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What i1s a “Risk
Free” Investment?

= An Investment where the interest
rate reflects zero risk, including
default risk.
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U.S. Treasury Bills —
Bloomberg News 9-26-2011

PRICE/YIELD
COUPON MATURITY  PRICE/YIELD CHANGE TIME

3-Month 0.000 12/22/2011 0.01/0.01 0.010/0.010 09/26
6-Month 0.000 03/22/2012 0.02/0.02 0.005/0.005 09/26
12-Month 0.000 09/20/2012 0.10/0.10 0.005/0.005 09/26

2-Year 0.125 08/31/2013 99-26+/0.22 -0-00+/0.002 09/26

3-Year 0.250 09/15/2014 99-19+/0.38 -0-01/0.011  09/26

S-Year 1.000 08/31/2016 100-15/0.90 -0-05/0.032 09/26
/-Year 1.500 08/31/2018 100-23+/1.39 -0-10+/0.050 09/26
10-Year [ 08/15/2021 102-03+/1.89 -0-16/0.056  09/26

30-Year 3.750 08/15/2041 115-06+/2.98 -1-22+/0.078 09/26
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Treasury Inflation Indexed
Securities — 9/26/2011

COUPON MATURITY PRICE/YIELD CHANGE
5-Year 0.125 04/15/2016 103-14%4/ -0.62 -0-00% / 0.005
10-Year 0.625 07/15/2021 105-10+/0.08 -0-05%/0.017

20-Year 2.500 01/15/2029 129-05%2/0.71 -1-04/0.059

30-Year 2.125 02/15/2041 127-23/1.03 -1-31% / 0.067




. Three Main Approaches to
Making Money in Real-Estate:

1. Negotiation: (Especially With Land
Seller)

2. Appreciation: (Improving Property)

3. Tax Planning: (Structuring Deals to
Reduce or Defer Taxes)




Enhancing value by
managing risk

A. Financial Risk
B. Zoning Risk

C. Environmental Risk
D. Construction Risk
E. Market Risk



l1l. Five Ways Developers Manage
Financial Risk

. “Leverage” Equity with Debt
a. Capital Stack = 100% Project Cost
b. Sponsor Equity = 1%
c. Investor Equity = 9%

d. Mezzanine Debt = 15%
e. Bank Debt= 75%
2. Pick Experienced Developer Partners
3. Invest in Prime Locations
4. Preferred Returns = Developer’s ‘profit
deductible’
5. Waterfall Distributions = ‘Hurdle Rates’ &
‘Promotes’




The Capital Stack at Van Leer Place

Sponsor Equity 1%

Hinvestor Equity 9%

O Bank Debt

75% OMezz Debt 15%

O Bank Debt 75%




Capital Stack & Pricing Model

80+
A. Cost of Bank Loans
1. Commitment Fees 1-3% 70-
2. Broker Fees 1-3%
3. Interest Rates — 60- 0 75%Bank Loan
a. Prime Rate + 1-3%
b. Libor Rate + 1-3% .
c. T-Bill Rate + 1-3% 501 B 15% Mezzanine
B. Mezzanine loans 40+ Loan
1. Commitment fees 1-3% E 9% Investor
2. Broker Fees 1-3% 30- '
3. Interest Rates 10-20% EQUIty
20- B 1% Sponsor
C. Investor Equity— Preferred ROI Equity
1.8-20% - 10-
2. % of Profit 10-90%

Sponsor Equity — All Profits 0-
after A+B+C Paid in Full



V. How Experienced Developers
Manage Four other Major
Development Risks

A. Zoning Risk
1.Local Knowledge
2.Political Connections
3.Subject to “Land Acquisitions”
4.Community Consensus Building
“Give the people what they want.”




B-1: Environmental Risk

1. Due Diligence Period — Three Levels of Increasing Certainty
Phase | — History of Uses & Records Search
Phase Il — Buildings, Soil, & Water Testing
Phase Il — Remedial Action Work Plan Approval From DEP or LSRP

2. NJ- DEP Approval Process Under The Voluntary Cleanup Program or LSRP
MOA — with DEP
PA — Preliminary Assessment
SI-Site Investigation
RI Remedial Investigation
RASR — Remedial Action Selection Report
RAWP — Remedial Action Work Plan (Approval)
NFA ‘No Further Action’ Letter = Liability Protections or RAO from LSRP

3. Subject to “Land Acquisitions”

4. Reimbursement Programs

5. Insurance
a. PLL — Pollution Legal Liability
b. Cost Cap
c. Finite




B-2: NJ-DEP - Voluntary Cleanup
Program (May 2012 - LSRP)

Assemble The “A” Team

Pre-app. meeting — What you got? & What
you gonna do about it?

