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Confidentiality and Disclosure Agreement 

The undersigned reader acknowledges that the information provided by Albert Haddad, Robert R. 

Burchfield and Paul Woodall (together the managing members of Land Rangers, LLC) in this 

business plan is confidential; therefore, the reader agrees not to disclose the information to third 

parties other than investment advisors, lenders, and legal counsel without the express written 

permission of Land Rangers, LLC.  

It is acknowledged by the reader that information furnished in this business plan is in all respects 

confidential in nature, other than information which is in the public domain through other means 

and that any disclosure or use of same by reader may cause serious harm or damage to Albert 

Haddad, Robert R. Burchfield, Paul Woodall and/or Land Rangers, LLC.  

This is a business plan. It does not imply an offering of securities. Site Plans, Development Plans, 

Site Layouts, Financial Forecast and Pro Forma presented in this Business Plan are for 

Demonstration Purposes Only.  They do not represent actual tracts of land owned by the Fund. 

Upon request, this document is to be immediately returned to Albert Haddad, 1777 NE Loop 410, 

Suite 600, San Antonio, TX 78217. 

 

__________________________________________  

Signature  

__________________________________________ 

Name (typed or printed)  

___________________ 

Date  
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1.0 Executive Summary 
"It’s tangible, it’s solid, and it’s beautiful.  It’s artistic, from my standpoint, and I just love real estate." -- Donald Trump  

Introduction 

The San Antonio Land Fund One, LLC, is raising $17.5 million through a privately placed Reg. D 

offering to provide a pool from which it will purchase, hold, enhance, and sell prime tracts of land 

in the San Antonio, Texas region.  San Antonio covers 7,340.45 square miles, encompasses 8 

counties (Atascosa, Bandera, Bexar, Comal, Guadalupe, Kendall, Medina and Wilson), and contains 

16 different municipalities within its borders.  The I-35 Corridor extends from San Antonio to 

Austin, Texas. 

The Fund's objective is to purchase property at a discount to current value, then "enhance" the 

value of the property by beginning the development process on it.  Enhancement means to put in 

place pre-development components such as land planning, engineering, waste water planning, and 

more.  Once enhanced, the site is packaged for sale at a price which then reflects the higher 

(enhanced) use for the property.   

This Fund in many ways is a "Land Bank."  One in which raw land is deposited, converted to a 

higher and better use (in other words, appreciated), and held until a buyer (a developer or end 

user) purchases the property to complete the development cycle.   

Investment  

As subscribed, investment in the Fund is from a minimum of $8.75 million to a maximum of $17.5 

million.  Units of ownership are being offered at $2.00 per Unit, with 5,000 Units being the 

minimum investment in the Fund.  Investors will receive a return of capital, an 8% priority return 

on their investment, and 70% of the net proceeds, as properties are sold.  The investors will also 

receive a distribution of 80% of the remaining net proceeds when the reserves are distributed after 

all properties have been sold and the business affairs of the Fund are settled.   

The Company 

The company, San Antonio Land Fund One, LLC, is structured as a Texas Limited Liability 

Company, with Land Rangers, LLC, as its managing member.  With an LLC as the managing 

member, there is continuity of ownership throughout the term of the life of the Fund, meaning the 

death or incapacitation of a member is not cause for the termination of the entity.  The Company’s 

offices are at: 1777 N E Loop 410, Suite 600, San Antonio, TX  78217, 210-651-1994; for Mr. 

Haddad.  Its registered agent is Albert Haddad.   
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The Land Fund 

The “Land Fund” is the portfolio into which properties are placed as they are acquired on behalf of 

the Fund.  Properties are held in reserve until time, market and expansion provides the right 

environment from which the properties may be marketed and sold.  Management has identified five 

different types of properties which may be placed in the Reserve.  From raw farm land, to 

developed subdivisions, well placed property will be acquired for the Fund.   

The enhancement of property and the passage of time (considering the natural growth of the city) 

historically have caused values of properties to rise.  Future events cannot be predicted, and past 

performance is no measure of forecasted results, but from 1934 to 2006 real estate (traded in a 

public market) had an overall return of 56%, versus a return of -6% for the S&P 500, and 13.4% 

for the stock market in general calculated over the period of 1978 to 2004 (most recent events in 

the Stock Market excluded). 

The Market 

In Texas, and particularly in San Antonio, the real estate housing market historically moved at a 

slow, steady pace in a generally upward direction.  Growth of 3% to 4% per year has been viewed 

as good, solid and realistic movement based on the dynamic of the local housing market and its 

counterpart the local economy.  Slow growth is a good thing.  San Antonio had no boom.  San 

Antonio has no bust.  

As the seventh largest city in America, San Antonio grew by about 400 thousand people (+27%) in 

the last 10 years to almost 2 million people, and is on track to add another half-million people over 

the next ten years.  The downturn in housing starts across the country is affecting the local 

housing market only because housing difficulties experienced by developers elsewhere have caused 

them to pull out of the market, or sell off inventory locally.  That attitude is creating a huge 

opportunity for us to step in and buy prime property at reduced prices.   

The local economy is sound and growing and people are moving into the area.  Demand is growing, 

but as people take a wait and see attitude, the demand is not being satisfied.  The demand is 

building up behind an artificial dam (created by negative national press reports) and sooner or later 

the dam will burst.  When that happens (now predicted to be sometime next year) people are 

going to find a diminished supply of homes to buy, and prices will skyrocket.   We need to be 

positioned to offer land ready to develop so a “fast track” can be achieved to meet the anticipated 

demand. 

On October 10, 2008 Forbes.com listed San Antonio as the top City in America in which to invest 

in real estate.  In part the article says, “The economic storm sweeping the country has left Americans 

with few places to hide.  But those looking to hunker down might want to head to Texas, where they can get 

the best value for their dollar.  That's because Austin and San Antonio lead our list of places where your 

money goes farthest.”  Among other considerations, “military bases in San Antonio have continued to draw a 

steady stream of personnel and federal employees to the city, spurring widespread job growth.” 
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Managing Members 

Land Rangers, LLC, (“LR”) the Managing Corporate Member of the Fund, is owned by: Albert 

Haddad (the Managing Principal Member of the Fund), with over 35 years experience, who holds a 
real estate broker’s license in the State of Texas, and has served as a registered representative 
and principal in securities; Rob Burchfield, with over 40 years real estate and development experience, 
leads the oldest continuously operating Real Estate firm in Texas, W. G. Burchfield & Bro., started by his 

grandfather in 1906; and, Paul Woodall, who has 35 years experience in real estate, development, 
finance, construction and business.  The experience and background of the management team 

mesh together to form a powerful, cohesive, highly focused unit.  This is particularly important in 

providing the Fund the practical knowledge necessary to secure suitable properties, enhance the 
properties once acquired, and to sell the properties at the right point in time in the future.  

Knowledge in real estate separates the Dabbler from the Professional.  Experience in the 

marketplace is the key to selecting the right properties to buy.  Longstanding relationships with 

other real industry professionals are the key to finding the right purchaser for the properties when 

the time is right to sell.  And, professional credibility is essential when working with third party 

contractors and/or consultants when putting the necessary enhanced components in place.  This 

management team has all of those qualifications and much more.   

(For a detailed summary of experience and qualifications of the individual members of the 

Management Team please see Section 7 of this Business Plan.) 

Financial Summary 

The Fund is designed to operate with minimum overhead.  It will employ no one directly, but will 

contract with the Managing Members to provide day-to-day operations.  The Managing Members, 

as a group, will be paid a fee (monthly) equal to 2% (per year), based on the purchase price of 

property acquired for the Fund (on a property-by-property basis) for so long as the property 

remains in the Fund.  The fee is intended to reimburse the Managing Members for providing office 

space, phones, copiers, etc., and to compensate its staff for time spent in conducting the Fund’s 

business.  The Managing Member’s profit (its share of net distributable sales proceeds) will be 

deferred until properties are sold and priority returns are paid (on a property by property basis) to 

the Investors. 

Reserves will be held out of invested funds to pay annual taxes, management fee and general 

liability insurance on the Fund’s properties. Also to be paid out of Fund’s reserves is marketing and 

advertising cost including web based marketing, signage, and print media, among others.  The 

balance of the Fund’s capital will be used to acquire portfolio properties.  The Fund will utilize 

77.5% of invested capital to acquire properties, and keep the balance in reserve to pay carrying 

cost on the properties for up to five years.  On the sale of a property an additional 10% of the 

distributable sales proceeds will also be kept in reserve to provide for properties that may be left in 

the portfolio longer than 5 years.   

Once all properties are sold, the reserves will be used to wind up the business affairs of the Fund, 

and the amount left will be distributed 80% to the Investors and 20% to the Managing Members. 
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Distributions 

As Fund portfolio properties are sold, the proceeds of the sale will be made in the following order of 

priority: 

1. The cost of the sale, including real estate commissions, title cost, and other closing cost 
will be made; then, 

2. Investors receive a return of the original purchase price of the property; then, 
3. Investors receive a return of all carrying costs associated with the property; then 
4. Investors receive an 8% cumulative return on the original purchase price of the 

property; then, 

5. Investors receive 70% of the remaining funds available for distribution; then, 
6. Managing Member will receive 20% of the remaining funds available for distribution; 

and, 

7. 10% of the remaining funds available for distribution will be held in reserve to cover 
potential holding cost of any site not sold within 5 years, if any. 

Example below is of Acreage (with Single Family Upside), a type A-1 Property, one of five different 

property types, forecasted over 5 years.  The distributions are assumed to be made in the year the 

property is sold, so each column represents the same property assumed to be sold in the 

respective years 1 to 5. 

Pro Forma Distributions to Investors on a Type A-1 Property 

See Detailed Pro Forma’s for More Information 

Investor's Summary:  Year 1 Year 2 Year 3 Year 4 Year 5 

Return of Capital  1,862,000 1,862,000 1,862,000 1,862,000 1,862,000 

Return of Cost  $171,104 $340,627 $448,500 $529,500 $610,500 

Priority Return  148,960 297,920 446,880 595,840 744,800 

Profit Share (less Holdback)  279,955 425,021 1,033,578 1,174,238 1,105,663 

Total Returns  2,462,019 2,925,568 3,790,958 4,161,578 4,322,963 

Cash on Cash Forecasted ROI  32.22% 28.56% 34.53% 30.88% 26.43% 

Optimum Time to Sell 
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1.1 Objectives         

 

The Land Funds are set up to allow individuals to combine resources to control larger properties, in 

terms of size and cost, than they otherwise would.  In doing so, the investors benefit from the 

scale of the transaction and from the knowledge and expertise of the management team.   

With the foregoing in mind, the primary objectives of the Land Fund are to: 

• Preserve and protect the investment capital of our investors. 

• Provide above average returns on investment on an annual basis.   

• Take advantage of identified land investment opportunities in the target market. 

• Develop a diversified portfolio of solid, well positioned properties that are diversified in size, 

demographic and use. 

• Provide a "value added" component to help enhance the properties' value during the holding 

period. 

• Sell properties at the appropriate time to realize a time-adjusted optimum return on 

investment. 

We believe the above-mentioned objectives are obtainable because: 

a. Real estate is an essential, safe investment with intrinsic value that provides a hedge 
against loss. 

b. A host of top quality, undervalued properties exists in the market today.    

c. The forecasted economic and population growth continues to show 
reasonable positive trends (3% to 5%) despite down-turns resulting in negative 

growth elsewhere. 

d. The management team's background, professionalism and experience are top notch 
as demonstrated over decades in the market area. 

1.2 Mission 

 

The Land Fund is built on the assumption that buying and holding land is one of the safest forms of 

investing known to man.   

A famous old saw among real estate professionals is that "you do not make money when you sell a 

property; you make money when you buy it."  With over 100 years of experience in real estate, the 
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Fund's management team is skilled in identifying property that has the potential to appreciate in 

value over time.  Add to that the knowledge necessary to "enhance" value by creating a higher and 

better use for the property than it previously had, and a winning formula for buying and holding 

real estate is forged.   

Our mission, therefore, is to purchase well, enhance for value, hold for appreciation, and sell at a 

profit land in the growth path of the city.  

1.3 Keys to Success 

 

The keys to success are: 

• The identity of under-valued property that has inherent potential for value growth because 

of being in the known growth path of the city; 

• The enhancement of under-valued property, the value of which may be raised by 

completing pre-development activity such as acquiring utility availability, completing site 

planning, securing governmental approvals, navigating neighborhood issues, and re-

positioning the site from a lower value use (agricultural, for instance) to a higher value use 

(single family, multi-family, or commercial, for instance); 

• The use of capital-on-hand to move quickly to secure better properties for which speed of 

closing may be an issue; 

• The turning of properties in a timely manner to allow upside for the purchaser, while at the 

same time providing optimized returns for our investors; and, 

• The continued monitoring of economic and growth patterns to maximize buy-sell 

opportunities for the venture. 

 
Typical Land Plan 
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2.0 Company Summary 
“Every person who invests in well-selected real estate in a growing section of a prosperous community adopts the surest and 
safest method of becoming independent, for real estate is the basis of wealth.”-Theodore Roosevelt (1858-1919) 

San Antonio Land Fund One, LLC, is a Texas Limited Liability Company (the "Fund").  In an 

environment in which many people for many reasons are divesting real estate holdings, the Fund is 

focusing on acquiring real estate that: (1) may be acquired at a discount to value; (2) may be 

enhanced by management to increase its value; and, (3) may require a holding period to achieve 

its highest and best use.  The Fund expects to acquire three to ten (or more) tracts of land that fit 

those objectives and meet one, or more of the following criteria: 

• Undeveloped land in and around rapidly growing areas of the City. 

• Undeveloped land in bedroom communities that are in the two to five year growth path of 

the City. 

• Urban properties suitable for re-plating, mixed use, or upgrading from a lower use to a 

higher and better use on all or part of the property. 

• Land around new hospitals, or existing hospitals that are expanding their bed capacity or 

improving their facilities. 

• Improved land owned by entities that for economic reasons elsewhere are abandoning their 

local development and as a consequence is willing to sell the local improved property at a 

deep discount to cost, or the appraised value whichever is lower. 

