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The Property:

TOTS Development Company proposes Ashburn Crossing, a multifamily project
located at the corner of Loudoun County Parkway and Gloucester Parkway in
Ashburn, VA. Ashburn Crossing will be a 3-story luxury garden-style apartment
community with a total of 200,000 net rentable square feet. There will be a total of
200 units ranging from 650 SF to 1,465 SF including junior 1 bedrooms/1 bathroom
to 3 bedrooms/2 bathroom units. There will be balconies, concierge services, a
swimming pool, clubrooms and 340 parking spaces provided.
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The Market:

After a careful study of the highest & best use, we are convinced that multifamily
project is the best investment strategy. The Loudoun County submarket apartment
vacancy is favorable at only 4.2% in 2012. And apartment rents grew at a controlled
rate of 3.1% in 2012. The estimated silver line completion in 2018 and the extension
of Gloucester Parkway to Route 28 will strengthen the multifamily market in our
location. Moreover, there are no developments under construction in the area even
though we identified a supply shortage of 259 units.

The Return:

The proposed investment will be a Joint Venture (JV) between TOTS Development
and St. John Properties. St. John Properties is the landowner and will be using the
land as equity. The land contributed equals 10 acres at $3,250,000. All required equity
outside of the land value would be contributed by TOTS Development ($3,537,072).
The total equity in the deal consists of $6,787,072.

In return, St Johns. Properties receive an 8% preferred return that accrues if cash
flows are not sufficient in a given year. After all prefs are paid the remaining cash
flow split is 55/45 with 55% going to St Johns.Properties. The reversion split is 45/55.

The asset will be sold at the end of year 7 or (2022). The most likely scenario IRR for
St. John Properties will be 20% in 2022 (year 7) reversion.

We, TOTS Development Company, highly recommend this investment together.
* A copy of our pro-forma is on the reverse side
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