Telescope Your Application (PA To RAWP)
PA — Preliminary Assessment

S| — Site Investigation

Rl — Remedial Investigation

RASR — Remedial Action Selection Report
RAWP — R.A. Work Plan Proposal

RAWP — R.A. Work Plan Approval

NFA — No Further Action (or RAO)




C. Construction RiIsk

Design Team (A, E, MEP, etc.) must
iInclude Construction Manager

2. Design Development + Value
Engineering = Budget Certainty

3. GMP Contracts with Completion
Guarantee (Bonded = Guaranteed)




D. Marketing Risk

1. Research, Shop the Market Yourself
or Commission a Market Study &
Appraisal

. Know The Competitive Environment

. Supply Forecast = Identify Demand
Niches

. Pre-Sales = Certainty
. Phase Projects (Zoning Implications)




“The Van Leer Chocolate Factory”
Jersey City, NJ

IV Case Study in Financing of a Brownfield
Redevelopment Site:

A. History of site

= 1800’s — Standard Oil Storage facility

= Early 1900’s Pesticide Factory (created arsenic
contamination)

= 1938 — 1992 — Van Leer chocolate factory
= 1993 — 2005 — Vacant

= 2006 — 2008 -- Purchase & Entitlements 1st As
Condo, Then As Rental

= 2009 — 2011 — Redesign to Max Energy Efficiency




VLP, Hoboken Avenue, Jersey City
Jersey Avenue Redevelopment Area




Major Development Sites In The
Jersey Avenue Redevelopment Area

Walsh e

Lackawanna




1) Van Leer Place - Yellow 2)100 Hoboken Ave - Red

3) NRS Terminal - Green 4) 39 NY Ave- Blue
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Van Leer Place
Approved Site Plan

.(_)gt\f'nn Leer Place %

C
CpPi
CHESTER PLOVSSAS. LISONSEY PARTNERSNIP, LLP

P Pk S 388 M o, St 188 - M, 3 87747




Van Leer Place - North

PERSPECTIVE atall
August 19, 2010 i s

GHESTER, PLOUSSAS, LISOWSKY PARTNERSHIP, LLC

Metro Park South :: 100 Matawan Road, Suite 100 :: Matawan, NJ 07747
www.cplpartnership.com

HOBOKEN
BROWNSTONE CO




Financing Technigues -
Non Equity
Seller Financing
NJ Brownfield Reimbursement
Green Technology Incentives

NJ Transit LRT Pathway

RAB - Redev. Area Bond Financing
Tax Abatements (PILOT)

Tax Credits (UHTC)




D. Project & Community Enhancements
Paid For With Public Financing

Federal Highway Fund - NJ Transit “Rails To Trails”
Walkway

Board Of Public Utilities — Alternative Energy Technology
Pilot (NJ-EMP)

Geo-Thermal Heating & Cooling

Solar Hot Water

Mass Wall Enclosure (AAC)

Heat Recovery Ventilation (HRV)
Alternative Metering Instruments (AMI)

Van Leer Park donation — Meets Zoning Code Open Space

Requirement & Get Park O & M Costs Paid by Jersey
City




HUDSON BERGEN LIGHT RAIL
SECOND ST. STATION WALKWAY
HOBOKEN & JERSEY CITY, HUDSON COUNTY

AJTRANSIT

The Way To Go.

Van Leer Place - VLP
NJ Transit New Walkway

LANDSEAPED BY
RANSITY

LOSIHT WALR
MO ST STAIX




Successful Land Development Strategies Using Structured Seller Financing & Joint Ventures
George Vallone - President The Hobolken Brownstone Company, 1520 Willow Ave, Hoboken, New Jersey 07030 (201) 792-38148