Historically, as a hedge against stocks, real estate has performed well.  Most experts agree that 

investors with well rounded portfolios hold 20% to 30% of their portfolio in real estate 

investments.  The importance of diversification is most apparent in a market downturn and a softer 

economy such as we are experiencing right now.  The Fund's policy of acquiring growth-path-

centric land (that varies in both size and type), provides the most stable platform from which 

investment real estate may be owned and significant returns may be generated.   

While past performance cannot assure future returns, for the period 1999 to 2004, publicly traded 

real estate had an overall return of 56%, versus a return of -6% for the S&P 500, and 13.4% for 

the stock market in general (calculated over the longer period of 1978 to 2004).  Looking at it 

another way, from 1934 to 2006, stocks had 18 down years with the worst loss being 35%; while 

real estate had only three down years with the worst loss being 6.1% (2007 to 2008, 

notwithstanding).   

Land, of course, like any commodity does not necessarily always rise in value.  Most recently in 

California, Florida, the upper East Coast and in the upper Mid-West, we have seen real estate 

prices decline (in some cases significantly).  One must remember that in states like California and 

Florida, most affected by the housing value slow-down, values declined in double digits because 
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those areas previously experienced a hyper-inflation of values over several years.  One could 

almost describe what went on as a "feeding frenzy" fueled by low interest rates, lax lending 

practices, and unprecedented investor greed.  Even so, the correspondingly large declines in values 

experienced by California and Florida over the last year or so, bring those markets only back 

to that which, in comparison, still represents an historic increase in value over previous years.  

San Antonio, on the other hand, never went through the hyper-inflated value cycle, and now 

enjoys continued reasonable growth, as it has in the past, with no down turn in sight.  We believe, 

given San Antonio's current and forecasted growth rate, there is significant opportunity to purchase 

raw land from individual owners (agricultural or recreational), improve it marginally, and then hold 

it until market conditions generate an acceptable level of profit.  In some cases, the marginal 

improvements to the land may warrant a sale more quickly depending upon the amount of interest 

generated by potential buyers.   

Marginal improvements, which may have a positive impact on the value of the Fund's land 

holdings, include (but are not limited to) the following: 

• Addressing drainage issues. 

• Adding detention or retention facilities. 

• Clearing and grading the property. 

• Running or securing utilities to the property such as water, sewer, gas and electric, 

telecommunications, etc. 

• Getting the property re-zoned, where required. 

• Cutting roads and installing curbs where it makes sense. 

• Providing improved access to the property. 

• Developing master plans, or re-positioning the property for higher and better uses. 

• Sub-dividing and selling smaller tracts out of the larger holdings as the market and 

opportunity dictate. 

The Fund is intended to become self-liquidating as the assets of the Fund (the land holdings) are 

sold.  The investors, however, will have the option, but not the obligation, of taking distributions 

from the net sales proceeds of the Fund's assets, leaving all or part of the proceeds in the Fund for 

re-investment, or investing the proceeds in other similar ventures which may be offered by the 

sponsors of this venture in the future. 
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2.1 Company Ownership 

San Antonio Land Fund One, LLC, (the "Fund") has been formed as an Limited Liability Corporation, 

domiciled in the state of Texas, by Albert Haddad and Land Rangers, LLC, a Texas Limited Liability 

Company ("LR").   LR's principals: Albert Haddad, Robert R. Burchfield, and Paul Woodall, are the 

sole interest holders and investors in the Fund at the time of this business plan.  As a group, the 

principals serve as "Managers" of the Fund, and are referred to collectively as the “Management 

Group.” 

Pursuant to a Regulation D offering sponsored by the Management Group, additional investors are 

to be admitted into the Fund, as equity contributions are made by them.  In the event the 

ownership units are subscribed by investors, the ownership of the Fund will be: 

  
Maximum 

Units 
% 

Minimum 

Units 
% 

The Original 

Founders 
Land Rangers, LLC 2,187,500 20% 2,187,500 20% 

Accredited 

Investors 

Individuals and 

Entities as Unit 

Holders 

8,750,000 80% 4,375,000 50% 

Total Ownership 10,937,500 100% *6,562,500 70% 

 

(*)In the event all of the Units of ownership are not subscribed, the Fund will retain the unsold 

Units pending admission of additional investors up to the maximum.   

The Fund is offering 8,750,000 Units of Ownership at $2.00 each (minimum of 5,000 Units, per 

investor), for a total capitalization of $17,500,000 ("Maximum Offering").  At the time a minimum 

of $8,750,000 in capital has been subscribed, the offering will close (the "Minimum Offering") and 

balance of the Fund will continue to be sold until all of the Units have been 

subscribed.  Distributions, if made prior to the closing of the Maximum Offering, will be made only 

to Unit holders of record as of 30 days prior to the making of the distribution.   
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2.2 Start-up Summary 

Our start-up costs are outlined in the following chart. The start-up costs derive from website 

design, office equipment, main computer station (complete with project management and 

accounting software), stationery, legal costs, furnishings, office advertising and services, 

preparation of the business plan and Reg D offering, and expenses associated with opening the 

office facilities on behalf of the Fund.  The start-up costs are to be financed by loans from the 

Management Group. The assumptions are shown in the following table and chart.  

Office space averages $1.10 - 1.60 per square foot to equal an approximate of $1,500 per month, 

plus utilities, and is provided by the Management Group prior to capitalization.  Office cost and 

start up expenses will be recovered by the Management Group at the time the Minimum Offering is 

achieved.  The Management Group will earn a management fee equal to 2% of the cost of assets 

acquired by the Fund, on an annual, reoccurring basis.  The Management Group will continue to 

provide office facilities on behalf of the Fund and earn its management fees for so long as the Fund 

is in existence.  Estimates of start-up cost follow: 

Requirements  

Legal/Incorporating 1,500 

Brochures 300 

Mailings/Postal 250 

Advertising 1,500 

Company Signs 1,500 

Insurance 1,250 

Web Site Design 1,500 

Utilities Start Up 250 

Equipment: Computer, Copier, etc. 1,500 

Office Furnishings (Lease or Used) 1,500 

Office Supplies 250 

Business Software 1,000 

Financial & Business Consulting 13,000 

Reg D Costs 12,000 

Total Start Up Expenses $38,300 
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3.0 The Land Fund 
“I would give a thousand furlongs of sea for an acre of barren ground.” --  Wm Shakespeare 

San Antonio Land Fund One, LLC, provides the resource platform from which attractive, 

undervalued property may be purchased and held until the economic climate and growth of the city 

move the value of the property higher.   

The Fund is intended to act like a "land bank," holding property "on deposit" as it matures in 

value.  Management can enhance that maturity by re-positioning the property in the market place 

to make it more attractive to developers, users and other types of real estate buyers, as the overall 

market improves and growth moves to, through and around the site.   

In almost every case creating a land plan, improving drainage, securing governmental approvals, 

refining access, and getting the site engineered for development, among other things, will increase 

the value of a site to potential purchasers. 

The Management Group will seek properties with the following characteristics:  

• Sites that are undervalued in today's market, that is in the two to five year growth corridor 

of the city. 

• Sites that are suitable for re-positioning to a higher and better use than that currently 

employed. 

• Sites that are undeveloped, but that have high potential for Single Family, Multi-Family, 

Mixed Use or Commercial development in the future. 

• Sites that may be re-platted to create higher overall value as a re-platted, multiple tract 

property. 

• Sites that may be available due to financial distress of the owners. 

• Sites that are close to, or in the primary medical service provider area of an existing or 

proposed Hospital. 

• Sites that are partially developed, and stalled or abandoned due to shortfalls in other 

geographic regions in which the developer is active. 

• Sites that may be acquired at a fraction of value because of the need by the seller to close 

quickly. 

• Sites that are sold by bankruptcy courts, taxing agencies, or trust attorneys to settle an 

estate. 
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Some or all of the following will be applied to the Fund’s properties to help enhance 

value: 

• A fair market, "current use," appraisal will be secured on each property prior to purchase. 

• Surveys with topographic elevations will be done to determine flood plain, flood way and 

other potential negative value issues. 

• A title report showing easements, leases, liens, and other issues affecting value and 

marketability will be secured. 

• A land use study will be done resulting in one, or more, plans for development. 

• A drainage plan will be created following the selected land use plan to allow maximum 

utilization of the site. 

• Rights-of-way, curb cuts, traffic lights, turn lanes, and/or other access issues, pursuant to 

the land use plan will be addressed and approvals sought. 

• Pursuant to the drainage plan, detention or retention facilities will be designed; approval 

from flood control and other governmental agencies sought. 

• In locals that require zoning, higher density use or higher commercial use zoning will be 

pursued for the site, as appropriate. 

• The site plans will be drawn by civil engineers and a recordable plat will be produced. 

• A Utility Plan will be produced by the engineers for the site; approval from local 

municipalities or utility districts will be sought. 

Other general considerations to govern the Fund's program: 

• We will focus on opportunities involving raw land with the greatest investment opportunity, 

i.e., urban land suitable for re-development, suburban land in the primary grown path of the 

city, hospital corridors (especially new hospitals), and land from partially-completed projects 

being abandoned or sold at deeply discounted prices. 

• We will seek to create a diversified portfolio of properties from the above categories; We 

anticipate eventually holding 5-10 investment properties in the Fund. 

• No debt financing will be used, as all purchases will be cash based. 

• Marginal improvement work may be performed on the land to ready it for further 

development, create broad buyer appeal, and to maximize investor profits. 

• The Fund will not seek to develop any property for direct end-user benefits (e.g., homes, 

apartments, offices, strip malls, etc.), but rather sell to those who will. 
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• We will actively market a property with local land brokers, commercial realtors, and major 

developers. 

• Print media, radio, signage, and MLS exposure will also be used to market a property. 

• We will entertain all offers to buy the property and approve said offers when, in our 

opinion, a reasonable optimum return is reached on the property. 

Our philosophy on the sale of our land is that the property sold must contain (on behalf of the 

Purchaser) further upside potential for appreciation in value.  If we try to squeeze every penny out 

of the value of our land at the time of sale, leaving no upside for our purchasers, we will quickly 

run out of legitimate purchasers and may wind up holding property that is difficult, if not 

impossible, to sell.  Stated another way, we believe a fair and reasonable profit for our Fund's 

investors can be made, while at the same time leaving room for the purchaser of our property to 

also make a profit. Everyone wins, and that is good. 

A Typical Sub Division Plan 
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 4.0 Market Analysis Summary 
“Land increases more rapidly in value at the centers and about the circumference of cities.” -- William E. Harmon 

It's Raining In America 

Through the end of 2007 and most of 2008, repositioning in the financial markets created a largely 

artificial slowdown in the Nation's real estate market.  We say the slowdown was artificial because 

it was not fueled by a universal lack of demand, by a serious economic depression, or by a 

widespread downward trend in employment.  In fact in San Antonio, most economic indicators 

have pointed in the opposite direction with flat to modest growth realized in most sectors during 

that time period.   

The Press, however, has reported localized pockets of real estate woes to make it sound like those 

woes are universal.  "The economy is bad.  Real estate is bad.  Financial institutions are 

unstable."  More and more what they report is like saying "It is raining in America."  And, while 

that is a true statement, somewhere in America it is raining, it is not true that it is raining all over 

America at the same time.  While unfortunately some people have lost homes to foreclosure during 

the last 24 months, those people are primarily those with sub-prime adjustable rate 

mortgages.  But, the percentage of foreclosures taken as a percentage of the total is quite small 

and the national press, trumpeting loud and hard on the inequities suffered by those individuals, 

has made it seem as the whole real estate industry is underwater.  We are here to say that it is 

not.  But, it is a good thing for those who believe the media to think that it is. 

The Water is Rising  

There is no question that certain states, like California, Florida, New York, Illinois, and some 

others, have taken a beating with a large over supply of housing and a real fall off in 

demand.  Housing prices have fallen by 25% to more than 40% in those areas, and sales are off 

across the board.  As hard as it is to take for people who live in effected markets, what is 

happening right now is simply a correction that was inevitable.  The inevitability was created in no 

small part by greedy, mostly non-real-estate-savvy "investors" who drove prices up in double digit 

chunks while clamoring for product in the glamour markets.  Supply and demand only came into 

play because there were far more "speculators" in the market than there was product to buy.  The 

poor people who really had to buy a home in which to live in at the time took it on the chin. 

In Texas, and particularly in San Antonio, the real estate market historically moved at a slow, 

steady pace in a generally upward direction.  Growth of 3% to 4% per year has been viewed as 

good, solid and realistic movement based on the dynamic of the local housing market and its 

counterpart the local economy.  San Antonio had no boom.  San Antonio has no bust.   

What San Antonio does have for those of us interested in investment real estate, is a large number 

of national builders who have had to pull in their horns (in San Antonio) because of extra inventory 

elsewhere.  The local managers of the major builders are being told to sell down inventory, limit 
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new starts, and release options on new lots previously committed to be purchased over time.  In 

other words, despite the fact that demand remains strong for housing, the San Antonio divisions 

have to sit back while excess inventory is liquidated elsewhere.  The downturn in starts is causing a 

back up in demand that is building, and building.  Effectively a dam is being built, that once broken 

will take a while to repair.  And, that dam break will result in a limited supply of homes being 

available for purchase starting now and extending for at least the next nine months to a year, if not 

longer.  If this sounds like a bad thing, let's look at the other side of the dam. 

More Opportunity than Normal  

San Antonio, the “Alamo City,” often regarded as “the Heart of Texas,” is Texas' third largest city 

and the seventh largest city in the United States.  San Antonio was one of the fastest growing cities 

in the United States in the 20th century, according to American City Business Journals.  Almost 

two million people live in the metropolitan area.  The San Antonio population has grown by more 

than 27% over the last 10 years.  Net migration, the difference between people coming in and 

people leaving, was a plus 2.8% in 2007.  More than 30,000 new people per year (net) have come 

to San Antonio since the turn of the century, with that number toping 50,000 per year over the last 

two years.  In fact, growth in San Antonio is forecasted to remain at 1/2 million people per decade 

at least through the year 2040, according to the Texas State Data Center and the Texas Water 

Development Board.   

The point?  San Antonio is growing and will continue to grow regardless of whether new homes 

are built, or not.  The net influxes of people from 2007, on, have been absorbed to some extent by 

rental property and existing inventory.  Apartment occupancy in San Antonio today is in excess of 

93% across the board through all classes of properties.  With move-ins, move-outs, and units 

under repair, a 93% occupancy is (for all practical purposes) full.  According to Metro Studies, a 

national real estate market research firm, the dam in San Antonio is likely to break during the 

second quarter of 2009. 

