.5%5,324 Z,68),3I00 2,811,485 2,9%8,339 3,108,256 3,261,568
+ Otner Incowe 8 $12.0 per/funit/month 28, 800 39, 249 31,152 33,340 35,007 36,757 A8, 595 40,52 42,3551 £4, 678 46,952
= Gross [ncons 2,031,120 2,132,676 2,839,310 2,351,275 2 468,839 27,%92,28% 2,77),89% 2,851,990 3,000,889 3,150,934 3,308,488
- Vagangy & 0% year i and 5V theresfrer H06,224) {106, 634)  £131,963) {117,564} {121,442) {129,614} (136,095 (142,899 ¢159,044) [157,547) ({}65, 42402
- Effactiva Cross lncome 1,624,896 2,026,047 2,127,344 2,233,702 2,345,397 2,462,667 2,585,800 2,715,080 2,850,845 2,993,387 3,143,0%
~ ocparatlag Expenaes § 52,981 per/unit/year {596,409}  (€26,229) {657,548 (£90,438F {72¢,9338) (16X, 18%) {799,245) (63%,207F (BB, )Yy £925%,225) {511,487}
1,028,487 1,399,813 1,469,804 1,543,294 1,620,458 1,701,482 1,704,556 §,875,88¢ 1,969,678 2,068,162 2,171,570

= ket Oparating Incoms
~ Debt Service )

~ Cash flow {Deflcit) -~ Oporaticnas
+ Cesh Flow Guarantes [Capltai)

« Cash Flow to Split
2 USFLG"a Participatlon

= Cash Flow Te USFiG

~ Projected Sales Price B B.5% cap on lith year NOI
« Safling Expensms & 3%
~ COutstanding Loasn Saiance

- Prepaymsnt Psnalty
« ¢axh Procesds from Sals te Split

- USFiC's Share

=~ Capital®s Share *

§1,G57, 0000 €1, 399, 8131 (5, 472,065) €1, 477, 065} {1, 477,065 (1,477, 065) (1,477, 0651 (L, €77, 065) (1,471,065}

{1,477,065)

. Capu-.ni'- sales proteeds aore subordihale o USFeS recefving & yield {IRR) of i2.0%.

USFEC Yield Anaiysis
Inveated Capital

leht Service

Caah Filow from Cpsrations

Return of Accfied and Unpsald Intarest
Return of GCapiltal

Cash Proreeds from Sals

USF4S' s Total Teah Flow

Latiwated Yieid {(IRR}

(28,513 n (151331 66,229 141, 354 224,411 306,491 398,819 292,813 591, 097
28,513 o 12N NN N/A RIA BN HIN B/A MR
a 0 {1,261} £6,229 143, 394 224,417 309, 491 398,818 492,613 591, (97
501 508 50w 508 508 506 504 S0 L1 E11Y
o o 13, 630) 33,115 71,697 132,208 154,746 199, 0% 246, 307 295, 548
25,547,878
{166, 4363
{15, 548, 043)
o
%, 239,393
6,303, 267
2,930,126
{15,100, 60O} a 2 o o [ L] ] 0 0 0
1,057,000 1,399,813 1,477,065 5,477,065 1,472,065 1,477,065 1,477,065 3,477,065 1,477,065 1,477,065
1} 4} 13, 430) 23,118 15,697 112,708 154,746 199, 409 246,301 795, b48
NZA H/A /K R R/A wA N/R HAR 1723 448,049
N/A H/A H/A HIA H/A w/A H/A HAR H/A 15,100,000
R/A R/ /A HA H/A R/ LYEY HIR B/A 6,300,767
115,108,906) 1,057,900 1,399,813 1,473,434 1,510,179 )}, 540,767 1,389,273 1,431,810 3,676,474 1,723,371 2),623,%29
1z.5%
T.0% 4.8 % R RN AR 1Y 10 e L7 1Y LYY [EENYS s1ore