Project Budget: Per Home: | Total ct Capital Stack: % Total % Owne
ronmental Cleanup: 25,000 investor Equity: % 16,290,000 0%
Hard Costs: $281,250| $1 000 Mezz Loan: 15% $27,150,000 0%
Soft Costs: 50,000, $24,000,000 Bank Loan: 75% $135,750,000 0%
Total PNE! BI(_I‘OI: 377,083 $181,000,000] Total Capital: 100% $181,000,000 100%
it Per Home: %mooo 48,000,000 |
Joint Venture Participation Seller Financing Options
Senlor Secured | Junior Secured Added Land | Total Return At-Risk §
Structure Land Sale Profit Share |Preferred ROI| 13t Mortgage 2nd Mortgage | Mezxz Loan Value To Seller To Seller
i $10,6060,600 § 1,366,086
2 $10,000,000 $12,645,000 $22,645,000 $12,645,000
3 $10,000,000 $8,000,000 18,000,000 $18,000,000
4 10,000,000 $6,400,000 $1 000 $16,400,000
% 10,000,000 1,600,000 . ﬁ% 00000 0
6 2 — $1,250,000 SII.;gW 30,
7 $10,000,000 3525 000 $10,525,000 50
3 $10,000,000 3500,000] $10,500,000 50
o $10,000,000 $500,000] $10,500,000 $0
10 $10,000,000 $350,000, $10,350,000 $0
11 $10,000,000 $10,000,000] $0
Notes:
# 1 Seller's Equity as Investor: $10,000,000 31%
Investor Equity: $6,290,000 19%
Tot. Equity {Not Incl.Sponsor) $16,290,000 S0%
llZOﬁetPrkeW?o‘.pmlhtzmuiucszgmn:aMumlm«num I
# 6 Phased Options:
'aptlon Fee = 5% Case Study Assumptions:
$10,000,000 $500,000 # Homes To Be Built: 480
$7,500,000 $375,000 W Homes Sold / Meonth: 10
$5,000,000 $250,000 # Years To Sellout: 4
$2,500,000 $125,000 # Yrs To Entitlermnents: 2
$0| $1,250,000
¥ 7-Year " Units / Yr | Purchase / Yr| Financial Assumptions: | ROI %
- | 120 ;z,soo.oool Preferred Return On Investment: 10%
2 120 SZ,SIT,SNI Senlor Secured 1st Mortgege: 83
3 120 $2,675,000| Junior Secured 2nd Mort.gfoz 16%
4 120 S 500 Mezxz Loan Rate: 20%
|[Total Land Pr_ $10,525,000 Annual Appreciation On Land: 3.5%




Successful Land Development Strategies Using Structured Seller Financing & Joint Ventures
George Vallone - President The Hoboken Brownstone Company, 1520 Willow Ave, Hoboken, New Jersey 07030 (201) 792-3814

Project Budget- Per Home: | Total Project Capital Stack:
G'na Sale dnlmu: E [Sponsor Equity:
ronmental Cleanup: $25,000 000 Investor Equity:*
Hard Costs: $281,250| $135,000,000) Me2z Loan:
Soft Costs: 50,000|  $24,000,000 Bank Loan:
Total Pm]ocl B-“ﬂ: 377,083 $181,000,000 Total Capital:
Profit Per Home: 100,000
Joint Venture Participation Seller Financing Options
Senior Secured | Junior Secured Added Land | Total Return Ar-Risk $
Structure. Land Sale Profit Share |Preferred ROI| 1st Mortgage 2nd Mortgage PMezz Loan Value To Seller To Seller
1 ),
Notes:
& 1 Seller's Equity as Investor: $10,000,000) 31%
Investor Equity: $6,290,000] 19%
Tot. Equity (Not Incl.Sponsor) $16,290,000| 50%
[l 2 Offer Price “Subject To" approval for 200 Units + $25,000 Per additional Units over 200. ]
|# 6 Phased Options:
Option Fee = 5% Case Study Assumptions:
$10,000,000 $500,000] |# Homes To Be Built: 480
$7,500,000 $37§0@ N Homes Sold / Month: 10
$5,000,000,  $250,000] |# Years To Sellowt: a
$2,500,000 $125,000| |# Yrs Yo Entitlements: 2
$0| $1 250,000
" 7-Year # Units / ¥r | Purchase / Yr| Financial Assumptions: | ROI %
1 120 $2,500,000| Preferred Return On Investment: 10%
2 120 $2,587,500| Senior Secured 1st Mortgage: 8%
3 120 $2,675,000 Junior Secured 2nd Mo o: 16%
4 120 $2, S00 Mezz Loan Rate: 20%
[Total Land ﬁ_s_%_lw. 000 | Appreciation On Lasd: 3.5% |