While others are cutting back or leaving San Antonio altogether, demographics and a strong 

economic base cries out to those who will listen that the land (acquisition) market today in San 

Antonio represents a tremendous opportunity for investors.  The opportunity to acquire prime 

growth property at below market prices is at its pentacle today.  Arguably, there haven’t been 

many better opportunities over the past 10-15 years, of which we are aware, to acquire investment 

property in the San Antonio area with so much potential upside.  The socio-economic factors 

mentioned above have converged over the past two years that make today the right time to buy 

land in the greater San Antonio area for investment purposes.   
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Market Segments 

Briefly the market segments that will be the Fund's primary targets are: 

• Undeveloped land in and around rapidly growing areas of the City, and in bedroom 

communities that are in the two to five year growth path of the City.  This is land which may 

be enhanced for developers so that they are ready to be developed as the market 

dictates.  Developers will pay a premium for land that already has engineering, government 

approvals, drainage and other issues completed and ready for them to implement.  Time 

saved for them, equals enhanced value for us. 

• Urban properties suitable for re-plating, mixed use, or upgrading from a lower use to a 

higher and better use on all or part of the property.  This is always valuable regardless of 

the growth demographics of a city.  Infill sites and sites for which upgraded uses may 

be provided make prime upside targets for the Fund. 

• Land around new hospitals or existing hospitals that are expanding their bed capacity or 

improving their facilities.  Medical office, service center, condo, and hotel uses thrive in 

medical centers and are at the top of the list of acquisition candidates.   

• Improved land, purchased at a deep discount to cost, or the appraised value whichever is 

lower, represents another prime acquisition target.  Consider this buying at liquidation 

auction wholesale prices, then holding for the market to return for the product.  The starter 

home market, now depressed because of financial institution woes, is going to come back in 

some form over the next two to five years.  Even now FHA is providing financing for first 

time home buyers under favorable terms and conditions.  Buying completed starter home 

subdivisions at penny's on the dollar today, will we believe provide significant retail returns 

in the future. 

More about each market segment will be discussed in the section titled "Market Segmentation" 

which follows. 

4.1 Market Segmentation 

The Fund's market segments are divided into three broad categories:  Raw Land, Hospital 

Corridors, and developed property.  It is important to note that the Fund's customers, those that 

will ultimately purchase the properties acquired by the Fund, are divided into groups: Developers, 

Builders and End Users (the general public).  An analysis of each segment follows: 

Raw Land 

Given San Antonio’s current and future growth rate, there is a significant opportunity to purchase 

raw land from individual owners (agricultural or recreational), enhance it marginally, and then hold 

it until market conditions generate an acceptable level of profit. In some cases, the marginal 

improvements to the land may warrant a sale more quickly depending upon the amount of interest 

generated by potential buyers. In most cases, the improvements will add exponential value to a 
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piece property compared to the costs of making the improvements. In some transactions, 

the enhancement represents a greater return on investment than may be realized by the end user. 

Marginal land enhancement involves preparing raw land for a variety of development opportunities 

in the future.  

These improvements include, but are not limited to: 

• Addressing drainage issues on the property via fill dirt and attaining a LMOR from FEMA 

removing it from the 100-year flood plain maps 

• Adding detention in addition to the fill dirt as part of the LOMR process to satisfy FEMA 

• Clearing and grading the property 

• Running utilities to the property such as water, sewer, gas, and electric 

• Getting the property rezoned where required 

• Cutting roads, curbs and turn lanes where it makes sense 

• Access improvements where needed 

• Site usage/planning/engineering options 

The rapid population and economic growth experienced by San Antonio will drive the need for more 

development ready property for decades to come. Management has thorough market knowledge 

and its research capabilities will identify those areas representing the greatest amount of future 

growth and potential opportunity. Our team’s development experience will then determine the 

necessary improvements for a chosen property that will create the greatest demand from an end-

user perspective and drive the highest potential returns for our investors. We feel that the current 

environment in San Antonio contains a host of these opportunities for the experienced buyer.  

Hospital Corridors 

Newly established hospitals have become economic development hubs for areas immediately 

surrounding the facility. This is also true for hospitals adding bed capacity in rapidly growing 

suburban areas. New and/or larger hospitals tend to drive a variety of downstream medical 

demand and consumer/patient demand. From a medical perspective, a large hospital will increase a 

need for new downstream medical-related facilities. These include specialty clinics, professional 

complexes to house doctor’s offices, testing labs, outpatient surgical centers, conference space, 

training centers, and flex space for various hospital suppliers. A local ambulance and helicopter 

facility may also need to be constructed.  

From a patient and consumer perspective, the needs are even broader. Patients will need medical 

suppliers and pharmacies in the area to fill their prescriptions upon release from the hospital. The 

families of patients will need restaurant alternatives, coffee houses, bookstores, convenience 

stores, and other strip mall related retailers. For extended hospital stays, the families will also need 
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a hotel or two in the immediate area to address their short-term living needs.  From a residential 

standpoint, nursing homes, congregate care, Alzheimer's and other assisted-living facilities may 

also decide to locate close by as well. 

The need for hospital beds in the San Antonio area is large and expected to grow even larger as 

the population ages and increases over the next few decades.  

The US Census Bureau estimates that 250 hospital beds are needed for each 100,000 residents. 

Given the San Antonio area’s population is expected to grow by approximately 50,000 new 

residents per year over the next two decades (twice the national growth rate), the area will need 

approximately 125 new beds each year to keep up, or the equivalent of one new hospital each 

year. Growth aside, there also appears to be some demand-related catch-up needed as well. As of 

2005, the Census Bureau reported that San Antonio had only 241 beds per 100,000 residents 

versus the recommended ratio of 250 beds per 100,000 residents. The shortfall of approximately 

180 beds is equivalent to a shortfall of one major hospital. 

The research we have performed for other large projects, such as multi-family housing and 

assisted living facilities has also turned up areas of new and future hospital development. As a 

result, we feel there are already a number of hospital-related opportunities to benefit from 

currently.  And, the good news is that there is still land available in the Medical Center that can be 

purchased by the Fund and held as development continues in the area. 

Abandoned Developments 

Due to the recent challenges in the national real estate market and financial markets, an increasing 

number of partially finished projects in the San Antonio area are being sold at deep discounts by 

developers and builders. While the San Antonio market has fared  better than most of the country 

during the recent housing and credit crisis, local developers have not been completely immune to 

the problems either. The same sub-prime challenges in the starter-home market have impacted 

the San Antonio market as well. However, because of San Antonio’s robust growth and strong 

economy, it has not bled into the other price segments of the home market quite as badly. For 

instance, sales of homes priced above $200,000 as a percentage of the total market have actually 

grown by 31% since 2004. Beyond the sub-prime situation, developers have also found themselves 

challenged to finish certain projects due to the significant tightening of the credit markets. They 

just can’t get the financing to finish. 

As a result of the sub-prime and financial challenges being experienced locally, there seems to be a 

growing number of developers and builders wanting to exit current projects. While meeting with a 

local land broker recently, we learned of entire neighborhoods being abandoned by local and 

national builders. In some cases the neighborhoods are partially built-out and inhabited by a few 

residents, whereas in other cases some or the entire infrastructure has been developed but no 

houses have been built. We have also been presented opportunities where a large national home 

builder has abandoned dozens of acres of raw land adjacent to a subdivision that they had 

completed in the past. 
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Either way, there are a significant number of opportunities to buy residential-purposed land for 

pennies on the dollar, hold it, and then sell it to builders (or home buying customers) once they 

and the starter-home buyers return to the market. Given San Antonio’s robust growth and 

adequate but tight housing inventory, we feel the builders and buyers return will be sooner rather 

than later, certainly sooner than one might find in the rest of the country. A key driver will be the 

loosening of the credit markets. While banks may still have much healing to do after record write-

offs over the past year, we expect lending will eventually return to a state of normalcy sometime in 

early-mid 2009.  

The Federal Reserve has helped banks begin strengthening their balance sheets by lowering the 

Federal Funds rate rather dramatically since September 2007. That strengthening will eventually 

encourage banks to lend cash more freely than they are today. Once that happens, housing 

demand in San Antonio should rise considerably due to pent up demand and robust population 

growth.  And, the Federal Housing Administration has taken the lead in providing high loan-to-

value, reasonably priced loans to first time home buyers.  

Our team works closely with local officials and land brokers on a regular basis to identify situations 

that hold the most opportunity for future development. At any given point in time, we are having 

active conversations around 2-3 such opportunities, with more to appear on the horizon.   

Table: Market Analysis 

 

Market Analysis        

   Year 1  Year 2  Year 3  Year 4  Year 5  

Potential Customers Growth      CAGR 

Population  1,952,482  2,002,482  2,053,745  2,106,320  2,160,241  0.00%  

Net Gain In Population 2.56% 50,000  51,263  52,575  53,921  55,302  5.56%  

Total  2,002,482  2,053,745  2,106,320  2,160,241  2,215,543  . 

 

 

4.2 Target Market Segment Strategy 

Our approach to identifying investment property will focus on the greater San Antonio area. Our 

seasoned team of real estate and business professionals will use its knowledge of the San Antonio 

market to identify the best buying opportunities to include in the Fund. We will keep our 

investment group up to date on a quarterly basis on the state of the San Antonio real estate 
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market and on the state of the portfolio properties.  

 

More about our approach: 

• We will focus on opportunities involving raw land within the discernable growth path of the 

city.  We will consider land aground or close to hospital corridors (especially new 

hospitals).  We will seek land from partially-completed projects being abandoned or sold at 

deeply discounted prices. 

• We will seek to create a diversified portfolio of properties from the above categories and 

anticipate eventually holding 5-10 portfolio properties in the Fund. 

• No debt financing will be used as all purchases will be cash based. 

• Marginal improvement work may be performed on the land to ready it for further 

development, create broad buyer appeal, and to maximize investor profits; The Fund will 

not seek to develop any property for direct end-user benefits (e.g., homes, apartments, 

offices, strip malls, etc.). 

• All properties will have a sign placed on them offering the property for sale.  This sign will 

be placed on the property(ies) early-on and calls off of the signs will be logged and kept for 

marketing purposes.  We will actively market a property with local land brokers, commercial 

realtors, and major developers.  Print media, radio, signage, and MLS exposure will also be 

used to market a property.  We will entertain all offers to buy the property and will accept 

offers that meet our time-line, yield expectations. 

4.3 Business Analysis 

Business Overview  

On behalf of investors, buying, improving and selling land is the focus of the Land Fund.  

The real estate and construction industry in America employ 1 of every 7 individuals in the work 

force.  If you think about it, land provides the foundation upon which all of those jobs rest and 

adds billions of dollars to the national economy each year.   

Unlike some investment options, land never falls to zero in value. The Will Rogers saying, "They 

ain't makin' no more of it," rings more true today than ever before.  That is not to say that real 

estate values don't fall.  Of course they do under some circumstances.  In fact over the past couple 

of years, the real estate market nationally has certainly had its share of problems, experiencing a 

“Valuation Bubble” in many parts of the country.   And, as we discussed, home values have fallen 

considerably since late 2006 in many major real estate markets.   However, while presenting an 

entirely unique set of challenges, the price swings in real estate tend to be less volatile than the 

stock market and generally take longer to play out.  As a result, investors tend to have more time 

to react and mitigate the potential impact.  The good news is that in stable growing markets such 
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as San Antonio over the long haul real estate values tend to raise if for no other reason than they 

"ain't makin' any more of it."   

Safe Investment 

Most stock market experts feel that the stock market volatility experienced over the past year is 

expected to continue well into 2009 with some analysts predicting that it is here to stay.  

The Chicago Board of Options Exchange Volatility Index, measures the amount of expected price 

volatility to come in the stock market over a 30 day period. The VIX Index, often times called the 

"Investor Fear Gage", has had readings consistently over 30 since the summer of 2007, offering 

stock market investors with a heart-pounding roller-coaster experience. Any reading over 30 is 

generally considered an environment of high fear and uncertainly for the average stock investor. 

The last time VIX Index readings have been consistently this high was during the tumultuous "Tech 

Bubble" of the late 1990’s – early 2000’s, which ended badly for most investors.  

So, is well selected real estate then the answer?   

We think so and here's why.   

From 1934-2006, stocks have had 18 down years with the worst loss being 35%. Real Estate, on 

the other hand, had had only three down years with the worst loss being 6.1% (2007-2008 

notwithstanding). From a real estate perspective a deal can often be negotiated that offers a better 

than the average return.  The price of stocks, on the other hand, at any given point in time is the 

price you pay and there isn’t much you can do to change it. Given San Antonio’s real estate climate 

today, there are a number of transactions the experienced professional can negotiate that offer the 

potential of significant returns in the future. Many properties in the current environment are 

undervalued.  As all real estate professionals know, the larger returns in real estate really tend to 

be made skillfully during the purchase process, thereby establishing a profitable foundation from 

the outset.  In other words, "you tend to make money in real estate when you buy it, not when you 

sell it." 

Strategies 

Sound financial planning calls for a diversified investment portfolio for both the short term and long 

term. With that said, most investment experts feel that owning some real estate is an important 

part of maintaining a properly diversified portfolio. Most of these experts advise their clients that 

holding 20-30% of their portfolio in real estate investments is not only appropriate but also 

recommended.  

The importance of diversification is most apparent in a market downturn and a softer economy 

such as we are experiencing right now. While both equities are down in value at this time, real 

estate in most areas is beginning to move back up.  Investing in real estate then being a hedge 

against stocks and vice versa.   
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Please consider one important note about our investment concept.  Real estate is not a liquid 

investment medium.  If you think you may need cash quickly at some point in the future, your 

investments should stay in more liquid vehicles such as stocks or bonds.  Real estate is for the long 

haul.  Significant returns are possible and it is our objective to help provide those returns.  But, 

being an illiquid asset real estate should not be treated like a money market account, but rather 

like a long term CD that cannot be touched until maturity. 

Simple Sub Division Plan 

 

 4.3.1 Competition and Buying Patterns 

Competition 

Please think about two things as we discus competition in San Antonio.   

