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The Limestone Group, Inc. (TLG), and/or the affiliates have assembled the following information from sources deemed 
reliable by TLG. The information is believed to be correct, bus is not guaranteed. All information provided is subject to 
changes, error and omissions without notice by TLG. The property presented is subject to price change, prior sale or 

withdrawal from the market at any time. No representation or warranties are made as to the accuracy of this information or 
the value of the property. This information is presented for your use only and may not be duplicated for distribution to 

third parties without the express written consent of TLG. 
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I. EXECUTIVE SUMMARY 

Objective The Limestone Group, Inc. (TLG), is reviewing development plans for The 
Bluffs Apartment Community, a 272-unit apartment building complex in 
Lewisville, Texas. In order to capitalize for the project, TLG seeks investor 
contributions of approximately $6,278,562 which, when added to the 
construction loan amounting to approximately $18,835,686, will provide the 
project with the total capital of $25,114,249 this is proposed to be required to 
complete the project. 

Land Contract | current 
status + timing 

As it stands currently, The Limestone Group has negotiated the land contract 
for the proposal and has the set base cost of $5,500 per unit for land and 
$1,200 for permits and fees, giving a total cost of $6,700 per unit.  

Loan Request | current 
status + timing 

Loan terms have not been finally negotiated, but a term sheet has been 
received from Guaranty Bank of Houston that provides for, among other 
things, a loan amount of $20,000,000 maximum, interest only, payable 
monthly at 7%, a maturity of 14 months, with an origination or commitment fee 
of 0.5% of the loan amount, with the bank’s closing costs being reimbursed. 
The loan is also contingent upon receipt of a take-out commitment from an 
approved permanent lender. 

Area Description + 
Demographics | current 

status + timing 

The project site is located immediately south of Music City Mall – Lewisville, 
along East Vista Ridge Mall Drive between MacArthur Boulevard and Lake 
Vista Drive. The site is located approximately one-half mile from the major 
thoroughfare, I-35, within the metropolitan limits of Dallas, providing access 
into the downtown business districts of the city. 

As of 2000, the U.S. Census population data for Lewisville showed a 67% 
increase over the previous report totaling 77,737 residents. Projections for the 
2010 census place the population at an expected 93,075, reflecting an 
additional 20% increase. 

Cash Flow Distributions Distribution of cash for the project will be paid on a pari passu, pro rata basis, 
with a 5%/95% split being paid at the end of every year. The splits are 
determined on a tier level breakdown with Tier 1 preferred return being paid to 
the parties receiving the “pref,” Tier 2 returning invested capital to parties, and 
Tier 3 paying out residual cash flows to all parties. 

Property Description The property is along East Vista Ridge Mall Drive with the west property 
boundary of MacArthur Boulevard, providing the potential for 14 residential 
buildings totaling 272 units within the complex. The property will have 257,446 
square feet of gross rentable area. 

Valuation Summary NOI (year following sale): $2,099,141 

Capitalization Rate: 7.4% 

Indicated Value at Sale: $26,366,768 

Commission: -$1,134, 671 

Adjusted Sales Price: $27,232,097 

Remaining Mortgage Balance: -$16,939,933 

Before-Tax Cash Flow from Sale: $10,292,164 

Value at Sale Per Unit: $104,290 

Value at Sale Per Foot: $110.19 

Unit Info Stabilized Annual Rent: $2,751,499 

Average Unit Size: 1,061 sq. ft. 
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% of 1 Bedrooms: 54% 

% of 1 Bedroom + Den: 5% 

% of 2 Bedrooms: 36% 

% of 2 Bedrooms: 4% 

Construction + Leasing 
Summary 

Estimated Completion Time: 14 months 

Months to Stabilization: 14 months, reaching stabilization at the beginning of 
2004 

Financing Construction Loan Requested 

75% of Total Cost: $18,835,686 

Owner Equity 

Investor Cash: $6,278,562 
 

II. COMPANY PROFILE 
The Limestone Group is a full-service commercial real estate enterprise, benefitting from multiple disciplines under 
one roof. We provide the highest quality and standards in development with guaranteed assurance that strong 
buildings make strong business. The Limestone Group provides personal attention, superior communication, and 
unmatched experience and vision across the entire development process. We focus on the right planning, the right 
properties, and the right partners. Beginning with comprehensive research to gain insight into the needs, trends and 
preferences of the area. Finally, we team with quality partners who share our philosophy. 