Successful Land Development Strategies Using Structured Seller Financing & Joint Ventures
George Vallone - President The Hoboken Brownstone Company, 1520 Willow Ave, Hoboken, New Jersey 07030 (201) 772-3814

Project Budget: Per Home: | Total Project Capital Stack: % Total § % Ownership
EI% gﬁlmi'vko: $20,888) Sponsor Equity: 1%
Environmental Cleanup: $25,000| $12,000,000| Investor Equity:* 9% $16,290,000 50%
Hard Costs: $281,250| $135,000,000) Mezz Loan: 15% $27,150,000 0%
Soft Costs: $50,000/ $24,000,000 Bank Loan: 75%  |5195,750,000 0%
Total Project Budget: 377,083 $181,000,000 Total Capital: 100%  |$181 000,000  100%
Profit Per Home: 100,000| $ 48,000,000
Joint Venture Participation Seller Financing Options
Senior Secured | Junior Secured Added Land | Total Return | At-Risk §
Structure Land Sale Profit Share |Preferred ROI| 1st Mortgage | 2nd e | Mezz Loan Value To Seller To Seller
2 $10,000,000 $22,600,000 $12,600,000
Notes:
# 1 Seller’s Equity as Investor: | $10,000,000 31%
Investor Equity: | $6,290,000 19%
Tot. Equity [Not Incl.Sponsor) $16,290,000 S0%
Ilzol‘lorm“smhcth‘appmllwzoowuoszs.owhrmoluiumzoo. |
# 6 Phased Options:
Option Fee = 5% Case Study Assumptions:
$10,000,000 $500,000| # Homes To Be Bulit: 480
$7,500,000, $375,000| # Homes Sold / Month: 10
$5,000,000 szsqml # Years To Sellout:
$2,500,000|  $125,000] # Yrs To Entitlements: 2
$0| $1,250,000|
#7-Year # Units / Yr | Purchase / Yr Financial Assumptions: | RO| %
1 120 $2,500,000 Preferred Return On Investnent: 10%
2 120 $2,587,500| Senlor Secured 1st Mortgage: 8%
3 120 $2,675,000| Junior Secured 2nd Mut.gr: 16%
4 120 $2,762,500} Mezz Loan Rate:
Total Land Pr|  $10,525,000] Annual Appreciation On Lard: 3.5%




Successful Land Development Strategies Using Structured Seller Financing & Joint Ventures
George Vallone - President The Hobolen Brownstone Company, 1520 Willow Ave, Hoboken, New Jersey 07030 (201) 792-3814

Project Budget: Per Home: | Total Capital Stack: % Total § % Owne
_ﬁ"oh l%i-hi«: : Sponsor Equity: 1% $1,810,000 ﬁg'
Environmental Cleanup: 925,000 $12,000,000 Investor Equity:* 9% $16,290,000 50%
Mard Costs: $281,250| $135,000,000] Mezz Loan: 15% $27,150,000 0%
Soft Costs: $50,000| $24,000,000| Bank Loan: 5% $135,750,000 0%
Total I’mlgcl Budget: $377,083| $181,000,000 Total Capital: 100% $181,000,000 100%
Per Home: $100,000] $ 48,000,000
Joint Venture Participation Seller Financing Options
Senior Secured | Junior Secured Added Land | Total Return | At-Risk §
Structure Land Sale Profit Share |Preferred ROI| 1st Mortgage | 2nd e | Mezz Loan Value To Seller To Seller
8 $18,000,000, $18,000,000
Notes:
# 1 Seller's Equity as Investor: | $10,000,000 31%
Investor Equity: | $6,290,000 19%
Tot. Equity (Not Incl.Sponsor) | $16,290,000 50%
|# 2 Offer Price "Subject To* spproval for 200 Units + $25,000 Per additionsl Units over 200, |
# 6 Phased Options:
Option Fee = Case Study Assumptions:
$10,000,000 $500,000| # Homes To Be Built: 1890
$7,500,000| $375,000| # Homes Sold / Month: 10
$5,000,000 szso,oool # Years To Sellout:
$2,500,000]  $125,000| M Yrs To Entitlements: 2
$o| $1,250,000]
#7-Year # Units / Yr | Purchase / Yr Financial Assumptions: | ROI %
1 120 $2,500,000| Preferred Return On Investment: 10%
2 120 $2,587,500| Senior Secured 1st Mortgage:
3 120 $2,675,000) Junlor Secured 2nd
E 120 $2,762,500| Mezz Loan Rate:
Total Land P $10,525,000| Annual Appreciation On Land:




Successful Land Development Strategies Using Structured Seller Financing & Joint Ventures

George Vallone - President The Hoboken Brownstone Company, 1520 Willow Ave, Hoboken, New Jersey 07030 (201) 792-3814

Project Budget: Per Home: | Total ct Capital Stack: % Total § | % Ownershi
Land Sale ] Sponsor Equity: 1% $1,810,00) —m—L
Environmental Cleanup: $25,000, $12 000,000 Investor Equity:* 9% $16,290,00) S50%
Hard Costs: $281,250| $135,000,000) Mezz Loan: 15% $27,150,00) 0%
Soft Costs: $50,000 $24,000,000) Bank Loan: 75% 135,750,00) 0%
Total Project Budget: $377,083| $181,000,000) Total Capital: 100% _ |$181,000,00) 100%
Profit Per Home: $100,000| $ 48,000,000 |
Joint Venture Participation Seller Financing Options
Senlor Secured | Junior Secured Added Land | Total Return | At-Risk $
Structure Land Sale Profit Share |Preferred ROI| 1st 2nd Mezz Loan Value To Seller To Seller
4 $16,400,000, $16,400,000
Notes:
#t 1 Seller's Equity as investor: | $10,000,000 31%
Investor Equity: | $6,290,000 19%
Tot. Equity (Not IncLSponsor) | $16,290,000 S0%
|# 2 Offer Price “Subject To* approval for 200 Units + $25,000 Per additional Units over 200. |
# 6 Phased Options:
Option Fee = Case Study Assumptions:
- $10,000,000 $500,000 # Homes To Be Built: 480
$7,500,000 $375,000 # Homes Sold / Month: 10
$5,000,000 $250,000 # Years To Sellout:
$2,500,000f  §125,000 # Yrs To Entitlements: 2
$0| $1,250,000
¥ 7-Year # Units / Yr | Purchase / Yr Financial Assumptions: ROI %
1 120 $2,500,000| Preferred Return On Invement: 10%
2 120 $2,587,500| Senior Secured 1st Mortgage: 8%
3 120 $2,675,000| Junlor Secured 2nd Mo e
4 120 s 500 Mezz Loan Rate: "lft 20%
[Total Land Py, $10,525,000 Annual Appreciation On Land: 3.5% |




Successful Land Development Strategies Using Structured Seller Financing & Joint Ventures
George Vallone - President The Hoboken Brownstone Company, 1520 Willow Ave, Hoboken, New Jersey 07030 (201) 792-3814

ect Bud Per Home: | Total Project Stack: % Total $ % Ownershi
Sale Asking Price: 330,835 r Equity: i% $1,816,000| _ So%
Envlrcnmml clum $25,000 Investor Equity:* 9% 516,290,000 S0%
Hard Costs: $281,250 s:m% Mezz Loan: 15% $27,150,000 0%
Soft Costs: $50,000] $24,000, Bank Loan: 75% 5135,750,000 0%
Total Project Budget:_ $377,083 sm.ooo.oool Total Capital: 100% _ |$181,000,000]  100%
Profit Per Homae: $100,000] $ 48,000,000
Joint Venture Participation Seller Financing Options
Senlor Secured | Junior Secured Added Land | Total Return | At-Risk $
Structure Land Sale Profit Share |Preferred ROI| 1st 2nd Mortgage | Mezz Loan Value To Seller To Seller
$ $11,600,000 $0
Notes:
# 1 Seller's Equity as Investor: | $10,000,000] 1%
nvestor Equity: | $6,290,000/ 19%
Tot. Equity (Not Incl.Sponsor) | $16,290,000/ S0%
{# 2 Offer Price "Subject To" approval for 200 Units + $25,000 Per additional Units over 200. |
# 6 Phased Options:
Option Fee = 5% Case Study Assumptions:
$10,000,000]  $500,000 # Homes To Be Built: 480
$7,500,000]  $375,000| # Homes Sold / Month: 10
$5,000,000 szso,oool H Years To Sellout:
$2,500,000,  $125,000] # Yrs To Entitlements: _
$0 $1,250,000]
"7 - Year # Units / Yr | Purchase / Yr Hinancial Assumptions: | ROI %
1 120 $2,500,000| Preferred Return On Investment: 10%
2 120 $2,587,500)| Senlor Secured 1st Mortgage:
3 120 $2,675,000| Junior Secured 2nd mmgr: 16%
4 120 sz.nz.sool Me22 Loan Rate: 20%
Total Land Pl  $10,525,000| Annual Appreciation On Lard: 5.5%