1.  Competition on a level playing field, we believe, makes you focus better, work harder and 

stay sharper than you would if you had no competition.  And,  

2. San Antonio is big.  San Antonio covers 7,340.45 square miles, encompasses 8 counties 

(Atascosa, Bandera, Bexar, Comal, Guadalupe, Kendall, Medina and Wilson), and contains 16 

different municipalities within its borders.  By anyone's definition, that's BIG!   

So, competition is good and there is plenty of room for more, meaning us, to do well, prosper 

and rise to the top in our market niche. 

Direct competition in San Antonio land acquisition is growing as word of the stable San Antonio 

real estate market spreads.   

Capital Asset Properties and Olson Properties are direct competitors who buy, hold and sell 

land.  Other competitors are land developers who buy for their own portfolio like the Gallo 

Properties, Great American Companies, Post Oak Development, and Wayne Harwell 

Properties.  Other competitors are land brokers such as Drake Commercial, Rohde Realty and 

Grubb + Ellis, who may form partnerships to acquire sites, and the list goes on.  



San Antonio Land Fund One 

 

Page 23 

 

Most competitors are niche oriented, meaning that they focus on certain properties to buy and 

hold.  Some only buy big parcels suitable for master planned communities.  Others like 

industrial land, apartment land, or commercial corners where gas stations go.  The competitors 

that have the closest business model to our Land Fund are the Grubb + Ellis, Investment Realty 

and Gallo Properties.  

A brief overview of some of our competitors follows: 

• The Great America's Companies, has exhibited extraordinary performance for over 30 

years with an impressive list of properties developed, constructed, marketed, and 

managed by the firm in San Antonio, and Houston.  

• Galo Properties, an aggressive real estate development company based in San Antonio, 

Texas, prides itself on locating prime real estate and maximizing land potential. 

Acquiring optimum land position is achieved with an experienced, professional and 

diligent team. Galo’s staff associates itself with the best and most qualified consultants 

in executing architectural plans, legal documents and engineering services. The result is 

exceptional, eco-minded communities. Delivering thousands of lots in the last two years, 

most notably to Ryland Homes, Highland Homes, Legacy Homes and Medallion Homes, 

Galo properties has developed large mixed-use properties such as Alamo Ranch at Loop 

1604 and Culebra Road, totaling more than 3,000 acres of single-family, retail, multi-

family and office sites. 

• Post Oak Development of Texas is a real estate investment and development firm 

headquartered in San Antonio specializing in land acquisition, residential and commercial 

development as well as construction.  Since 1996, Post Oak Development developed, 

marketed and sold in excess of 400 million dollars worth of real estate.  It currently has 

real estate holdings in downtown San Antonio, sections of Northwest Bexar County, 

Medina County and Bandera County, totaling approximately 10,000 acres in 20 

development and construction projects.  Today, the firm’s primary focus is developing 

exclusive residential and mixed-use properties in the picturesque Texas Hill Country, 

while making every effort to minimize the impact on our natural environment.  These 

efforts are yielding distinctive properties with exceptional building sites, many with 

commanding views of our beautiful countryside or the San Antonio skyline.  

• The Harwell Co., Ltd.’s focus is in the area of Value Creation through development of 

residential, commercial, retail and multi-family uses from large parcels of 

underdeveloped land. Wayne Harwell Properties, Inc. has been a Texas Corporation 

since 1974, and we have served as managers of several regionally syndicated real 

estate joint ventures. Developments managed, coordinated, and sold by the company 

include land for the sale of single family homes, sites for apartments, and retail. We 

have also acquired and managed industrial real estate with property tax abatements at 

several levels of government, as well as a foreign trade zone.  Wayne Harwell, the 

president of Wayne Harwell Properties, Inc. has extensive experience in real estate 

markets in Central Texas, with special emphasis on properties requiring approvals and 

entitlements. 
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Here is one final note about competition.  Many of the land professionals mentioned above, and 

others in the commercial real estate and land development business in San Antonio are friends of 

ours and represent potential clients, as well as sources for good deals.  Not every competitor can 

buy every piece of land all the time.  As a result, the more transactions we close, the more success 

we have, the more transactions we will see before properties hit the open market.  It just works 

out that way. 

A Phased Development Plan 
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5.0 Web Plan Summary 
“Real estate is an imperishable asset, ever increasing in value. It is the most solid security that human ingenuity has devised. 
It is the basis of all security and about the only indestructible security.” - Russell Sage 

The web site for the Land Fund is designed to showcase the property owned by the Fund.  The site 

will include information on, and photos of, the various properties the Fund owns.  It 

will give demographic data relative to the site and to the area as a whole, and provide specific 

information regarding how to submit an offer to purchase the site. Visitors via the web site may 

also secure additional information on properties owned by the Fund from management, contact us 

to discuss a transaction in person, or get more information by telephone.   

For our investors a private section of the site will be maintained.  The private section will keep 

investors informed on activity on the Fund's land, sales to date (if any), acquisitions to date, and 

any other news that is pertinent to the investors.  

The web address of the site for this Fund is http://San Antonio.texaslandreserve.com 

The logo for the Fund, symbolizing the creation of an enhanced piece of property in place of the 

original, is shown below. 

 

5.1 Website Marketing Strategy 

Our on-line marketing strategy will include driving targeted search engine traffic to our web site, 

subscribing to local multiple listing services that maintain a significant web presence, and 

subscribing to national web based commercial real estate sites that give the Fund highly targeted 

exposure to potential purchasers.  Each segment is outlined below.  

Driving Search Engine Traffic.  Multiple opportunities exist on the Internet to drive traffic to a 

web site using free and paid search engine vehicles.   

• Free traffic may be generated by optimizing the web site to aide it in becoming visible to the 

various search engines (such as Google, Yahoo, MSN, etc.), and by providing valuable 

content on an on-going basis to keep search engines interested in the site.  The more 

content the better for search engines.  Key words and key content help elevate a site in 

search engine placement as search results are posted.  Having said that, search engines 

constantly refine their placement criteria, and we will attempt to modify the site to better fit 

within the then current search engine appetite as those refinements take place. 
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• Traffic may also be generated by using pay-per-click advertising on the major search 

engines (mentioned above).  Pay-per-click advertising is very effective because ads are only 

shown on "searches" that mention a "key-word" that is related in some way to the 

sponsoring site.  You focus your key words so that broad, generic words are eliminated, 

leaving only highly specific words relating directly to the site's offerings.  Google, for 

instance, has a program called "Adwords," through which you can list an infinite number of 

words that relate to your site.  You create a three line ad that shows up when a 

person searches for something that contains one of your key words.  You pay only for clicks 

on your ad, and you only pay up to a maximum (established by you) per click, and a 

maximum per day.  For instance our budget may be $10.00 per day, and our maximum cost 

per click may be (say) 25 cents.  That means our maximum cost per month would be 

limited to $300 and the maximum number of clicks per month would be 1,200 (on a 30 day 

month).  The key here is that most of the people clicking on our ads are people looking for 

what we have to offer.  So, 1,200 individuals per month actually looking for land is better 

than 10,000 people per month simply landing on our site by accident with mild or no 

interest in what we have to offer.   

Local MLS.  The local home builders association (affiliated with the NAHB) has a web site and 

various publications on which advertising may be purchased.  Because our potential clients will be 

builders and developers, it is prudent that we have visibility in that organization.  Some of our 

sales, we believe, will be generated through this industry specific vehicle.  We will also list our 

properties with the local board of realtors allows the listing realtor to post our properties on the 

Board of Realtors web site.  We will keep a presence on the Realtor' s site because exposure is 

exposure, and a prospective purchaser may occasionally use the MLS site to search for property 

not knowing there are better places to look. 

National Commercial Web Sites.  One of the best web sites for commercial, industrial and land 

properties for sale or lease is Loopnet.com.  LoopNet.com is the largest commercial real estate 

listing service online.  You can search by city, county, state, zip code, etc., and you can refine your 

search to specific types of properties.  The site is a subscription site, meaning those who use it 

have to pay for access and are generally professionals in the real estate business, or are those 

serious about locating just the right property for their use.  LoopNet.com is very effective in 

showcasing property.  The Fund can use it to source properties to buy as-well-as to sell properties 

it has available.  Other sites specialize in showcasing one type of property, or another, and will be 

considered on a case by case basis.  But, LoopNet will be used as a primary platform with others 

used to fill in specific gaps. 

Putting a site on the Internet is like putting a billboard in the woods.  Without someone to see the 

site (billboard) it serves no purpose.  In order to see it, people have to be able to find it.  To find it 

requires some, or all of the above.  The Fund will use a portion of its marketing resources to 

maintain a professional presence on the web and to drive as much "qualified" traffic to it as is 

practical. 
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6.0 Strategy and Implementation Summary 
“I have always liked real estate; farm land, pasture land, timber land and city property. I have had experience with all of 

them. I guess I just naturally like ‘the good Earth,’ the foundation of all our wealth.” - Jesse H. Jones, former Federal 
Government Financier 

 

San Antonio, Texas, is a healthy, vibrant, growing city.  Its economy, unlike some other parts of 

the country, is positive and diverse.  In absences of a national collapse, the city will continue to 

grow, expand and consume, in concentric circles, more and more land.   

Our strategy is to identify those areas directly in the growth path of the city, and acquire those well 

positioned tracts of land in advance of that growth.  We will then "enhance the value" of that land 

by making it ready to be used by the next purchaser, the developer or end user.  The strategy is 

simple, clean and without the peaks and valley pitfalls of stocks, bonds and even precious metals.   

This will be achieved in the first part (acquisition) by the utilization of long standing local contacts 

in the real estate community and our knowledge of the dynamics of the city's growth.  It will be 

achieved in the next part (enhancement) by tapping our resources in engineering, planning, 

architecture, government and geotechnical services.  And, in the last part (sales) by reliance on the 

members of our team who have decades, indeed lifetimes of experience in that arena.   

A final word on what we are attempting to do with this Fund.  Land is the foundation upon which 

our whole world is built (literally).  It is the most fundamental of all investments, and in our view 

one of the safest.  We believe that the time is right to buy low and hold, and over time prime land 

held for investment will appreciate. 

6.1 SWOT Analysis 

The Fund has a valuable inventory of strengths that will help it succeed.  These strengths include: 

a knowledgeable, experienced Management team, holding worthwhile long-term relationships with 

land brokers, developers and builders, and the practical marketing experience necessary to keep 

the Fund's properties in the forefront of the real estate community over long periods of 

time.  Strengths are valuable, but it is also important to realize the weaknesses the Fund must 

address.  These weaknesses include: the relative illiquidity of the assets being held in the fund, 

the necessity to hold assets for sometimes protracted periods of time to realize a potential gain, 

and the inability to control external economic forces that may impact appreciation in land values. 

The Fund's strengths help it capitalize on emerging opportunities.  These opportunities include, 

but are not limited to, availability on a wide scale of undervalued land within the identified growth 

corridors of the city, more in-fill redevelopment properties than ever near downtown as urban 

living becomes more popular, and a limited time opportunity to acquire developed, or partially 



San Antonio Land Fund One 

 

Page 28 

 

developed property at below cost pricing.  Threats of which we should be aware are the stability of 

the financial markets in the United States and abroad, the impact of energy cost on buyer 

confidence, and the economic health of the United States first, and the rest of the world in general. 

6.1.1 Strengths  

The strength of the Fund is in: 

• The experience of Management 

• The vitality of the market in which the Fund's properties exist 

• The ability to "enhance" property values by creating an upgraded "use for its properties 

• The long held contacts within the land acquisition and development community 

• The ability to move quickly to acquire properties 

• The ability to use high-tech means to showcase properties, and 

• The ability to carry property debt free for extended periods of time, until mature offers occur. 

6.1.2 Weaknesses 

The Fund's weaknesses are:  

• The finite amount of money available for investment and carry 

• The illiquid nature of investment in real estate in general, and raw land in particular 

• The dependence (to some extent) on time passage to increase the value of assets, and 

• The direct impact on assets of the financial markets in specific, and the economy in general. 

6.1.3 Opportunities 

Opportunities:  

• Immediate access to undervalued properties made so by downturns in other parts of the 

country. 

• Strong housing market with positive net growth in population forecasted over the next ten 

years and beyond. 

• Strategic alliances offering sources for referrals and joint marketing activities to extend our 

reach. 

• Promising activity in the home building industry expected to rebound strongly starting in 

2009. 

• Continued expansion of suburban growth corridors and hubs of commerce outlying the city. 

• Continued incorporation of small communities in the Extra Territorial Jurisdiction of the city. 

• Favorable economic growth with strong economic forecasts over the next decade. 

• Historic lows in supply with demand holding strong and more demand forecasted starting 

next year. 

• Internet potential, via Loop Net and others, for attracting end user attention. 
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6.1.4 Threats 

Potential Threats: 

• Protracted down turn in the National or International economy leading to sustained 

recession or depression. 

• Protracted general lack of finance for developers and builders. 

• Energy costs rising to levels that curtail consumer buying decisions. 

• Resurgence of stocks and bonds in a Bull Market pulling investment capital away from real 

estate. 

6.2 Competitive Edge 

Competitive advantages include, but are not limited to: 

• The availability of cash on hand, without having to ask a seller to allow extended time so 

that the Buyer may secure debt financing, can not be over emphasized as an advantage the 

Fund has over its competition.  In almost every case, purchase offers from creditable buyers 

that can close quickly will be given more favorable consideration by Sellers than offers from 

Buyers who ask for more time to close.   

• The decades of experience of the Fund Management Team in land acquisition, land 

development, land brokerage and construction in the local market gives the Fund a terrific 

advantage over those that may come in from elsewhere. 

• The ability to "enhance" the value of property by completing pre-development activities 

such as engineering, wastewater removal, land plans, use plans, environmental approvals, 

access plans, governmental approvals and other compatible functions is a huge advantage 

for the Fund and moves its property to the forefront of available sites in the eyes of 

developers looking for usable land.  

6.3 Marketing Strategy 

Our marketing strategy is a simple one:  

• Keep the properties clean, well signed and visible at all times to prospective clients. 

• Utilize modern marketing methods including web site, Internet and opt-in email, if needed. 

• Use print media to target select potential buyers in industry specific publications or in target 

geographic markets. 