Aanual Raturn on Capital
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SFETHSE N RY

rxhinit v - AR
CARHE FINY SUMMARY
SARE
HMOST LIKELY

VITLAGE APARTMENTS

§ or 5 PER  MONTHLY RFNT
UNIT TYPE  UNITS uN1t RENT PER ST 1991 1997 1993 1994 1995 199 1997 1998 1999 000 2001
18R/ 1BA 50 187 5711 0.9 430, 790 431,716 474, 286 495, 0IC 522,911 54%,058 916,508 £05, 33% 6315, 601 8617, 351 700, 156
IBR/1BA ic 547 a9 50.86 28, 740 03, 1H 108, 304 113,711 119, 440 125,433 131,708 138,790 145,204 152, 465 60,098
2BR/ZOA 126 1,111 §907 $0.87 1,306,080 1,371,384 1,439,953 1,511,951 1,587,548 1,666,926 §,750,272 1,837,786 1,979,675 2,026,159 7,127,467
IRR/2RA 20 3,329 51,014 $0.76 743,380 25%, 528 268, 30¢ 261,720 9%, 806 3ig, 596 326,126 342,432 359, 55¢ 377,531 396,408
06 208,670 SBES $0.83 2,677,930 2,181,816 2,29C,%07 2,405,452 2,525,725 2,652,011 2,784,612 2,923,847 1,070,0M 3.223,53 3,384,713
Othet Incoms 8 512.0 per/unit/sonth 28, 800 30,240 31,3182 33,340 35,007 38,757 38, 595 40, 524 42,551 44,678 46,912
Groas Incoms 2,106, T30 2,212,086 7,327,659 2,438,792 7,560,731 2,688,768 2,823,206 2,964,367 3,112,585 3,268,274 1,43},62%
Vacancy & 208 yesar | and 5% thermafter (421, 344} {130,6033 {114,133) {12%, 940} (828,037 (134,438)  (141,1601 (148,218) {155,629 {163,415 {171, 5813
Eifecrive Grosa incone E,685,37¢ 2,301,453 2,206,326 2,3%6,852 2,432,895 2,554,329 2,682,046 2,816,148 2,956,956 3,304,803 3,260,044
Cpstating Lxpenses 8 53,000 per/unit/year {600, 0001 (630,000 (66],580) 694,575y {729,304} (165,769} (804,057} (844, 2601 (886,473) {330, 7971 (877, 337y
Het Opsrating Income 1,085,376 1,471,433 1,545,026 1,622,277 1,703,39] 1,788,561 1,877,989 1,971,888 2,070,462 2,174,001 2,282,707

Dobt Service

Cash Flow {Defleit) -« Operetions
Cash Flow Guarantes {Capitalj

Cash Flow to Spiit
USF&G s Partlicipation

Cash Flow 7o USF&G

Projected Sales Price # 8.5% cap on 11th year KO!
Selling Expenses § 3%

Sutstanding Loan Balance

Prepsyment Penalty

Caah Proceeds from Sale to Split

USFEs”s Shate
Capital®s Share *

11,085, 316) (1, 471,453) (3,508, 917) {1,508, 9173 (1, 508, 917} (1,508, 8173 {}, 566, 937} {1, %08, 9E7) {1, 408,917}

L1, 508,317}

* Capital®s sales proceeds ste subcrdinate to USFIG feceiving a yield (IRR) of 3Z.7%.

USTeGi Tield Analysis

Invested Lapitai

Dabt Service

Cash Flow Froem Operatlons

Raturn of Accrued and Unpaid Intersst
fRaturn of Capital

Lash Procesds from Sale

USFLG's Total Caszh Flow

Fatinated Yiald {IRR)}

Arnual Esturn on Capital

9 o 36, 10% 153, 340 194,474 279, 84] 363,072 462,571 361, 565 665, O6F
9 o L 78 Y RN H/N R/A B/A K/N N/A /N
4] [+] 36,109 113,360 194, 414 775,643 349,0%2 487,971 561, 565 66%, A9
5Gh 0% 50% 504 30 o 5Gw 5k S0% 504
a o 18,0%4 56, 680 97,237 139,822 184,53 231,485 280, 18] 31z, 545
26,855, 3%%
(H0S, 663}
{13,881, 338}
o
10,166,378
6,102, 129
4,064, 047
{15, 10C,000) 1400, 0006} 5] b [+ o o o a o ¢
1,085,376 :.471,45) 1,508,%17 §,S508,917 1,508,937 1,508,917 1,508,937 1,568,917 1,508,917 i, 508,817
] [+ 18, 054 58, £80 91,237 139,822 184,536 231, 485 280,783 332,545
H/A Hih K/A H/A NN N/A N/A WA H/K 383,338
LI} H/N HiA H/a H/A LEE.Y N/A N/A H/A 15, %00, Q00
Hik K/A H/A R/N LAY KR/ H/A H/A R/A 6,182,329
{13,100,000} 685,376 1,471,453 5,526,971 1,565,597 1. 606,154 1,648,739 1,693,451 1,740,403 1.78%,700 23 821,129
12.3%
7.6% 2.5% §.9% HE 1Y 1G.4% 1. 6% 10.9% 1E.2% 11.5% 11.9%
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hibit v ~