Successful Land Development Strategies Using Structured Seller Financing & Joint Ventures
George Vallone - President The Hoboken Brownstone Company, 1520 Willow Ave, Hoboken, New Jersey 07030 (201) 732-3814

[Project Budget- Per Home: | Total Project Capital Stack: % Total § % Ownership
U : — $20,833 D,000,000 Sponsor Equity: i% $1,810,000
Environmental Cleanup: 25,000, $12,000,000 Investor Equity:* 9% $16,290,000 50%
Hard Costs: Mez2z Loan: 15% $27,150,000 0%
Soft Costs: Bank Loan: T5% 135,750,000 0%
Total Project B.“t_t Totsl Capital: 1005 $181,000,000 100%
r e | $100,000]| S48 000,000
Joint Venture Participation Seller Financing Options
Senlor Secured | Junior Secured Added Land | Totel Return At-Risk §
Structure Land Sale Profit Share |Preferred ROI| 1st Mortgage 2nd Mortgage Mezz Loan Value To Secller Yo Secller
4 $10,000,000 X
Notes:
# 1 Seller's Equity as Investor: $10,000,000/| 31%
Investor Equity: | $6,290,000| 19%
Tot. Equity (Not Incl.Sponsor) $16,290,000| 50%
® 2 Offer Price To" approval for 200 Units + 000 Per additional Units over 200.
N 6 Phased Options:
n Fee = 5% Case Study Assumptions:
$10,000,000 # Homes To Be Built: 480
$7,500,000 # Homes Sold / Month: 10
$5,000,000 # Years To Sellout: a
$2, 500,000 # Yrs To Entitlements: 2
®#7-Year # Units / ¥r | Purchase / Yr| Financial Assumptions: | ROI %
1 120 $2,500,000| Preferred Return On Investment: 10%
2 120 $2,587,500| Senlor Secured 1st Mortgage: 8%
3 120 sz.s7slooo] Junior Secured 2nd Mortgage: 16%
s 120 372,90' Mezz Losn Rate: | 20%
|Total Land Pr{ $10,525,000 Annual Appreciation On Lard: 3.5%




Successful Land Development Strategies Using Structured Seller Financing & Joint Ventures
George Vallone - President The Hoboken Brownstone Company, 1520 Willow Ave, Hoboken, New Jersey 07030 (201) 792-3814

Capital Stack: ”% Total %% Ownershi
Sponsor Equity: 1% 507
Investor EM.‘ 16,290,000 S50%
(Me2z Loan: 15% $27,150,000 0%
Bank Loan: T5% $135,750,000 0%
Total Capital: 100% $181,000,000 100%
Joint Venture Participation Seller Financing Options
Senior Secured | Junlor Secured Added Land | Total Return At-Risk S
Structure. Land Sale Profit Share |Preferred ROI| 1st Mortgage 2nd Mortgage Mezz Loan Value To Seller To Seller
|7 | §10,000,000| $10,525,000 so
Notes:
¥ 1 Seller's Equity as Investor: | $10,000,000 31%
investor Equity: | $6,290,000/ 19%
Tot. Equity (Not Incl.Sponsor) $16,290,000 50%
# 2 Offer Price To"™ a | for 200 Units + 000 Per additional Units over 200.
# 6 Phased Options:
Option Fee = 5% Case Study Assumptions:
$10,000,000 $500,000| # Homes To Be Built: 480
$7,500,000 375,000 # Homes Sold / Month: 10
$5,000,000 $250,000 # Years To Sellout: 4
$2,500,000 $125,000 & Yrs To Entitlements: 2
$0| $1,250,000
#7-Yeoar Financial Assumptions: ROI %
p Preferred Return On Invesiment: 10%
2 Senior Secured 1st Mortgage: B%
3 Junior Secured 2nd e 16%
4 Mezz Loan Rate: 20%
Annual Appreciation On Land:




Successful Land Development Strategies Using Structured Seller Financing & Joint Ventures