 

III. PRELIMINARY LOAN TERMS 
Loan Amount $18,835,686 having a $20,000,000 maximum 

Interest Rate Borrower’s rate swap guarantees of 7% 

Payment Terms Monthly payments, interest only 

Maturity 14 months 

Min-Perm Options Option to renew for an additional 24 months with 
monthly principal and interest payments based upon 
a 30-year amortization (option shall be contingent 
upon certain terms and fees reasonable for 
transactions of this nature and to be agreed upon by 
Borrower and Lender) 

Guarantee Completion guaranteed, interest payments 
guaranteed, principal guarantee limited to 50% of 
the loan amount with reduction to 25% upon 
stabilization (to be further defined, but for discussion 
purposes, stabilization will be tied to occupancy and 
debt service coverage ratios) 
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IV. LOCATION MAP + AERIAL 
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V. SITE PLAN + FLOOR PLANS + ELEVATION 
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VI. REGIONAL + DEMOGRAPHIC INFORMATION 
The following exhibits below show the pertinent information about the population demographics for the city of 
Lewisville and the surrounding city of Coppell. This data demonstrates the changes in population as well as reflects 
the various factors that relate to the influence of population demographics on the proposed project. 

Lewisville Average Age Data Coppell Average Age Data 

Age Range Population Percentage of 
Population Age Range Population Percentage of 

Population 

< 5 7,075 9.1% < 5 7,075 9.1% 

5-9 5,876 7.6% 5-9 5,876 7.6% 

10-14 4,950 6.4% 10-14 4,950 6.4% 

15-19 4,744 6.1% 15-19 4,744 6.1% 

20-24 7,230 9.3% 20-24 7,230 9.3% 

25-34 18,195 23.4% 25-34 18,195 23.4% 

35-44 13,857 17.8% 35-44 13,857 17.8% 

45-54 8,125 10.6% 45-54 8,125 10.6% 

55-59 2,600 3.3% 55-59 2,600 3.3% 

60-64 1,684 2.2% 60-64 1,684 2.2% 

65-74 1,908 2.5% 65-74 1,908 2.5% 

75-84 1,058 1.4% 75-84 1,058 1.4% 

> 85 345 0.4% > 85 345 0.4% 

 

Demographic Comparison 

 Lewisville Coppell 

Population   

1900 46,521 16,881 

2000 / % increase 77,737 (+67%) 35,958 (+101%) 

2010 / % increase 93,075 (+20%) 39,000 (+8.3%) 

Age   

Median Age 29 33.5 

# 20-24 in 1-5 years 7,230 (9.4%) 996 (2.8%) 

Income   

Median Household Income $54,771 $89,000/$96,000 

% paying less than 30% income 62% 81% 

Household Composition   

Single Never Married 27% 18.5% 
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Married 57.6% 71.2% 

Separated 1.9% 0.08% 

Divorced 10.8% 7.8% 

Widowed 2.8% 1.7% 

Occupancy   

% Renter-Owned Household 46.1% 22.8% 

Average Renter Household Size 2.18 2.28 

% Paying Gross Rental Rates   

$500 - $749 37.8% 24.1% 

$750 - $999 37.7% 30.3% 

$1000 - $1499 17.5% 27.4% 

$1500+ Minor 14.9% 

Employment   

% of all residents who work at home 2.4% 4.9% 
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VII. LOAN TERMS 
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VIII. PRELIMINARY PRO FORMA + INVESTOR RETURNS 

 

Bluffs at Vista Ridge Apartments
                   A Proposed Apartment Community 

           Lewisville, Texas

Project Projections
3% Rent Escalation

Rental Income:
Square Total Rent Monthly Monthly Annual 3% Esclation 3% Esclation 3% Esclation 3% Esclation 3% Esclation 3% Esclation

Unit Type Number Percent Footage Sq. Feet Per Foot Rent Gross Rent Gross Rent 2005 2006 2007 2008 2009 2010