• Present land to developers or end user that is not only highly suitable from a location 

standpoint, but also is ready to go from a development or end use standpoint. 

• Our motto is to "make the buying decision easy."   
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6.4 Sales Strategy 

The sale of land is typically made to a knowledgeable land developer buying to use right away or to 

an investor buying to hold.  The key word is "knowledgeable."  Real estate is always sold and 

bought for a purpose and, appraisers always value real estate based on a use, or purpose.  For 

example, land may be used for raising cattle, growing corn, or establishing a park on the one hand, 

or building a skyscraper, building a professional football complex, or developing a launch facility for 

NASA on the other.  Obviously the examples are the extremes, but that is the idea.  Land is sold 

to those who have a "use" for the land, and the sales strategy employed by the Fund will focus on 

potential purchasers whose “use” requires an enhanced piece of property.  

To expand on the premise, the land held by the Fund is "enhanced" for the end users, making it 

feasible for them to go forward with whatever plans they may have for the property.  By investing 

in property that can be upgraded to a higher and better use, then enhancing the value by 

completing a series of pre-development steps, the match to those who can use the 

resulting property will be a natural.  

Our Sales Key Points:  

• Sales occur in our business when we match an end user of land to property the Fund holds. 

• We locate buyers via networking, signage, email, the internet and conventional print media. 

• We search for qualified purchasers by using mailing lists, professional associations such as 

the Board of Realtors, the National Association of Home Builders, the Urban Land Institute, 

etc., and by actively pursuing the media resources mentioned above. 

• Real Estate Brokers will be encouraged to show our properties and special commission 

bonuses will be applied to those sites we want to sell quickly. 

• We provide our selling agents with an excellent support program as well as guidance.  

Each client and Fund Portfolio Property must be analyzed to ensure our marketing program fits that 

particular property and promotes it in the best possible way. 

6.4.1 Sales Forecast 

For demonstration purposes we assume sales of 100% of the portfolio annually in the years 1 

through 5.  It is not likely that all the Fund's properties will actually be sold in one fiscal year.  But, 

for ease of presentation that is what is shown in the Detailed Pro Forma contained in this plan.   

In a dynamic market it is possible to have acceptable offers come in at any time.  Of course we will 

sell the properties if deemed appropriate at any time during the holding period.  We believe, 

however, that maximum returns may be gained by allowing the properties to mature somewhat in 

the market.  So it is likely that the Fund's properties will be held in the portfolio (as we enhance 

the sites) to start selling to serious offers in year three, and beyond. 
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The following table assumes all of the properties in the Fund's portfolio are sold in the 

respective year (1 through 5). The properties are expected to increase in value over time due 

to general time-based appreciation, and to enhancement of the properties by Management. 

To create a reasonable forecast we have categorized the property that the Fund will seek to 

buy as follows: 

• A-1 Raw acreage with upside or potential to be developed as a single family residential 

subdivision.  

• A-2 Raw Acreage with upside or potential to be developed into a multi-use 

projects.  That means the site may be suitable for multi-family development, 

commercial, and single family development, or any combination thereof, in one site. 

• A-3  Raw acreage with commercial upside or potential to be developed into light or 

heavy commercial, light or heavy industrial, retail, and office, or a combination of some 

or all of those uses. 

• B-1  Urban property which may be suitable for re-platting to create a higher density use 

(including residential) or to create a primary use (neighborhood shopping center, for 

instance) with "out parcels" which may be sold at a higher price to niche users (banks, 

gas stations, etc.) in prime locations.  

• B-2  Urban property that may not require re-platting, but may be upgraded by re-

development, re-zoning, or demolishing older buildings to make way for more modern 

facilities as the market has grown around the site.  Prime B-2 Urban Properties may 

experience rapid appreciation, depending on the upgraded use to which the property 

may be put. 

• C-1 Properties that are currently developed, or partially developed which may be 

purchased from the developer at a discount to retail value because of difficulties the 

developer may be having in other parts of the country.  This is an opportunity created 

by the overall state of the development and financial universe in America.  Some 

national builders/developers have offered well located, well designed properties, with all 

pre-development work done, and with completion of the infrastructure (streets, sewer, 

water, etc.) varying from 0% to 100% on all or part of the property.  This is a buy and 

hold opportunity, with perhaps some enhancement, but mostly just waiting for the 

market to rebound, which we feel it surly will over time. 

The Detailed Pro Forma is a consolidation of the various types of properties shown above.  Each 

has its own pro forma which outlines the details particular to the property.   

The Detailed Pro Forma shows: 

• The total Fund Amount. 

• The total original forecasted purchase price of all the land held in the Fund.  Please note 

each property type is represented once in the Fund with the exception of B-1 and B-2 which 

are represented twice, each.  The purchase price includes an allowance for acquisition costs 

such as title, pro-rated taxes, surveys, etc. paid at closing. 
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• Market Appreciation over time is a blended allowance based on the assumed location of the 

property in the growth path of the city, the intended future use of the property (as 

enhanced) and the price of acquisition relative to the site's upside potential. 

• Appreciation in value due to enhancements to the properties to include: Platting, Drainage, 

Access, Detention, Government, Engineering, and Utilities to the site is shown as those 

items are forecasted to be done (on a property by property basis) over the projected 

holding period. 

• Enhancement costs, management fees and tax/insurance costs are shown as cumulative 

cost because it is assumed that those costs are recovered upon sale of a site and returned 

to the Fund's investors.  

• The sub-total "Available for Distribution" is the Gross Sales Price, less sales commissions 

and cumulative costs, before calculating priority returns to investors.  

• Deducted from "Available for Distribution" is the Original Forecasted Purchase Price of the 

land, to reach a "Net" number from which distributions to the parties of the Fund may be 

made.  The "Net for Distribution" is that number. 

• Distributions are led by the "Priority Distribution" made on a cumulative basis to the 

Investors.  Then simultaneously, distributions are made to the Management Group (20%), 

to the Investor Group (70%) and to a Reserve (10%).  The reserve is held to cover 

unexpected Fund costs (such as holding property longer than forecasted), and will be 

returned to the parties (as a group) pursuant to the Distribution Agreement upon the sale of 

the last property owned by the Fund and the closing of the Fund's business. 

Returns on investment are speculative at this time.  The Pro Forma shows returns of 30% to 40% 

(rounded) based on sales against cost.  The Fund, by necessity, raises more money than is 

invested in the land.  Costs to enhance the property, pay taxes, insurance, and a management fee 

to administer the affairs of the Find are in excess of the raw land costs.  Consequently returns on 

total investment may be less than that shown on the Pro Forma, with the exception of sales made 

after all the Fund has been returned.  In that case returns may exceed those shown on the Pro 

Forma.  In either case, returns are likely to be in excess of those one might receive otherwise.   
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Table: Sales Forecast 

        Detailed Forecast 
         For the Years 1 through 5       

   

If Properties Are Sold in the Year 

Base Year 1 Year 2 Year 3 Year 4 Year 5 

Total Fund $17,500,000 

      

        Original Price of Land $11,475,000 

Acquisition Costs $375,625 

      Sub Total $11,850,625 

 

$11,850,625 $13,209,125 $14,501,678 $15,773,440 $17,177,019 

Market Appreciation Over Time 22% $1,358,500 $1,292,553 $1,271,763 $1,403,579 $1,531,012 

Raw Land Value 

  

$13,209,125 $14,501,678 $15,773,440 $17,177,019 $18,708,031 

Enhanced Value Due To  Platting 

  

3,743,750 3,743,750 3,743,750 3,743,750 3,743,750 

  Enhanced Value Due To Drainage 

  

0 1,532,250 1,532,250 1,532,250 1,532,250 

  Enhanced Value Due To Access 

  

828,250 828,250 828,250 828,250 828,250 

  Enhanced Value Due To Detention 

  

0 714,250 714,250 714,250 714,250 

  Enhanced Value: Zoning/Gov'mt* 

  

0 0 4,315,250 4,315,250 4,315,250 

  Enhanced Value Due To Engineering 

  

0 0 4,315,250 4,315,250 4,315,250 

  Enhanced Value  Due To Utilities     0 0 0 1,229,750 1,229,750 

Total Forecasted Value 

  

17,781,125 21,320,178 31,222,440 33,855,769 35,386,781 

Less Commissions on Sales at 6% 

  

$1,066,868 $1,279,211 $1,873,346 $2,031,346 $2,123,207 

Net From Sales 

  

$16,714,258 $20,040,967 $29,349,094 $31,824,423 $33,263,574 

Less Cumulative Costs:               

Enhancement Costs: 

  

$384,305 $825,490 $904,415 $904,415 $904,415 

Management Fee 

  

$229,500 $459,000 $688,500 $918,000 $1,147,500 

Tax & Insurance     $286,875 $573,750 $860,625 $1,147,500 $1,434,375 

Total 

  

         900,680       1,858,240       2,453,540       2,969,915       3,486,290  

        Available For Distribution 

  

   15,813,577     18,182,727     26,895,554     28,854,508     29,777,284  

Net Return of Capital 

  

   11,850,625     11,850,625     11,850,625     11,850,625     11,850,625  

Net For Distribution 

  

     3,962,952       6,332,102     15,044,929     17,003,883     17,926,659  

8% Cumulative Return To Investors:          948,050       1,896,100       2,844,150       3,792,200       4,740,250  

Sub-Total Available for Distribution: 

  

     3,014,902       4,436,002     12,200,779     13,211,683     13,186,409  

Distribute 20% to Managing Member : 

  

         602,980           887,200       2,440,156       2,642,337       2,637,282  

Hold 10% as Reserves * 

  

         301,490           443,600       1,220,078       1,321,168       1,318,641  

Distribute 70% To Investors 

  

     2,110,432       3,105,201       8,540,545       9,248,178       9,230,486  
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Investor Summary of the Detailed Forecast shown on the previous page: 

Investor's Summary:     Year 1 Year 2 Year 3 Year 4 Year 5 

Return of Land Purchase Price 

  

   11,850,625     11,850,625     11,850,625     11,850,625     11,850,625  

Return of All Cost 

  

         900,680       1,858,240       2,453,540       2,969,915       3,486,290  

Priority Return at 8% 

  

         948,050       1,896,100       2,844,150       3,792,200       4,740,250  

Profit Share (less Holdback) (1) 

  

     2,110,432       3,105,201       8,540,545       9,248,178       9,230,486  

Total Returns 

  

15,809,787 18,710,166 25,688,860 27,860,918 29,307,651 

Forecasted Returns on Portfolio 

  

33.41% 28.94% 38.92% 33.78% 29.46% 

       

  

Optimum Time to Sell               

        For More Details See Pro Forma For Each Type of Property. 

      (1) Net holdback will be distributed per Distribution Agreement when all properties in the Fund are sold. 

   

6.5 Milestones 

The accompanying table lists important program milestones, with dates and managers in 

charge, and budgets for each. The milestone schedule indicates our emphasis on planning for 

implementation.  

What the table doesn't show is the commitment behind it. Our business plan includes complete 

provisions for plan-vs.-actual analysis, and we will hold monthly follow-up meetings to discuss 

the variance and course corrections. 

The Business Plan and Private Placement Memorandum are tied together as the first step 

in forming and capitalizing the Fund.  The costs indicated are for research, preparation and 

review of the business plan, and for preparation, content, disclosure and securities review of 

the Private Placement Memorandum. 

The creation of a Logo, a web site and stationary are essential parts of the marketing and 

sales program for the Fund.  Establishing an image early on, with continuity maintained 

throughout, is important to the viability and continued success of the Fund.  Paul Woodall will 

create and host a web site for the Fund at no cost.  The amounts shown on the table below are 

"allowances" for the other items shown.  Actual costs may be more or less. 

Corporate Documents, State Filings and supporting start-up paperwork is to be provided by a 

corporate attorney.  Fees are estimates. 

Reg. D Offering.  In the event the Reg. D offering is printed, an allowance for that cost is 

shown on the table.  Delivering the Reg. D offering over the internet is the preferred delivery 

system and is virtually costless. 
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Company Signs/Advertising is an allowance for initial signs and other promotional items to 

be created for the first sites purchased by the Fund.  Allowances within the Fund itself are made 

for on-going signage and marketing programs once the initial material has been produced. 

Incorporating Charges are costs, fees and expenses associated with an attorney forming the 

Limited Liability Corporation in the State of Texas. 

Purchased Office Equipment and Leased Copy Machine are allowances for facilities 

dedicated to the Fund itself.  Management will maintain its own facilities for which the fund is 

not directly responsible.  All numbers are allowances and/or estimates.   

 Table: Milestones 

Milestones      

      

Milestone Start Date End Date Budget Manager Department 

Business Plan 7/28/2008 9/25/2008 $5,000  PVW Management 

Private Placement Memorandum 9/25/2008 10/25/2008 $6,000  PVW Management 

Logo Design 9/15/2008 10/15/2008 $200  PVW Management 

Website Design/Placement 10/15/2008 11/15/2008 $0  PVW Management 

Company Stationary Design/Print 12/15/2008 1/15/2009 $1,000  PVW Management 

Co. Docs (CD-Rom/Disk) Agent Distribution 9/25/2008 10/15/2008 $500  ATTY Consultant 

Reg D. Offering 11/15/2008 3/31/2009 $10,000  PVW Management 

Company Signs/Advertising 6/15/2009 6/15/2009 $1,300  AH Management 

Incorporating Charges 10/15/2008 10/15/2008 $930  ATTY Consultant 

Purchased Office Equipment/Computer, etc. 4/30/2009 5/31/2009 $3,000  AH Management 

Lease Copy Machines 4/30/2009 4/30/2010 $1,800  AH Management 

Totals   $29,730    
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7.0 Management Summary 
“The major fortunes in America have been made in land.”  - John D. Rockefeller 

The Fund, established as a Texas Limited Liability Corporation, is a stand alone, single 

purpose entity.  As such its management is provided under contract by the funds founders, Land 

Rangers, LLC ("LR").  With LR (an entity) as a managing member of the Fund critical continuity of 

continued existence is maintained throughout the business life of the Fund.   

The managers of LR (as a group) hold a vast amount of experienced in real estate, real estate 

development, and venture management.  They are equally qualified as builders, Realtors and 

business developers.  Mr. Haddad, Mr. Del Toro, and Mr. Woodall have over 100 years of combined 

experience in all phases of the business.   