4C

CASH FIOW SUHHARY
THRENCREY LAXE VILIAGE APARTMENTR

MPONINTEC

i ofF 5F PER  MONTHLY RENT
UNIT TYPE UNITS UBIT RENT FER ST 1991 1992 1893 1994 1995 159& 1997 1498 1499 2000 2004
IBR/1BA 0 87 5743 $0.94 445,800 468, 0%0 481,495 516,069 541,872 548, 966 587, 41% 627,285 658, €50 691,587 176,161
18R/ 1BA 10 847 3849 £0.%0 10§, 880 106, 974 112,323 117,919 123,036 130,828 136,529 143, 355 150,523 158, 049 165, 952
B8/ IER 20 1,131 3940 50.65 1,351,600 1,423,280 1,492,344 3,566,961 1,645,308 1,727,575 1,813,953 1,904,651 1,59% B¢ 2,099,878 2,204,872
2BR/2BA 20 1,329 £3,05% 50,7% 252, 140 264,852 £18,09% 291,999 D&, 599 321,929 338,024 154,97 I, 67) 391, 307 415,872
200 208,6%0 $857 50.8¢ ¢, 153,520 1,261,396 2,374,715 2,492,969 2,617,617 2,748,456 2,8B5,%2) 3,030,219 3,181,730 3,340,816 3,507,857
Other Incoms & 312.0 par/unitimonth 28, 860 39,140 31,752 33,348 35,007 36,757 3B, 585 G, 524 42,551 44,678 46,912
Gtoss Income 2,182,320 2,291,436 2,406,008 2,526,108 2, 65¢, 624 2,785,255 2,924,518 3,070,743 3,224, 28! 3,385,495 1, 5%4,769
Vacancy # 708 ysar 1 and 5% theteafter 1436, 4643 (114,572} (120,300}  (126,31%)  {137,611) {139, 2631 (:46,276)  (153,537)  {161,7314: {165,275) : (177,738
Eftective Groms [ncome 1,745,856 2,176,864 2,285,707 2,399,993 2,519,992 2,645,997 2,719,292 2,917,206 3,063,067 3,216,220 3,377,013t
Operaiing Expenzes & 33,0168 por/unit/year §603, 539) {633, 770} {6635, 458) 638, 131) {733, 648} {170, 351 (BOR, BES) 849, 212} 18%1, 178y 1936, 367) {983, 185}
et Operating lncome 1,142,266 1,5¢5,09¢ 1,620,249 §,701,261 1,786,325 1,675,64} L,56%,423 2,067,89¢ 2,171,79% 2.27%,88) 2,393,846

Debt Service

11, 742, 266) 11, 500, 7621 {1, 300, 262} (1, 500, 2623 {1, 300, 262) {1, 500, 262) (1,508, 262} (1, 500, 262} t%,500,262) {1,500, 262}