George Vallone - President The Hoboken Brownstone Company, 1520 Willow Ave, Hoboken, New Jersey 07030 (201) 792-3814

Project Budget: Per Homae: Capital Stack: % Total $ % Ownershi
i e e —
ntal Cleanup: $25,000 Investor Equity:*" 9% $16,290,000 S50%
Hard Costs: $281,250 Mezz Loan: 15% $27,150,000 0%
Soft Costs: $50,000 Bank Loan: 75% $135,750,000 0%
Total Pl'.] ect Blggtl: 77,083] $ Total Capital: 100% $181,000,000 100%
Per Home: 100,000
Joint Venture Participation Seller Fina Options
Senior Secured | Junior Secured Added Land | Total Return At-Risk $
Struct Land Sale Profit Share |Preferred ROI| 1st Mortgage 2nd Mortgage Mezz Loan Value To Seller To Seller
[] $10,000,000 $10,500,000 $o
MNotes:
& 1 Seller's Equity as Investor: $10,000,000 31%
Investor Equity: $6,290,000 19%
Tot. Equity (Not Incl.Sponsor) $16,290,000 S0%
[l 2 Offer Price “Subject To" approval for 200 Units + $25,000 Per additional Units over 200.
# 6 Phased Options:
Option Fee = Case Study Assumptions:
$10,000,000 $500,000 # Homes To Be Bulit: 480
$7,500,000 $375 000 # Homes Sold / Month: 10
$5,000,000 $250,000 # Years To Sellout: 4
$2,500,000 $125 000 # Yrs To Entitlements: 2
_$0| $1,250,000)
# 7 -Year # Units / ¥Yr | Purchase / Yr| Financial Assumptions: | ROI %
1 120 $2_500,000) Preferred Return On Inves:ment: 10%
2 120 $2,.587,500| Senlor Secured 1st Mortgage: 5%
3 120 $2,675,000| Junior Secured 2nd Mo-qgrz 16%
4 120 | $ 500 Mexz Loan Rate: 20%
[Total Land Pr_ $10,525,000 Annual Appreciation On Land: 3.5%




Successful Land Development Strategies Using Structured Seller Financing & Joint Ventures:
George Vallone - President The Hoboleen Brownstone Company, 1520 Willow Ave, Hoboken, New Jersey 07030 (201) 772-3814

ma_:h Capital Stack: % Total § | % Owner
L ng Price: 3 z i%
Environmental Cleanup: Investor Equity:*®" 9% 16,290,000 50%
Hard Costs: Mezz Loan: 15% $27,150,000 0%
Soft Costs: _ Bank Loan: 75% $135,750,000 0%
Total Project Budget: ;317.083 1 000 Total Capital: 100% $181 000,000 100%
it Per Home: 100,000| S 48,000,000
Joint Venture Participation Seller Financing Options
Senlor Secured | Junlor Secured Added Land | Total Return At-Rizk §
Structure Land Sale Profit Share |Preferred ROI| 1st Mortgage 2nd Mortgage | Mea2z Loan Value To Seller To Seller
=] 10,500,000 $0
Notes:
# 1 Seller’s Equity as Investor: $10,000,000 31%
Investor Equity: | $6,290,000 19%
Tot. Equity (Not Incl.Sponsor) $16,290,000 S0%
| 2 Offer Price “Subject To* approval for 200 Units + $25,000 Per additional Units over 200. ||
# 6 Phased Options:
Option Fee = (Deposit May be higher than 5%) Case Study Assumptions:
$10,000,000 $500,000 # Homes To Be Bullt: 480
$7,500,000 $375,000 # Homes Sold / Month: 10
$5,000,000 $250,000 # Years To Sellout: 4
$2,500,000 $125,000 & Yrs To Emtitlements: 2
S0, $1,250,000
# 7 -Year # Units / Yr | Purchase / Yr Financlal Assumptions: | ROI %
p § 120 $2,500,000 Preferred Return On Investment: 10%
2 120 $2,587,500| Senlor Secured 1st Mortgage: 8%
3 120 $2,675,000| Junicr Secured 2nd Mo e: 16%
4 120 $2,762,500 Mezz Loan Rate: 20%
otal Land Pr| $10,525,000 Annual Appreciation On Land: 3.5%




Successful Land Development Strategies Using Structured Seller Financing & Joint Ventures
George Vallone - President The Hoboken Brownstone Company, 1520 Willow Ave, Hoboken, New Jersey 07030 (201) 792-3814