Albert Haddad has 35 (plus) years experience in real estate brokerage, development and finance.  

He has worked as a development consultant with major developers and managed portfolios of 

properties in both Houston and San Antonio, Texas for absentee owners.  He also served as an 

asset manager for many real estate investment groups over the last three and half decades.  Mr. 

Haddad over the last 25 years has purchased and sold, individually and in partnership with others, 

numerous properties of all sizes in the Houston and San Antonio area. At present Mr. Haddad 

manages and is a participant in a land portfolio valued at over $25 million. Mr. Haddad is a Viet 

Nam veteran, serving in the U.S. Army achieving the rank of Captain, and is recognized as a 

knowledgeable leader in land acquisition, development and financing in San Antonio, the I-35 

Corridor to Austin, Central Texas, and beyond. 

Rob Burchfield brings decades of experience in real estate, real estate development, real estate 

finance and successful growth, in terms of value, in portfolios of real estate over time. Mr. 

Burchfield today heads the oldest continually operating firm in real estate in the State of Texas, 

and perhaps one of the oldest in the nation, the firm having started in Houston in 1906. It has 

been Mr. Burchfield’s practice to structure development and acquisition projects with partners.  All 

of over a quarter of a billion dollars in assets developed by Mr. Burchfield, are owned in concert 

with public and/or private partners. In structuring his transactions in that manner, Rob Burchfield 

has never had a project fail, and have found lenders, as well as investors, to be especially 

receptive to its programs even in today’s volatile economic climate.  Mr. Burchfield currently has 

over $100 million in projects under construction, and another $100 million in development. 

Paul Woodall has been in the real estate finance, development and construction business for over 

35 years and holds both the Certified Graduate Builder and the Graduate Master Builder 

designations from the National Association of Home Builder's University of Housing.  Mr. Woodall 

has developed commercial and residential properties in Florida, Louisiana and Texas, and as a 

financier, builder and developer has been responsible for over $200 million in transactions over his 

career.  Mr. Woodall has worked in both the real estate brokerage and the securities industries.  He 

has also worked for two major banks, First Union and Regions, in commercial and residential real 

estate finance.   
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The experience and background of the management team mesh together to form a powerful, 

cohesive, highly focused unit.  This is particularly important in providing the Fund the practical 

knowledge necessary to secure suitable properties, enhance the properties once acquired, and to 

sell the properties at the right point in time in the future.  

Knowledge in real estate separates the “Dabbler” from the Professional.  Experience in the 

marketplace is the key to selecting the right properties to buy.  Longstanding relationships with 

other real industry professionals are the key to finding the right purchaser for the properties when 

the time is right to sell.  And, professional credibility is essential when working with third party 

contractors and/or consultants when putting the necessary enhancement components in 

place.  This management team has all of those qualifications and much more.   

A summary of each management principal follow: 

Albert Haddad holds a real estate and loan brokerage license in the State of Texas, and has 

served as a registered representative and principal in securities.  In January, 2001, he moved to 

San Antonio, Texas from Houston, TX, where he started in 1971, serving as Broker and Consultant 

to Developers, as a Loan Officer for several new subdivisions, and as a Venture Capital Investment 

Advisor and a Board Member for the formation of a Mortgage Investment Bank, Spectrum Lending, 

LLC.  He continues to serve in similar Investment programs in the growth areas of Houston, San 

Antonio and Austin.  Mr. Haddad individually, and in partnerships, currently owns numerous 

investment properties in the San Antonio region. He received his education in El Paso, Texas, 

where he was awarded a Bachelors of Science degree from UTEP. Post-graduate work included 

Business Law, Finance, Marketing, as well as completing all the courses with the National Institute 

of Real Estate Brokers, CCIM studies. 

Rob Burchfield is the C.E.O. of W.G. Burchfield & Bro. (founded in 1904 as The Best Map Company by 

Rob’s Grand Uncle, W.G. Burchfield). The Best Map Company was responsible for drawing the original 

maps of Houston and the Houston ship channel at the turn of the twentieth century. Having the only 

maps of the Houston Ship Channel generated a lot of interest from buyers for assistance in locating 

property along the channel.  In 1906 W.G and his brother R.O Burchfield (Rob’s Grandfather) formed 

W.G. Burchfield and Bro., to handle the brokerage work associated with the interest the maps 

generated. They became, effectively, the first real estate brokerage firm in Houston and perhaps in 

Texas.  In 1965, upon graduation from Rice University, Rob joined his Father and Grandfather at W.G. 

Burchfield and Bro., where he continued the tradition of commercial brokerage, but also expanded the 

business into the world of development. The firm developed several shopping centers, business parks, 

office service centers, office buildings and apartment complexes from 1965 to the mid 1990’s. In 1994, 

the firm entered into the then new world of Housing Tax Credits. From 1996 to 2002 it entered into 

various partnerships and developed 5 projects totaling 640 units. Now, with a consolidated plan, W. G. 

Burchfield &Bro., has grown to five companies that have ratcheted-up their multifamily activity, with 

over ten projects in various stages of development or completion, and expanded to other ventures 

including hotels, assisted living, congregate care and high end single family building and development as 

well.   

Paul Woodall has 35 years experience in real estate finance, real estate syndication, real estate 

development and construction. Mr. Woodall has successfully administered, worked in, and/or 



San Antonio Land Fund One 

 

Page 38 

 

produced every component of real estate development from design to delivery. He started with 

Phillips Development, in 1971, and quickly moved from project manager to project financier as the 

company grew from 40 houses to 400 homes per year.  At Combined Equities, Inc., he developed, 

built, acquired and syndicated over 30 hotel properties.  He gained experience in real estate 

finance working with two super regional banks, Bank One & Regions Bank, in both commercial and 

residential lending.  Mr. Woodall has had the opportunity and privilege to help build two companies 

from start-up to multi-million dollar entities.  Mr. Woodall is a National Association of Home 
Builders’ University of Housing Certified Graduate Builder and Graduate Master Builder (a 

designation held by only about 700 individuals nationwide).  

7.1 Personnel Plan 

The Fund will not have employees but rather independent contractors managing the Fund by 

contract.  Therefore, the firm will not be issuing payroll to employees.  

The Managers of the Fund will receive a fee equal to 2%, per year, of the assets under 

management computed at acquisition cost.   

Upon the sale of an asset, Investors will first receive a cumulative return on investment (on that 

asset) computed at 8% per year.   

Then, the Managers will receive a distribution of 20% of the remaining balance, as deferred profit 

for managing the Fund, concurrent with a distribution to the investors of 70%, and the retention of 

10% for contingencies.  (At the time all of the assets of the Fund are sold, the net reserve will be 

distributed to the parties: 20% to the Management Group as a whole; and, 80% to the Investor 

Group as a whole.  We believe this plan is a fair compromise between fairness and expedience, and 

meets the commitment of our mission statement. 

 

A Multi Use Plan Example 
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8.0 Financial Plan 
“Ninety percent of all millionaires become so through owning real estate.” - Andrew Carnegie 

The San Antonio Land Fund One, L.L.C., (the "Fund"), a Texas Limited Liability Company, is 

offering a minimum of 4,375,000 and a maximum of 8,750,000 membership units for $2.00 per 

unit. The Company has arbitrarily determined the offering price per unit.  The minimum offering is 

$8,750,000 and the maximum offering is $17,500,000. 

Selling commissions to be paid to qualified brokers is ten (10%) percent.  Net proceeds to the 

Fund after deducting sales commissions, are $7,875,000 minimum, and $15,750,000 maximum. 

The Fund will utilize 77.5% of net proceeds of the offering to acquire property.  It will hold 22.5% 

of the net proceeds in reserve for marketing cost, operating expenses and management fees.  This 

ratio is expected to provide a five year window in which properties can be purchased, enhanced 

and sold.  As properties are sold, an additional 10% of the net proceeds of the sale are to be held 

in reserve as additional cushion, in case some properties must be held longer than five 

years.  Once all properties of the Fund are sold, the reserves remaining after paying all legal debts 

and obligations of the Fund will be distributed based on ownership percentages.   

The following table shows the forecasted source and use of proceeds from the Minimum and the 

Maximum offering. 

Component Minimum Offering %   Maximum Offering % 

Investors Contribution $8,750,000 100.00%  $17,500,000 100.00% 

Sales Commissions $875,000 10.00%  $1,750,000 10.00% 

Net Proceeds $7,875,000 90.00%  $15,750,000 90.00% 

 

 

8.1 Important Assumptions 

The financial plan depends on important assumptions and on critical conditions which may vary 

substantially from the forecasted statements included in this plan.    

From the beginning, we recognize that an increase in value based on enhancement of acquired 

assets is critical, but not a factor we can influence easily. At least we are planning on facing the 

issues to provide the best opportunity for project appreciation, dealing with those issues as 

aggressively as is possible.    
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Interest rates, tax rates, and sales burden are based on conservative assumptions.  

Our broad based assumptions are: 

• A troubled national economy over the next two years, with mild recession possible. 

• A volatile stock market with high and low swings causing instability in the equities market 

over the near term. 

• A quieting of national economic jitters beginning after the Presidential election in November, 

2008, and extending into the foreseeable future. 

• A strong local economy, without major recession. 

• That there are no unforeseen changes in the local economy that would change our 

estimations. 

• Land may be purchased at discounted or below market value for the near future. 

• Demand for housing, office, industrial, commercial and retail property will grow as supplies 

constrict due to lack of new development. 

• The value of real property is "intrinsic," and, when left alone, will still result in increases 

over time. 

• The value of real property will never go to zero. 

8.2 Long-term Plan 

As we have said, the value of land can be enhanced by creating a higher and better use for it, or by 

the simple passage of time.  We assume a three to five year holding period on the properties we 

purchase as reasonable.  Longer periods of time might produce a higher price when sold, but the 

time-value of money may not be enhanced by waiting.   

In the pro forma analysis done on each of the different property types, the optimum holding 

period appears to be between 30 and 40 months; three years on average.  So, our pro 

forma assumes the sale of most properties in year 3, and some in year 4.  (See "Pro Forma")  The 

fall off in rates of return on investment beyond year 3 is not insignificant.  Therefore, while longer 

holding periods may be necessary, our objective is to hold the properties two to four years before 

selling.   

The long term plan is to return the original investment of the investors, pay a cumulative return of 

8% per annum, and then (via pro-rata splits of the profits on sale) provide above market rates of 

return overall.  While as a forecast of events yet to occur there can be no assurance that the 

objectives can be met, historic performance of other funds of which we are aware have performed 

as outlined above.   
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Table: Sales Pro Forma 

 

Pro Forma 
San Antonio Reserve Fund No 1  

 

Date Price
(1)

 

 

Hold Period 

 

Cash 

 

Price 

For the Years 1 through 5 Acres Purchase Sell Purchase $ Sell $ Gain
(2)

 Months Annual % Multiple   Per Acre In Per Acre Out 

Portfolio Sales to Date 

            
Type A1: Acreage - Upside Single Family 300.00 Year 1 Year 3 2310500 3790958 1,480,458 36 21.36% 1.64 

 

7,702 12,637 

Type A2: Acreage - Upside - Multi-Use 100.00 Year 1 Year 3 2000000 3896230 1,896,230 36 31.60% 1.95 20,000 38,962 

Type A3: Acreage - Upside - Commercial 50.00 Year 1 Year 3 1572125 3454379.5 1,882,255 36 39.91% 2.20 

 

31,443 69,088 

Type B1: Urban Tract- Re-plat 10.00 Year 1 Year 3 1848600 4185732 2,337,132 36 42.14% 2.26 

 

184,860 418,573 

Type B2: Urban Tract - Upgrade 3.00 Year 1 Year 3 795155 1671922.5 876,768 36 36.75% 2.10 265,052 557,308 

Type C1: Developed Property 50.00 Year 1 Year 3 3134030 4143326 1,009,296 36 10.73% 1.32 

 

62,681 82,867 

Type B1: Urban Tract- Re-plat 10.00 Year 1 Year 4 1916100 4373259.25 2,457,159 48 32.06% 2.28 

 

191,610 437,326 

Type B2: Urban Tract - Upgrade 3.00 Year 1 Year 4 822155 1768145.5 945,991 48 28.77% 2.15 274,052 589,382 

Average 65.75     1,799,833 3,410,494 1,610,661 39 30.42% 1.99   27,374 51,871 

Sum 526.00     14,398,665 27,283,953 12,885,288             

             
Notes: 

            
(1) Purchase price includes cumulative allowance for cost to the assumed sales date.  Sales price  

      includes refund of that carrying costs.  See individual property types for detailed information. 

      
(2) Gain is net of distributions to management and reserves. 