Cash Flow (Deflcit) -~ Operations [} 42,832 115,987 290,999 246,067 315,318 469,16 567,692 71,026 779, 591
Cask Fiov Guarantes (Capital) 1] [+ K/A 128 H/A L. 74N RIM N/A N/ N/A
Cash Flov to 5plit ] 42,832 119,987 200, 939 2BE, 042 375,378 469,161 567,632 €711, 016 139,591
USFAG s Participation sSo% 0% 50% Scy 0% So% 50% 0% 504 s0%
Cash Flow To USFEG ] 21, 41¢ 59,993 108, 5090 143,00 187, 689 234, 588 293,816 33%,513 las, 19%
Projecrad Sajies Price & B.0% cap on lith year KOI 28,162,698
Selling Expensex & 3% [-119%:1:0 )]
Cutstanding Loan Balance f15, 792,234
Prepaymont Panaity 0
Cash Proceeds from Sale to Split 11,525,768
L ——
USFeGT s Share 5,762,88%
Capltai s Share * S, 762,885
¢ Capirsl’s saies procweds are supordinete to USFLG recelving & yleld (IRR) of 12.3%,
USFLG Yliald Analyedn
Invasted {apltal {35, 190, 0003 {400, 000} 8 o o 4] ) a 0 a a
Debt Service 1,142,266 3,500,262 1,500,262 1,500,262 1,500,262 1,500,267 1,500,267 1,500,262 1,500,267 1,300,262
Caszh Tlow From Oparations o 21,4146 59,993 100, 500 143,031 187, 669 234,580 281,816 335,513 389,798
Retutr of Accrusd snd Unpatd Intermsc HI M HSA HN RN HIA RIA R/A HIA R/ 292,234
Return of Capital HIA H/A LIE S HIA N/A L. Z4 Y L2 Y H/A H/A 15, 500G, GO0
Caah Precendes from Satae H/K HIA R/ HAM NN KIA [ 74.3 H/M HiA 5,762,88%
USFLG"s Total Cash Viow {1%, 109, 000} T42.766 1,525,678 1,560,256 1,600,762 1,643,293 1,607,952 1,734,843 1,784,038 1,835 71% 23,445,117

Earimeted Yleld {(1RR} 7. 4%

snnnal Datuwn ~n Samisal




Note: (1

{.0an
Year

-+

Lol B - R R Y I F Y

—
<

h

(2) USF&G receives 50% of
(3) Original Loan Balance =
(&) USF&G's cash proceeds from sale is derived by subtracting the sum of USFAG's Outstanding Loan Balance
from the net sales proceed ($24,781,442) and multiplying the difference by 50%, subject to USF&G

Annual
Debt
Service
1,057,000
1,399,813
1,477,065
1,477,065
1,477,065
1,477,085
1,477,065
1,477,065
1,477,065
1,477,065

Estimated Yield (IRR):

Pay Rate Schedule:

receiving fts 12.3% yield.

Exhibit v-5A

Investor‘s Yield Sumnary
Turnberry Lake Village Apartments

Conservative

2y

Cash Flow
From
Operations

(3,430)

33,115

71,697
112,208
154,746
199,409
246,107
295,548

12.3%

the net cash flow from operations.
£15,100,000

3) {4)
Qutstarding Cash Flow
Loan From
Balance Sale
15,548,049 6,303,267

Year 1 -ccscvnscrrarnnanan. the greater of 7.0X or the net operating income not to exceed %.5%
Year 2 ----s-smcnancacaaa.. the greater of B.5% or the net operating income not to exceed 9.5%
Year 3-10 -=ccer-vccucvauann 9.5%

1,057,000
1,399,813
1,473,434
1,510,179
1,548,762
1,589,273
1,631,810
1,676,474
1,723,371
23,623,929

6L




Exhibit v-58
investor’s Yietd Summary
Turnberry tske Village Apartments
Most Likely

Note: (1 (2} 3 {4)
Annual Cash Flow Qutstanding Cash Flow
Loan Debt From Loan From
Year Service Operations Balance Sale
1 1,085,376 0
2 1,471,453 0
3 1,508,917 18,054
4 1,508,917 56,680
5 1,508,917 97,237
& 1,508,917 139,822
7 1.508,M7 184,536
3 1,508,917 231,485
] 1,508,917 280,733
e 1,508,917 332,545 15,883,338 6,102,329
Estimated Yield (IRR): 12.3%

b

(2)
3
(43

Pay Rate Schedule;

Year 2 «<<-screemacaa-.
Tear 3-10 =«--v-nwnw--

USFEG receives S0% of
Original Loan Balance

USF2G's cash proceeds from sale is derived by subtracting the sum of USF&G’s Cutstanding loan Salance
from the pet sales proceed (326,049,714) and multiplying the difference by 30X, subject to USF&G

----- the greater of 7.0X or the net operating income not to exceed 2.5%
----- the greater of 8.5% or the net operating income not to exceed 9.5%
---- 9.5%

the net cash flow from operaticns.
= $15,500,000

receiving its 12.3% yield.