Projcct Budget: Par Home: | Total ct Capital Stack: % Total § %% Owne
Sale e: —_f_zq.css'J 1 000 # Equity: i% —"m"’!"'e
Environmental Cleanup: $25,000 1 000 Investor Equity:*] 9% 16,290,000 S0%
Hard Costs: $281,250 000 Mezz Loan: 15% $27,150,000 0%
__s_-_oﬂ Costs: ~ 50,000 24,000,000 Bank Loan: 75% 135,750,000 0%
Total Project Budget: $377,083| $181,000,000| Total Capital: 100% | $181 000,000 100%
Profit Per Home: $100,000| $ 48,000,000 |
Joint Venture Participation Seller Financing Options
Senior Secured | Junior Secured Added Lanc | Total Return | At-Risk $
Structure Land Sale Profit Share |Preferred ROI| 1st Mortgage 2nd Mortgage | Mea2z Loan Value To Seller To Seller
10 F $10,350,000] $0
MNotes:
# 1 Seller’s Equity as Investor: $10,000,000 31%
Investor Equity: | $6,290,000 19%
Tot. Equity (Not Incl.Sponsor) $16,290,000 S0%
|# 2 Offer Price “Subject To" approval for 200 Units + $25,000 Per additional Units over 200. |
¥ 6 Phased Options:
Option Fee = 5% Case Study Assumptions:
$10,000,000 $500,000| # Homes To Be Bullt: 480
$7,500,000 $375,000| # Homes Sold / Month: 10
$5,000,000 szsqoool |# Years To Sellout: 4
$2.500,000| $125 000] |# Yrs To Entitlements: 2
$0| $1,250,000]
®7-Year # Units / Yr | Purchase / Yr| Financial Assumptions: | ROI %
1 120 $2,500,000| Preferred Return On Investment: 10%
2 120 $2,587,500| Senlor Secured 1st Mortgige: 8%
3 120 $2,675,000) Junior Secured 2nd M!F: 16%
4 120 762,500 Mezz Loan Rate: 20%
Total Land Pr| $10,525,000 Annual Appreciation On Land: | IR 3 ) I |




Successful Land Development Strategies Using Structured Seller Financing & Joint Ventur:s
George Vallone - President The Hoboken Brownstone Company, 1520 Willow Ave, Hoboken, New Jersey 07030 (201) 792-3814

[Project Budget: Per Home: | Total Project C | Stack: % Total $__ | % Ownership
L s 35}!! or Equity: 13
Environmental Cleanup: $25,000 12,000, Investor Equity:* 9% 16,290,000 S50%
Hard Costs: $281,250 %% Mezz Loan: 15% 27,150,000 0%
Soft Costs: $50,000] Bank Loan: 75% $135,750,000 0%
Total Project Budget: 377,088] $18 Total Capital: 100% 121,000,000 100%
Per Home: ;loo.oool §u.ooo,ooo I
Joint Venture Participation Seller Financing Options
Senior Secured | Junior Secured Added Land | Total Return At-Risk $
Structure Land Sale Profit Share |[Preferred ROI| 1st Mortgage 2nd Mortgage | Mezz Loan Value To Seller To Seller
(11 [T sa0/000,000| | s10000000] o
Notes:
# 1 Seller's Equity as Investor: $10,000,000 31%
Investor Equity: | $6,290,000 19%
Tot. Equity (Not Incl.Sponsor) $16,290,000 S0%
|# 2 Offer Price "Subject To" approval for 200 Units + $25,000 Per additional Units over 200. |
|# 6 Phased Options:
Option fee = | 5% Case Study Assumptions:
$10,000,000 $500,000| # Homes To Be Bullt: 480
$7,500,000] $375,000| # Homes Sold / Month: 10
$5,000,000]  $250,000) # Years To Sellout: 4
$2,500,000] $125,000| |# Yrs Yo Entitlements: 2
$0| $1.250,000|
#7-Yeoar # Units / Yr | Purchase / Yr| Financial Assumptions: | ROI %
1 120 000 Preferred Return On Invesiment: 10%
2 120 $2,587,500 Senlor Secured 1st Mortgage: 8%
3 120 $2,675,000| unior Secured 2nd : 16%
4 120 S00 Mezz Loan Rate: | 20%
|Total Land Pr, $10,525,000 ual Appreciation On Lend: 3.5%
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