          

The Pro Forma Forecast shown above is for demonstration purposes only.  The forecast is of events yet to occur and therefore is speculative in nature.  Actual events will vary, perhaps greatly, 

from the events shown above.  Management makes no representations, nor does it warrant future events.   While the forecasts are based on historic transactions, forecasted outcomes may differ  

considerably from those shown above. 
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Table: Detailed Forecast: Yrs 1 to 5 

Detailed Forecast 
         For the Years 1 through 5       

   

If Properties Are Sold in One of the Following Years 

 

Base 

 

Year 1 Year 2 Year 3 Year 4 Year 5 

Total Fund $17,500,000 

      

        Original Price of Land $11,475,000 

      Acquisition Costs $375,625 

      Sub Total $11,850,625 

 

$11,850,625 $13,209,125 $14,501,678 $15,773,440 $17,177,019 

Market Appreciation Over Time 22% 

 

$1,358,500 $1,292,553 $1,271,763 $1,403,579 $1,531,012 

Raw Land Value 

  

$13,209,125 $14,501,678 $15,773,440 $17,177,019 $18,708,031 

Enhanced Value Due To  Platting 

  

3,743,750 3,743,750 3,743,750 3,743,750 3,743,750 

  Enhanced Value Due To Drainage 

  

0 1,532,250 1,532,250 1,532,250 1,532,250 

  Enhanced Value Due To Access 

  

828,250 828,250 828,250 828,250 828,250 

  Enhanced Value Due To Detention 

  

0 714,250 714,250 714,250 714,250 

  Enhanced Value: Zoning/Gov'mt* 

  

0 0 4,315,250 4,315,250 4,315,250 

  Enhanced Value Due To Engineering 

  

0 0 4,315,250 4,315,250 4,315,250 

  Enhanced Value  Due To Utilities     0 0 0 1,229,750 1,229,750 

Total Forecasted Value 

  

17,781,125 21,320,178 31,222,440 33,855,769 35,386,781 

Less Commissions on Sales at 6% 

  

$1,066,868 $1,279,211 $1,873,346 $2,031,346 $2,123,207 

Net From Sales 

  

$16,714,258 $20,040,967 $29,349,094 $31,824,423 $33,263,574 

Less Cumulative Costs:               

Enhancement Costs: 

  

$384,305 $825,490 $904,415 $904,415 $904,415 

Management Fee 

  

$229,500 $459,000 $688,500 $918,000 $1,147,500 

Tax & Insurance     $286,875 $573,750 $860,625 $1,147,500 $1,434,375 

Total 

  

         900,680       1,858,240       2,453,540       2,969,915       3,486,290  
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Page 2 - Detailed Forecast 
Available For Distribution 

  

   15,813,577     18,182,727     26,895,554     28,854,508     29,777,284  

Net Return of Capital 

  

   11,850,625     11,850,625     11,850,625     11,850,625     11,850,625  

Net For Distribution 

  

     3,962,952       6,332,102     15,044,929     17,003,883     17,926,659  

8% Cumulative Return To Investors: 

  

         948,050       1,896,100       2,844,150       3,792,200       4,740,250  

Sub-Total Available for Distribution: 

  

     3,014,902       4,436,002     12,200,779     13,211,683     13,186,409  

Distribute 20% to Managing Member : 

  

         602,980           887,200       2,440,156       2,642,337       2,637,282  

Hold 10% as Reserves * 

  

         301,490           443,600       1,220,078       1,321,168       1,318,641  

Distribute 70% To Investors 

  

     2,110,432       3,105,201       8,540,545       9,248,178       9,230,486  

 

              

Investor's Summary:               

Return of Land Purchase Price 

  

   11,850,625     11,850,625     11,850,625     11,850,625     11,850,625  

Return of All Cost 

  

         900,680       1,858,240       2,453,540       2,969,915       3,486,290  

Priority Return at 8% 

  

         948,050       1,896,100       2,844,150       3,792,200       4,740,250  

Profit Share (less Holdback) (1) 

  

     2,110,432       3,105,201       8,540,545       9,248,178       9,230,486  

Total Returns 

  

15,809,787 18,710,166 25,688,860 27,860,918 29,307,651 

Forecasted Returns on Portfolio 

  

33.41% 28.94% 38.92% 33.78% 29.46% 

       

  

Optimum Time to Sell               

        For More Details See Pro Forma For Each Type of Property. 

      (1) Net holdback will be distributed per Distribution Agreement when all properties in the Fund are sold. 
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  Table: Forecast Type A1 Property 

Type A1: Acreage - Upside Single Family 

  

  Forecast For the Years 1 through 5 

       

   

  

        
Property Data: Acres Square Ft   Base Year 1 Year 2 Year 3 Year 4 Year 5 

 

300 13,068,000   

        
  

Purchase Price: $1,800,000 67.21%   Original Price of Land $1,800,000 

      
Per Acre: $6,000   Acquisition Costs $62,000 

Per Square Foot: $0.14 

 

  Sub Total $1,862,000 

 

$1,862,000 $1,970,000 $2,081,720 $2,199,920 $2,324,823 

  Market Appreciation Over Time 6% $108,000 $111,720 $118,200 $124,903 $131,995 

Enhancements Cost Reserves:       Raw Land Value 

  

$1,970,000 $2,081,720 $2,199,920 $2,324,823 $2,456,818 

  Platting $42,500 1.59%   Enhanced Value Due To  Platting 20.00% 360,000 360,000 360,000 360,000 360,000 

  Drainage $21,000 0.78%     Enhanced Value Due To Drainage 12.00% 

 

0 216,000 216,000 216,000 216,000 

  Access $28,000 1.05%     Enhanced Value Due To Access 14.00% 252,000 252,000 252,000 252,000 252,000 

  Detention $29,000 1.08%     Enhanced Value Due To Detention 11.00% 

 

0 198,000 198,000 198,000 198,000 

  Zoning/Gov'mt* $28,000 1.05%     Enhanced Value: Zoning/Gov'mt* 28.00% 0 0 504,000 504,000 504,000 

  Engineering $45,000 1.68%     Enhanced Value Due To Engineering 28.00% 

 

0 0 504,000 504,000 504,000 

  Utilities to Site $12,000 0.45%     Enhanced Value  Due To Utilities 17.00%   0 0 0 306,000 306,000 

$205,500   130.00% 2,582,000 3,107,720 4,233,920 4,664,823 4,796,818 

Carrying Costs Reserves (5 Years)       Per Acre 

 

$8,607 $10,359 $14,113 $15,549 $15,989 

Management Fees: $180,000 6.72%   

 

Per Sq. Ft.   $0.20 $0.24 $0.32 $0.36 $0.37 

Tax & Insurance: $225,000 8.40%   Less Cumulative Costs: 

       

   

  Enhancement Costs: 

  

$90,104 $178,627 $205,500 $205,500 $205,500 

Acquisition Costs       Management Fee 36,000 72,000 108,000 144,000 180,000 

  Closing Costs: $26,000 0.97%   Tax & Insurance 

  

45,000 90,000 135,000 180,000 225,000 

  Acquisition Fee: $36,000 1.34%   Total Cost $171,104 $340,627 $448,500 $529,500 $610,500 
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Total $2,678,000 100.00%   Available For Distribution 

  

2,410,896 2,767,093 3,785,420 4,135,323 4,186,318 

Page 2 - Type A-1 Property Forecast 

   

Net Return of Capital 

  

1,862,000 1,862,000 1,862,000 1,862,000 1,862,000 

(*) 10% Held for Contingencies, 

   

Net For Distribution 

  

548,896 905,093 1,923,420 2,273,323 2,324,318 

distributed at the wind up of  

   

8% Cumulative Return To Investors: 

  

148,960 297,920 446,880 595,840 744,800 

business for Reserve Fund. Sub-Total 399,936 607,173 1,476,540 1,677,483 1,579,518 

    

Distribute 20% Profit Catch Up : 

  

79,987 121,435 295,308 335,497 315,904 

    

Hold 10% as Reserves * 

  

39,994 60,717 147,654 167,748 157,952 

Distribute 70% To Investors 279,955 425,021 1,033,578 1,174,238 1,105,663 

            

    

Investor's Summary: 

       

    

Return of Capital 

  

1,862,000 1,862,000 1,862,000 1,862,000 1,862,000 

    

Return of Cost 

  

$171,104 $340,627 $448,500 $529,500 $610,500 

Priority Return 148,960 297,920 446,880 595,840 744,800 

    

Profit Share (less Holdback) 

  

279,955 425,021 1,033,578 1,174,238 1,105,663 

    

Total Returns 

  

2,462,019 2,925,568 3,790,958 4,161,578 4,322,963 

    

Cash on Cash Forecasted ROI 

  

32.22% 28.56% 34.53% 30.88% 26.43% 

            
Optimum Time to Sell 
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Table: Forecast: Type A2 Property 

Type A2: Acreage - Upside Multi Use 
  

  Forecast For the Years 1 through 5 

      

   

  

       
Property Data: Acres Square Ft   Base Year 1 Year 2 Year 3 Year 4 Year 5 

 

100 4,356,000   

       
  

Purchase Price: $1,600,000 70.41%   Original Price of Land $1,600,000 

     
Per Acre: $16,000 

 

  Acquisition Costs $55,500 

     
Per Square Foot: $0.37 

 

  Sub Total $1,655,500 $1,655,500 $1,783,500 $1,915,940 $2,058,620 $2,211,895 

  Market Appreciation Over Time 8% $128,000 $132,440 $142,680 $153,275 $164,690 

Enhancements Cost Reserves:       Raw Land Value 

 

$1,783,500 $1,915,940 $2,058,620 $2,211,895 $2,376,585 

  Platting $27,500 1.21%   Enhanced Value Due To  Platting 25.00% 400,000 400,000 400,000 400,000 400,000 

  Drainage $7,000 0.31%     Enhanced Value Due To Drainage 20.00% 0 320,000 320,000 320,000 320,000 

  Access $26,000 1.14%     Enhanced Value Due To Access 15.00% 240,000 240,000 240,000 240,000 240,000 

  Detention $23,000 1.01%     Enhanced Value Due To Detention 15.00% 0 240,000 240,000 240,000 240,000 

  Zoning/Gov'mt* $26,000 1.14%     Enhanced Value: Zoning/Gov'mt* 40.00% 0 0 640,000 640,000 640,000 

  Engineering $15,000 0.66%     Enhanced Value Due To Engineering 40.00% 0 0 640,000 640,000 640,000 

  Utilities to Site $4,000 0.18%     Enhanced Value  Due To Utilities 25.00% 0 0 0 400,000 400,000 

 

$128,500 

 

  Forecasted Sales Price 180.00% 2,423,500 3,115,940 4,538,620 5,091,895 5,256,585 

Carrying Costs Reserves (5 Years)       Per Acre $24,235 $31,159 $45,386 $50,919 $52,566 

Management Fees: $160,000 7.04%   

 

Per Sq. Ft. $0.56 $0.72 $1.04 $1.17 $1.21 

Tax & Insurance: $200,000 8.80%   Less Cumulative Costs: 

   

  Enhancement Costs: 

 

$53,542 $110,653 $128,500 $128,500 $128,500 

Acquisition Costs       Management Fee 32,000 64,000 96,000 128,000 160,000 

  Closing Costs: $23,500 1.03%   Tax & Insurance 

 

40,000 80,000 120,000 160,000 200,000 

  Acquisition Fee: $32,000 1.41%   Total $125,542 $254,653 $344,500 $416,500 $488,500 

   

  

       
Total $2,272,500 100.00%   Available For Distribution 2,297,958 2,861,287 4,194,120 4,675,395 4,768,085 
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Net Return of Capital 

 

1,655,500 1,655,500 1,655,500 1,655,500 1,655,500 

Page 2 - Type A-2 Property Forecast Net For Distribution 642,458 1,205,787 2,538,620 3,019,895 3,112,585 

(*) 10% Held for Contingencies, 

   

8% Cumulative Return To Investors: 

 

132,440 264,880 397,320 529,760 662,200 

distributed at the wind up of Sub-Total 510,018 940,907 2,141,300 2,490,135 2,450,385 

Business for Reserve Fund. 

   

Distribute 20% Profit Catch Up : 

 

102,004 188,181 428,260 498,027 490,077 

    

Hold 10% as Reserves * 

 

51,002 94,091 214,130 249,014 245,038 

Distribute 70% To Investors 357,013 658,635 1,498,910 1,743,095 1,715,269 

           

    

Investor's Summary: 

      

    

Return of Capital 

 

1,655,500 1,655,500 1,655,500 1,655,500 1,655,500 

    

Return of Cost 

 

$125,542 $254,653 $344,500 $416,500 $488,500 

Priority Return 132,440 264,880 397,320 529,760 662,200 

    

Profit Share (less Holdback) 

 

357,013 658,635 1,498,910 1,743,095 1,715,269 

    

Total Returns 

 

2,270,495 2,833,668 3,896,230 4,344,855 4,521,469 

Cash on Cash Forecasted ROI 37.15% 35.58% 45.12% 40.61% 34.62% 

           

    

Optimum Time to Sell 
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Table: Forecast: Type A3 Property 

Type A3: Acreage - Upside Commercial 

  

  Forecast For the Years 1 through 5 

      

   

  

       Property Data: Acres Square Ft   Base Year 1 Year 2 Year 3 Year 4 Year 5 

 

50 2,178,000   

       
  

Purchase Price: $1,250,000 69.68%   Original Price of Land $1,250,000 

     
Per Acre: $25,000 

 

  Acquisition Costs $44,125 

     
Per Square Foot: $0.57 

 

  Sub Total $1,294,125 $1,294,125 $1,419,125 $1,548,538 $1,690,450 $1,845,304 

  Market Appreciation Over Time 10% $125,000 $129,413 $141,913 $154,854 $169,045 

Enhancements Cost Reserves:       Raw Land Value 

 

$1,419,125 $1,548,538 $1,690,450 $1,845,304 $2,014,349 

  Platting $23,750 1.32%   Enhanced Value Due To  Platting 35.00% 437,500 437,500 437,500 437,500 437,500 

  Drainage $3,500 0.20%     Enhanced Value Due To Drainage 20.00% 0 250,000 250,000 250,000 250,000 

  Access $25,500 1.42%     Enhanced Value Due To Access 20.00% 250,000 250,000 250,000 250,000 250,000 

  Detention $21,500 1.20%     Enhanced Value Due To Detention 20.00% 0 250,000 250,000 250,000 250,000 

  Zoning/Gov'mt* $25,500 1.42%     Enhanced Value: Zoning/Gov'mt* 50.00% 0 0 625,000 625,000 625,000 

  Engineering $7,500 0.42%     Enhanced Value Due To Engineering 50.00% 0 0 625,000 625,000 625,000 

  Utilities to Site $2,000 0.11%     Enhanced Value  Due To Utilities 35.00% 0 0 0 437,500 437,500 

 

$109,250 

 

  

 

230.00% 2,106,625 2,736,038 4,127,950 4,720,304 4,889,349 

Carrying Costs Reserves (5 Years)       Per Acre $42,133 $54,721 $82,559 $94,406 $97,787 

Management Fees: $125,000 6.97%   

 

Per Sq. Ft. $0.97 $1.26 $1.90 $2.17 $2.24 

Tax & Insurance: $156,250 8.71%   Less Cumulative Costs: 

   

  Enhancement Costs: 

 

$45,125 $92,625 $109,250 $109,250 $109,250 

Acquisition Costs       Management Fee 25,000 50,000 75,000 100,000 125,000 

  Closing Costs: $19,125 1.07%   Tax & Insurance 

 

31,250 62,500 93,750 125,000 156,250 

  Acquisition Fee: $25,000 1.39%   Total $101,375 $205,125 $278,000 $334,250 $390,500 

   

  