62

1,740,40 ;

1,08%,37
1,471,481
1,526,9
1,565,5%
1,606,15
1,648,73
1,693,45

1,789,70
23,827,112




Note

Loan
Year

Lo -BEL N I+ SRV I 7 S

e
o

Exhibit v-5¢C
Investor’s Yield Summary
furnberry Lake Village Apartments

Cptimistic
: N {2} (3 (4)
Annuat Cash Flow Qutstanding Cash Flow
Debt From Loan From
Service Operations Balance Sale
1,142,266 9
1,300,262 21,416
1,500,262 59,993
1,500,262 160,500
1,500,262 143,031
1,500,282 187,689
1,500,282 234,580
1,500,262 783,816
1,360,262 335,513
1,500,242 389,795 15,792,234 5,762,885
Estimated Yield (IfR): 12.4%
Pay Rate Schedule:
c¥eBp | ceveemercm . the greater of 7.0% or the net operating income not to exceed 9.5%
Year 2 --vevvoun A ik the greater of B.5X or the net operating income not to exceed 9.5%
Year 3-10 ~--eeccmnvvavanes 9.5%

{2)
18]

USFAG receives 50% of the net cash flow from operations.

arigiral Loan Balance =

receiving its 12.3X yield.

$13,500,000
{4) USFEG’s cash proceeds from sale is derived by subtracting the sum of USFAG’s Outstanding Losn Balance
from the net sales proceed (327,318,004) and multiplying the difference by 50%, subject to USF&G

1,142,266
1,521,678
1,560,256
1,600,762
1,643,293
1,487,952
1,734,843
1,784,078
1,835,775
23,445,177
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Exhiblt Vv ~ §
BENSITIVITY ANALYSIS
TURNBERRY LAKE VILLAGE APAWIMENIS

Canaervatlive

Inflatlion Rate

| | 1
| overall | 3.0% 5.0% T.0% |
| Cap Rate | |
b | s |
i 3,00% | 12,3% 12.3% 13.2% I
i | - i
1 8.50% | 12.3% 12.3% 13.4% i
| t =1
| 8.00% H 12.5% 12,3% 13.7% 1
Most Likeiy
H | Inflatlion Rate t
H Ovarall | 3.0% 5,0% 7.0% i
1 Cap Rate | i
1 t -1
| 9.00% i 12.3% 12,.3% 13.4% |
| j oo ===}
| 8.50% | 12.3% 12.3% 13.7% |
| | === ———— |
| 4.00% | 12.3% 12.3% 14.0% ' |
Optimistic
{ i Inflation Rate |
| Overail | 3.0% 5.0% 7.0% |
| Cap Rate | 1
| [ =mmee -- |
] 3.00% | 12.3% 12.3% 13.9% {
] | e bl
| 8.50% | 12.3% 12.4% 14.1% |
| P |
} 9.00% H 12.3% 12.7% 14.4% |

!




Appendix A-1
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MBR LIVING
122x143 i DINING

I redsak 133« {83
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ONE BEDROOM UNIT

BUILDINGS 1,2 787 S.F. (BLDG. 1}
784 S.F. (BLDG. 2]
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Appendix A-2

CObF——» [}l

e) f”_"_,']\ = 139x |32
A Ll aBR
_ LOFT ABOVE
BD. RM. i recEis LIVING
20s163 g icceid DINING
T 132, 208
o
AN
1 T 3
\ A%L r\gw/ ,

ONE BEDROOM LOFT UNIT
BUILDING 2 947 S.F.
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Appendix A-3

’/// HM w/o |- 3| — -
N B
N>
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LIVING
DINING
139 |9%

TWO BEDROOM UNIT
BUILDING | 1103 S.F.




Appendix A-4

/ﬂ mﬂ\
A
{39 239 {
LIVING : j MBR
qqqqq DINING KITOHEN T 129y |52
+ '-g = i
e | . 2BR : S |
B G ey
‘ Lo
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TWO BEDROOM UNIT
BUILDING 2 1115 S.F.
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Appendix A-5

i .; H s M\
S
- £t
1 B8D.RM
DINING RICH 1264 12%/10¢
108«122

A e
~J./
, T S
=l
0 q MBR
LIVING 126162
136462
vt hY
¥
\N
GROUl:\iD LEVEL UPPER LEVEL

THRU TYPE 2 BEDROOM TOWNHOUSE
BUILDING | 1268 SF.
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Appendix A-¢

?:il"?n
i i
DINING kigrenl
Hex |08 ET 4:
f et m:-”r
N i i%l
S
i
=2 BR
LIVING

132162

GROUND LEVEL UPPER LEVEL

END TYPE 2 BEDROOM TOWNHOUSE
BUILDING 2 | - IBBSE
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