A-1 1 Bd / 1Ba 88 32.35% 688 60,544 1.0465 720 63,360 760,320 783,130 806,623 830,822 855,747 881,419 907,862
A-2 1 Bd / 1.5 Ba 60 22.06% 800 48,000 0.9938 795 47,700 572,400 589,572 607,259 625,477 644,241 663,568 683,476
B-1 1 Bd / 1 Ba + D 14 5.15% 971 13,594 0.9938 965 13,510 162,120 166,984 171,993 177,153 182,467 187,942 193,580
B-2 2 Bd / 2 Ba 50 18.38% 1,082 54,100 0.9612 1,040 52,000 624,000 642,720 662,002 681,862 702,317 723,387 745,089
B-3 2 Bd / 2 Ba 48 17.65% 1,154 55,392 0.9489 1,095 52,560 630,720 649,642 669,131 689,205 709,881 731,177 753,113
C-1 3 Bd / 2 Ba 12 4.41% 1,668 20,016 1.0042 1,675 20,100 241,200 248,436 255,889 263,566 271,473 279,617 288,005

Total 272 100.00% 925 251,646 0.9904 916 249,230 2,990,760 3,080,483 3,172,897 3,268,084 3,366,127 3,467,111 3,571,124

ClubLeasing/Office/Recreation 5,800 Stabilization Percent 92%
Total Building Area 257,446 Stabilized Annual Rent 2,751,499

Other Income:
Garages:
    Direct Access 20 garages at $125 per month 30,000 30,900 31,827 32,782 33,765 34,778 35,822
    Assignable 20 garages at $100 per month 24,000 24,720 25,462 26,225 27,012 27,823 28,657
    Detached 30 garages at $75 per month 27,000 27,810 28,644 29,504 30,389 31,300 32,239
Storage Units: 100 units at $35 per month 42,000 43,260 44,558 45,895 47,271 48,690 50,150
Carports: 112 carports at $35 per month 47,040 48,451 49,905 51,402 52,944 54,532 56,168
Other: 272 units at $20 per month 65,280 67,238 69,256 71,333 73,473 75,677 77,948

Gross Potential Income: 3,226,080 3,322,862 3,422,548 3,525,225 3,630,981 3,739,911 3,852,108

Vacancy at: 8.00% (258,086) (265,829) (273,804) (282,018) (290,479) (299,193) (308,169)
Effective Gross Income: 2,967,994 3,057,033 3,148,744 3,243,207 3,340,503 3,440,718 3,543,940

Operating Expenses: Per Per Annual
Foot Unit Amount

Administration 0.12 114 30,894
Ad Valorem Taxes 1.88 1,779 483,998
Advertising & Promotion 0.17 161 43,766
Insurance 0.25 237 64,362
Repairs & Maintenance 0.39 369 100,404
Management Fee (3.5%) 0.43 407 110,702
Personnel  Expense 0.85 805 218,829
Utilities 0.45 426 115,851
Reserves 0.16 151 41,191
       Total Operating Expenses ( Inflation Factor) 3.00% 4.7 4,449 1,209,996 -1,209,996 (1,246,296) (1,283,685) (1,322,196) (1,361,861) (1,402,717) (1,444,799)

Net Operating Income: 1200371 1,757,997 1,810,737 1,865,059 1,921,011 1,978,642 2,038,001 2,099,141
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Estimated Sources and Uses of Cash