       
Total $1,793,875 100.00%   Available For Distribution 2,005,250 2,530,913 3,849,950 4,386,054 4,498,849 
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Page 2 - Type A3 Property Forecast  
   

Net Return of Capital 

 

1,294,125 1,294,125 1,294,125 1,294,125 1,294,125 

(*) 10% Held for Contingencies, Net For Distribution 711,125 1,236,788 2,555,825 3,091,929 3,204,724 

distributed at the wind up of  

   

8% Cumulative Return To Investors: 

 

103,530 207,060 310,590 414,120 517,650 

business for Reserve Fund. Sub-Total 607,595 1,029,728 2,245,235 2,677,809 2,687,074 

    

Distribute 20% Profit Catch Up : 

 

121,519 205,946 449,047 535,562 537,415 

    

Hold 10% as Reserves * 

 

60,760 102,973 224,524 267,781 268,707 

Distribute 70% To Investors 425,317 720,809 1,571,665 1,874,466 1,880,952 

           

    

Investor's Summary: 

      

    

Return of Capital 

 

1,294,125 1,294,125 1,294,125 1,294,125 1,294,125 

    

Return of Cost 

 

$101,375 $205,125 $278,000 $334,250 $390,500 

Priority Return 103,530 207,060 310,590 414,120 517,650 

    

Profit Share (less Holdback) 

 

425,317 720,809 1,571,665 1,874,466 1,880,952 

    

Total Returns 

 

1,924,347 2,427,119 3,454,380 3,916,961 4,083,227 

Cash on Cash Forecasted ROI 48.70% 43.77% 55.64% 50.67% 43.10% 

           
    

Optimum Time to Sell 

       

 
 



Appendix 

 

Page 10 

 

 
Table: Forecast: Type B1 Property 

Type B1: Urban Re-plat w/ Out Parcels 
  

  Forecast For the Years 1 through 5 

      

   

  

       
Property Data: Acres Square Ft   Base Year 1 Year 2 Year 3 Year 4 Year 5 

 

10 435,600   

       
  

Purchase Price: $1,500,000 72.20%   Original Price of Land $1,500,000 

     
Per Acre: $150,000   Acquisition Costs $52,250 

Per Square Foot: $3.44 

 

  Sub Total $1,552,250 $1,552,250 $1,702,250 $1,857,475 $2,027,700 $2,213,448 

  Market Appreciation Over Time 10% $150,000 $155,225 $170,225 $185,748 $202,770 

Enhancements Cost Reserves:       Raw Land Value 

 

$1,702,250 $1,857,475 $2,027,700 $2,213,448 $2,416,218 

  Platting $20,750 1.00%   Enhanced Value Due To  Platting 60.00% 900,000 900,000 900,000 900,000 900,000 

  Drainage $700 0.03%     Enhanced Value Due To Drainage 20.00% 0 300,000 300,000 300,000 300,000 

  Access $25,100 1.21%     Enhanced Value Due To Access 0.00% 0 0 0 0 0 

  Detention $20,300 0.98%     Enhanced Value Due To Detention 0.00% 0 0 0 0 0 

  Zoning/Gov'mt* $25,100 1.21%     Enhanced Value: Zoning/Gov'mt* 60.00% 0 0 900,000 900,000 900,000 

  Engineering $1,500 0.07%     Enhanced Value Due To Engineering 60.00% 0 0 900,000 900,000 900,000 

  Utilities to Site $400 0.02%     Enhanced Value  Due To Utilities 0.00% 0 0 0 0 0 

 

$93,850 

 

  

 

200.00% 2,602,250 3,057,475 5,027,700 5,213,448 5,416,218 

Carrying Costs Reserves (5 Years)       Per Acre $260,225 $305,748 $502,770 $521,345 $541,622 

Management Fees: $150,000 7.22%   

 

Per Sq. Ft. $5.97 $7.02 $11.54 $11.97 $12.43 

Tax & Insurance: $187,500 9.03%   Less Cumulative Costs: 

   

  Enhancement Costs: 

 

$37,540 $93,850 $93,850 $93,850 $93,850 

Acquisition Costs       Management Fee 30,000 60,000 90,000 120,000 150,000 

  Closing Costs: $22,250 1.07%   Tax & Insurance 

 

37,500 75,000 112,500 150,000 187,500 

  Acquisition Fee: $30,000 1.44%   Total $105,040 $228,850 $296,350 $363,850 $431,350 

   

  

       
Total $2,077,450 100.00%   Available For Distribution 2,497,210 2,828,625 4,731,350 4,849,598 4,984,868 
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Page 2 - Type B1 Property Forecast 

   

Net Return of Capital 

 

1,552,250 1,552,250 1,552,250 1,552,250 1,552,250 

(*) 10% Held for Contingencies, Net For Distribution 944,960 1,276,375 3,179,100 3,297,348 3,432,618 

distributed at the wind up of  

   

8% Cumulative Return To Investors: 

 

124,180 248,360 372,540 496,720 620,900 

business for Reserve Fund. Sub-Total 820,780 1,028,015 2,806,560 2,800,628 2,811,718 

    

Distribute 20% Profit Catch Up : 

 

164,156 205,603 561,312 560,126 562,344 

    

Hold 10% as Reserves * 

 

82,078 102,802 280,656 280,063 281,172 

Distribute 70% To Investors 574,546 719,611 1,964,592 1,960,439 1,968,202 

           

    

Investor's Summary: 

      

    

Return of Capital 

 

1,552,250 1,552,250 1,552,250 1,552,250 1,552,250 

    

Return of Cost 

 

$105,040 $228,850 $296,350 $363,850 $431,350 

Priority Return 124,180 248,360 372,540 496,720 620,900 

    

Profit Share (less Holdback) 

 

574,546 719,611 1,964,592 1,960,439 1,968,202 

    

Total Returns 

 

2,356,016 2,749,071 4,185,732 4,373,259 4,572,702 

Cash on Cash Forecasted ROI 51.78% 38.55% 56.55% 45.43% 38.92% 

           

    

Optimum Time to Sell 
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Table: Forecast: Type B2 Property 
Type B2: Urban Tract Upgrade   Forecast For the Years 1 through 5 

  

Property Data: Acres Square Ft   

 

Base Year 1 Year 2 Year 3 Year 4 Year 5 

3 130,680   

   

  

       
Purchase Price: $600,000 63.81%   Original Price of Land $600,000 

Per Acre: $200,000 

 

  Acquisition Costs $23,000 

     
Per Square Foot: $4.59   Sub Total $623,000 $623,000 $683,000 $745,300 $813,600 $888,130 

   

  Market Appreciation Over Time 10% $60,000 $62,300 $68,300 $74,530 $81,360 

Enhancements Cost Reserves:       Raw Land Value $683,000 $745,300 $813,600 $888,130 $969,490 

  Platting $20,225 2.15%   Enhanced Value Due To  Platting 60.00% 360,000 360,000 360,000 360,000 360,000 

  Drainage $210 0.02%     Enhanced Value Due To Drainage 10.00% 0 60,000 60,000 60,000 60,000 

  Access $25,030 2.66%     Enhanced Value Due To Access 5.00% 30,000 30,000 30,000 30,000 30,000 

  Detention $20,090 2.14%     Enhanced Value Due To Detention 0.00% 0 0 0 0 0 

  Zoning/Gov'mt* $25,030 2.66%     Enhanced Value: Zoning/Gov'mt* 60.00% 0 0 360,000 360,000 360,000 

  Engineering $450 0.05%     Enhanced Value Due To Engineering 60.00% 0 0 360,000 360,000 360,000 

  Utilities to Site $120 0.01%     Enhanced Value  Due To Utilities 5.00% 0 0 0 30,000 30,000 

 

$91,155 

 

  

 

200.00% 1,073,000 1,195,300 1,983,600 2,088,130 2,169,490 

Carrying Costs Reserves (5 Years)       Per Acre $357,667 $398,433 $661,200 $696,043 $723,163 

Management Fees: $60,000 6.38%   

 

Per Sq. Ft. $8.21 $9.15 $15.18 $15.98 $16.60 

Tax & Insurance: $75,000 7.98%   Less Cumulative Costs: 

      
  Enhancement Costs: $34,183 $88,876 $91,155 $91,155 $91,155 

Acquisition Costs       Management Fee 

 

12,000 24,000 36,000 48,000 60,000 

  Closing Costs: $11,000 1.17%   Tax & Insurance 15,000 30,000 45,000 60,000 75,000 

  Acquisition Fee: $12,000 1.28%   Total 

 

$61,183 $142,876 $172,155 $199,155 $226,155 

   

  

       
Total $940,310 100.00%   Available For Distribution 

 

1,011,817 1,052,424 1,811,445 1,888,975 1,943,335 
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Page 2 - Type B2 Property Forecast 

   

Net Return of Capital 

 

623,000 623,000 623,000 623,000 623,000 

(*) 10% Held for Contingencies, Net For Distribution 388,817 429,424 1,188,445 1,265,975 1,320,335 

distributed at the wind up of  

   

8% Cumulative Return To Investors: 

 

49,840 99,680 149,520 199,360 249,200 

business for Reserve Fund. Sub-Total 338,977 329,744 1,038,925 1,066,615 1,071,135 

    

Distribute 20% Profit Catch Up : 

 

67,795 65,949 207,785 213,323 214,227 

    

Hold 10% as Reserves * 

 

33,898 32,974 103,893 106,662 107,114 

Distribute 70% To Investors 237,284 230,821 727,248 746,631 749,795 

           

    

Investor's Summary: 

      

    

Return of Capital 

 

623,000 623,000 623,000 623,000 623,000 

    

Return of Cost 

 

$61,183 $142,876 $172,155 $199,155 $226,155 

Priority Return 49,840 99,680 149,520 199,360 249,200 

    

Profit Share (less Holdback) 

 

237,284 230,821 727,248 746,631 749,795 

    

Total Returns 

 

971,307 1,096,377 1,671,923 1,768,146 1,848,150 

Cash on Cash Forecasted ROI 55.91% 37.99% 56.12% 45.95% 39.33% 

           

    

Optimum Time to Sell 
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Table: Forecast: Type C1 Property 

Type C1: Developed Property:  
  

  Forecast For the Years 1 through 5 

      
3 Finished Lots/Acre 

  

  

       
Property Data: Acres Square Ft   Base Year 1 Year 2 Year 3 Year 4 Year 5

 

50 130,680   

       
  

Purchase Price: $2,625,000 75.84%   Original Price of Land $2,625,000 

     
Per Acre: $52,500 

 

  Acquisition Costs $63,500 

     
Per Square Foot: $1.21 

 

  Sub Total $2,688,500 $2,688,500 $3,266,000 $3,749,930 $4,141,850 $4,591,842

  Market Appreciation Over Time 22% $577,500 $483,930 $391,920 $449,992 $497,022

Enhancements Cost Reserves:       Raw Land Value 

 

$3,266,000 $3,749,930 $4,141,850 $4,591,842 $5,088,864

  Platting $20,225 0.58%   Enhanced Value Due To  Platting 1.00% 26,250 26,250 26,250 26,250 26,250

  Drainage $210 0.01%     Enhanced Value Due To Drainage 1.00% 0 26,250 26,250 26,250 26,250

  Access $25,030 0.72%     Enhanced Value Due To Access 1.00% 26,250 26,250 26,250 26,250 26,250

  Detention $20,090 0.58%     Enhanced Value Due To Detention 1.00% 0 26,250 26,250 26,250 26,250

  Zoning/Gov'mt* $25,030 0.72%     Enhanced Value: Zoning/Gov'mt* 1.00% 0 0 26,250 26,250 26,250

  Engineering $450 0.01%     Enhanced Value Due To Engineering 1.00% 0 0 26,250 26,250 26,250

  Utilities to Site $120 0.00%     Enhanced Value  Due To Utilities 1.00% 0 0 0 26,250 26,250

 

$91,155 

 

  

 

7.00% 3,318,500 3,854,930 4,299,350 4,775,592 5,272,614

Carrying Costs Reserves (5 Years)       Per Acre $66,370 $77,099 $85,987 $95,512 $105,452

Management Fees: $262,500 7.58%   

 

Per Sq. Ft. 25.39 29.50 32.90 36.54 40.35

Tax & Insurance: $328,125 9.48%   Less Cumulative Costs:  3 Lots/Acre $/Lot 22,123 25,700 28,662 31,837 35,151

   

  Enhancement Costs: 

 

$52,089 $78,133 $91,155 $91,155 $91,155

Acquisition Costs       Management Fee 52,500 105,000 157,500 210,000 262,500

  Closing Costs: $11,000 0.32%   Tax & Insurance 

 

65,625 131,250 196,875 262,500 328,125

  Acquisition Fee: $52,500 1.52%   Total $170,214 $314,383 $445,530 $563,655 $681,780

   

  

       
Total $3,461,435 100.00%   Available For Distribution 3,148,286 3,540,547 3,853,820 4,211,937 4,590,834
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Page 2 - Type C1 Property Forecast 

   

Net Return of Capital 

 

2,688,500 2,688,500 2,688,500 2,688,500 2,688,500

(*) 10% Held for Contingencies, Net For Distribution 459,786 852,047 1,165,320 1,523,437 1,902,334

to be distributed at the wind up 

   

8% Cumulative Return To Investors: 

 

215,080 430,160 645,240 860,320 1,075,400

of business for Reserve Fund. Sub-Total 244,706 421,887 520,080 663,117 826,934

    

Distribute 20% Profit Catch Up : 

 

48,941 84,377 104,016 132,623 165,387

    

Hold 10% as Reserves * 

 

24,471 42,189 52,008 66,312 82,693

Distribute 70% To Investors 171,295 295,321 364,056 464,182 578,854

           

    

Investor's Summary: 

      

    

Return of Capital 

 

2,688,500 2,688,500 2,688,500 2,688,500 2,688,500

    

Return of Cost 

 

$170,214 $314,383 $445,530 $563,655 $681,780

Priority Return 215,080 430,160 645,240 860,320 1,075,400

    

Profit Share (less Holdback) 

 

171,295 295,321 364,056 464,182 578,854

    

Total Returns 

 

3,245,088 3,728,364 4,143,326 4,576,657 5,024,534

Cash on Cash Forecasted ROI 20.70% 19.34% 18.04% 17.56% 17.38%

           

    

Optimum Time to Sell 

       