Number of Units 272

Number of Square Feet in Units 251,646

Number of Square Feet in Clubhouse 5,800

Total Building Area (Gross) 257,446

Amount % of Total Per (Gross) Foot Per Unit
Sources of Cash

Construction Loan 18,835,686 75.00% 74.85 69,249

Equity Partner's Cash Contribution 6,278,562 25.00% 24.95 23,083

Total Cash 25,114,249 100.00% 99.80 92,332

6,278,562
######## 5,420,053

Uses of Cash

Land Cost:
Base Cost  (Net of Retention) 5,500 per unit 1,496,000

Permits and Fees 1,200 per unit 326,400

Total Land Cost 6,700 per unit 1,822,400 7.26% 7.08 6,700

Construction Hard Costs

Buildings, Sitework & Landscaping 16,800,000 66.89% 65.26 61,765

Hard Cost Contingency@ 5% of hard costs 840,000 3.34% 3.26 3,088

Total Hard Costs 17,640,000 70.24% 68.52 64,853

Soft Costs

Advertising & Collaterial Materials 60,000 0.24% 0.23 221

Appraisal & Market Study 15,000 0.06% 0.06 55

Architect (Design & Landscape) 160,000 0.64% 0.62 588

Builder's Risk Insurance 80,000 0.32% 0.31 294

Civil Engineering 45,000 0.18% 0.17 165

Consultants - Mechanical, Plumbing, Structural 60,000 0.24% 0.23 221

Development Fee 800,000 3.19% 3.11 2,941

Certifying Architect 16,500 0.07% 0.06 61

Furnshings and Equipment 445,000 1.77% 1.73 1,636

General Liability Insurance 120,000 0.48% 0.47 441

* Interest During Construction Period 1,153,686 4.59% 4.48 4,241

Legal Fees 60,000 0.24% 0.23 221

Lender Inspections 18,000 0.07% 0.07 66

Lender Commitment Fee@ 0.50% of loan 94,178 0.38% 0.37 346

Developer Overhead 300,000 1.19% 1.17 1,103

Worker's Comp 75,000 0.30% 0.29 276

Property Taxes 125,000 0.50% 0.49 460

Soils Testing and Environmental Update 15,500 0.06% 0.06 57

Surveys 16,000 0.06% 0.06 59

Title Policy, Fees and Closing 100,000 0.40% 0.39 368

Unallocated (contingency = maximum 5% of soft costs) 4.66% 175,169 0.70% 0.68 644

Total Soft Cost 3,934,033 15.66% 15.28 14,463

Total Cost Before Operations 23,396,433 93.16% 90.88 86,016

Lease-up Operations 1,152,745 4.59% 4.48 4,238
Mortgage Brokerage Fee @ 3% of loan 565,071 2.25% 2.19 2,077

Total Uses of Cash 25,114,248 100.00% 97.55 92,332

25,114,249         
0



 
The Limestone Group, Inc. | 15 

 

 

  

Total Project Equity * % Split Cash Contribution
Sponsor Share 5.00% $313,928
Investor Share 95.00% $5,964,634
Total Project Equity 100% $6,278,562

* Includes pro-rata share of Operating Deficit
Totals Time 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6

Project-Level Levered Cash Flow $8,104,840 ($6,278,562) $544,629 $597,369 $651,691 $707,643 $765,273 $11,116,797
(Cash Flows From and To Equity)

Total Project Invested Equity ($6,278,562) ($6,278,562) $0 $0 $0 $0 $0 $0
Total Project Distributions $14,383,402 $0 $544,629 $597,369 $651,691 $707,643 $765,273 $11,116,797
Total Project Equity Flows $8,104,840 ($6,278,562) $544,629 $597,369 $651,691 $707,643 $765,273 $11,116,797

Equity IRR (Project Level) 17.34%

Investor Equity Investment ("Investor Injections") ($5,964,634) ($5,964,634) $0 $0 $0 $0 $0 $0

TIER 1 IRR through: 10%
BOP Balance $0 $5,964,634 $6,016,468 $6,020,746 $5,971,130 $5,860,600 $5,681,387
Investor Injections $5,964,634 $5,964,634 $0 $0 $0 $0 $0 $0
Investor Accruals $3,551,497 $0 $596,463 $601,647 $602,075 $597,113 $586,060 $568,139
Tier 1 Accrual Distribution ($9,516,130) $0 ($544,629) ($597,369) ($651,691) ($707,643) ($765,273) ($6,249,526)
EOP Balance $0 $5,964,634 $6,016,468 $6,020,746 $5,971,130 $5,860,600 $5,681,387 $0

Investor Cash Flow 100% $3,551,497 ($5,964,634) $544,629 $597,369 $651,691 $707,643 $765,273 $6,249,526
Sponsor Equity Cash Flow 0% $0 $0 $0 $0 $0 $0 $0 $0
Sponsor Promote Cash Flow 0% $0 $0 $0 $0 $0 $0 $0 $0

Remaining Cash to Distribute $4,867,271 $0 $0 $0 $0 $0 $0 $4,867,271

TIER 2 IRR through: 15%
BOP Balance $0 $5,964,634 $6,314,700 $6,664,536 $7,012,526 $7,356,762 $7,695,003
Investor Injections $5,964,634 $5,964,634 $0 $0 $0 $0 $0 $0
Investor Accruals $6,151,224 $0 $894,695 $947,205 $999,680 $1,051,879 $1,103,514 $1,154,250
Tier 1 Accrual Distribution ($9,516,130) $0 ($544,629) ($597,369) ($651,691) ($707,643) ($765,273) ($6,249,526)
Tier 2 Accrual Distribution ($2,599,727) $0 $0 $0 $0 $0 $0 ($2,599,727)
EOP Balance $0 $5,964,634 $6,314,700 $6,664,536 $7,012,526 $7,356,762 $7,695,003 $0

Investor Cash Flow 95% $2,599,727 $0 $0 $0 $0 $0 $0 $2,599,727
Sponsor Equity Cash Flow 5% $136,828 $0 $0 $0 $0 $0 $0 $136,828
Sponsor Promote Cash Flow 0% $0 $0 $0 $0 $0 $0 $0 $0

Remaining Cash to Distribute $2,130,716 $0 $0 $0 $0 $0 $0 $2,130,716

TIER 3 IRR above: 15%
Investor Cash Flow 50% $1,065,358 $0 $0 $0 $0 $0 $0 $1,065,358
Sponsor Equity Cash Flow 0% $0 $0 $0 $0 $0 $0 $0 $0
Sponsor Promote Cash Flow 50% $1,065,358 $0 $0 $0 $0 $0 $0 $1,065,358

Remaining Cash to Distribute $0 $0 $0 $0 $0 $0 $0 $0

RETURNS SUMMARY Time 0 2011 2012 2013 2014 2015 2016

Total Project Cash Flow ($6,278,562) $544,629 $597,369 $651,691 $707,643 $765,273 $11,116,797
IRR 17.34%
Net Cash Flow $8,104,840
Invested Equity $6,278,562
Cash Flow Multiple 2.29x

Investor Cash Flow ($5,964,634) $544,629 $597,369 $651,691 $707,643 $765,273 $9,914,611
IRR 16.74%
Net Cash Flow $7,216,582
Invested Equity $5,964,634
Cash Flow Multiple 2.21x 1.21

Sponsor Cash Flow
Sponsor Injections ($313,928) ($313,928) $0 $0 $0 $0 $0 $0
Sponsor Equity Cash Flow $136,828 $0 $0 $0 $0 $0 $0 $136,828
Sponsor Promote Cash Flow $1,065,358 $0 $0 $0 $0 $0 $0 $1,065,358
Net Cash Flow $888,258 ($313,928) $0 $0 $0 $0 $0 $1,202,186

IRR 25.08%
Invested Equity $313,928
Cash Flow Multiple 3.83x 3.83

Cash Flow Check ($0)
Must be $0

Internal Rate of Return Check:  if the cash flows clear the Hurdle, the IRR Check will be equal to the Hurdle; if the cash flows do not clear the Hurdle, the IRR Check will be equal to the Investor IRR.
IRR Hurdle IRR Check

Tier 1 10.00% 10.00% ($5,964,634) $544,629 $597,369 $651,691 $707,643 $765,273 $6,249,526
Tier 2 15.00% 15.00% ($5,964,634) $544,629 $597,369 $651,691 $707,643 $765,273 $8,849,253

Financial Risk/Reward Summary
Financial Risk Financial Reward * * Exclusive of any fees

Sponsor 5% 11%
Investor 95% 89%

Type	3	Payment	– Then	Residual	Cashflows	are	paid	out	to	all	parties																			TIER	2,	3
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IX. RENT COMPARABLES 
Below is the latest comparable property data for the area immediately surrounding the proposed project site. This 
is to be used as a basis to predict the need and demand for certain property types and to understand the 
potential performance of future developments. 

 

Market Profile 

Property 1-1 1-1D 1-1T 2-1 2-2 2-2D 2-2T 3-2 3-2T Total 

Limestone 156   60 36     252 

Marquis 132    132   12  276 

Alexan 100 20   96 48  36 15 300 

Villas 117  7 36 92  20 36  323 

Ballantyne 207 20   165   30  422 

Springs 221 70   164 38  26  519 

Meridian I 112 8   106   24  250 

Meridian II 120    134   16  270 

Totals 1165 118 7 96 925 86 20 180 15 2612 
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