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Study Introduction Plymouth Park
1735 N Story Rd,

Irving, TX 75061
Website: Pending

Introduction

A mixeduse development is a real estate project wi
planned integration of some combination of retail, offic Contact
residential, hotel, recreation or other functions. It i James IrvingCFO
pedestriaroriented and contains elements of a liveork- James@calitexllc.com

play environment. It maximizespace usage, has amenitie Beverly Hills, CA 90211
and architecturalexpressionand tends to mitigate traffic 3105501012 x 106
and sprawl.

Legal Structure

Plymouth Park Regional Centek.P.(PPRCjalso referred Limited Partne(L.P.)

02 The Company, "The Development”, or "The
Project) is property management development and
investment of an existing and new commercial, office, a
residential complexbusiness locatedn Irving, TX The
geographic scope ®#PRQa 2 LISNJI ( A 2 y four ¢
contiguouscountiesof Dallas, Collin, Denton, and Tarra
in the date of Texas

Ownership
Elias Shokrian: 100%

Founded
2019

PPRGwill be responsible for the administration of all regional center operations, including
marketing, project selection and oversight, investor recruitment, and re&eeping. Annual
financial audits shall be performed by an outsidedrparty accounting firm and compared and
balanced with the internal records.

Purpose

The purpose of this study is to provide the information necessary to evaluate the merits of the
value proposition and growth strategy 8PRCThe Company will demonstethat there is a
large enough market to servic&PRChas the effective marketing strategies to grow and
expand thedevelopment PPRGwill also demonstrate that the Company has eliminated or
reduced as many variables of risk as possible.

L This definition was presented at a recent conference on the topic sponsored byfour professional organizations in tlaterezdiesty--
ICSC, NAIOP, NMHC &BOMA.
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The primary goal of the study is to evaluate the demand inttHéh Y NB al NJ SdG ! NBI
evaluate the feasibility of enixedusecommercial, officeretail, and multi-family complex and

to gather and present the data to support the Company plamghe City of Irvingor financial

institutions.

Project Overview

Plymoutht I NJ wS3A 2y f is wisly @dldtingdthte tdémarid sarichpacts of the
existing and new commercial, office, and residential complat should meetthe overall
achievement of their objectivesn the region as a whole

The objective of the Plymouth Park development is to reestablish a mixed use environment

with a central role as a community center. Plymouth Park seeks to be familiar and comfortable
without being nostalgic or risk feeling fabricated. A Place where cultural diversity of work,
housing, retail, and socializing within an invested community brings a level of pride, belonging,

and shared success. This development area/park is to remaintcéntr Ay LIS2 L)X SQ& RI 2
form a collective identity around shared experiences, forming lasting memories, and
invigorating community pride.

t NAYIFNE alNJSdG ! NBIF odata! €0

The geographic scope BPRQa 2 LIS NI { A 2 y four gohtigdous®yhtizgokDallag, &
Collin, Denton, and Tarrant the state ofTexasThe Primary Market Aredt( a ! ¢ locatédat
Plymouth Park1735 N Story Rdrving, TX 7506in Dallas Countyand surroundingcounties
(see map below).

Gl

25

AGN) S 7%
\ PLYMOUTH PARK
- VILLAGE
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Executive Summary

After reviewing all of the available market demand and economic data points, the Company

finds strong market indicators farommercial, officeretail, and residential comigxesto be

developed in thePrimary Market Areadf a ! .éWith a growing population, stable incomes,

FYR I FFEANI O2ai 2F RS@OSt2LIYSYyid FyR 28ar GA2Yy3
PMA. The size, and scope mfoperties offered by the commercial, office, and residential
complexbeen determined by theCompanyand it is clear that market demand exists tine

area

The key demographic data found during this study are;

1.) Population Demand Indicators:

There are currently oved,867,729esidens agel8 and over, representing over3% of the
total population?

Fact Dallas County, Collin Denton Tarrant ALL (4)
TX County, TX  County, TX County, TX Counties

Population estimates, July 1, 201¢ 2,637,772 1,005,146 859,064 2,084,931 6,586,913

Population, percent changeApril 11.50% 28.50% 29.70% 15.10%  21.20%

1, 2010 (estimates base) to July 1

2018

2.) Economic Demand Indicators:

a.) Average income ®&rong at$71,643 The median household income the USis $7,652
Thus ouPMAmedian household incomis $13,991higher than the national average.

Income
Median household income (in 2017 dollars), 202817 $71,643
Per capita income in past 12 months (in 2017 dollars), 2Q037 $35,051

b.) The povertyrate is very lowat 9.8% and is 2.45% lower than the national averagie
counties of Dallas, Collin, Denton, and Tarrant in the state of Texas

2 https://lwww.census.gov/quickfacts/fact/table/dallascountytexas,collincountytexas,dectontytexas, tarrantcountytexas/PST045218
8 https://lwww.census.gov/quickfacts/fact/table/US,dallascountytexas,collincountytexas,dentoncountytexas,tarrantcountytexd&/2I8T1 0
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c.) With relatively narrow gaps between average and median home value, it is sassume
that home value in the region &able, and not terribly price sensitive, with batmedian value
at $00,950; and medium gross rents®if,076 *

3.) Competitive Indicators

a.) While the market is not currently oveaturated, thereare commercial, officeretail, and
residential compl& choices that already exist in the state and region.

b.) Currently Planned development iie regionis a positive indicator that demand is
outpacing supply.

c.) Scale is certainly going to be the core issue in differentiating from the current competitive
landscape. Most of the curredbcationsare smaller operations, and slightly larger multi
service approach could be well suited to the region.

Preliminary research into the availability of real estate has also been positive, witHarath
available or development, as well as othdmildingsthat could potentially be convertedlhe
Company haselected a locatiomalready atin Plymouth Park, 1735 N Story Rd, Irving, TX 75061
Dallas County

It is also important to consider the cooperation and suppitie¢ City of andPPRGalready
demonstratedcommitmentto this project, and how that may ultimately heipe four counties
populations

Another primary concern for any operator is always the labor pool; howedher,Company
found that the region hasheen providing highly qualified labor peah the PMA for many
years.In the PMA, thecivilian labor force, total, percent of population age 16 year®lderis
at 70% plus:

Fact Dallas Collin Denton Tarrant ALL (4)
County, TX County, TX County, TX County, TX Counties

In civilian labor force, total, percent of 68.60% 71.10% 72.80% 68.20% 70.18%

population age 16 years+

In civilian labor force, female, percent 61.30% 63.20% 66.60% 61.40% 63.13%

of population age 16 years+

Total employment 1,456,092 388,842 211,883 771,088 2,827,905

Total annual payroll 88,126,899 23,771,470 9,210,402 37,256,938 158,365,709

Total employment, percent change 3.10% 4.60% 4.50% 2.40% 3.65%

4 https://www.census.gov/quickfacts/fact/table/US,dallascountytexas,collincounigsedentoncountytexas, tarrantcountytexas/PST045218
5 https://www.census.gov/quickfacts/fact/table/US,dallascountytexas,collincountytexas,dentoncountytexas,tarrantcountytexd&/ZI8Tr0
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Introduction

This Market Study provides information on identified community needsmmercial, office,
retail, and residential completype and site location, combined with markefst,and revenue
analysis information for project development. The Study is compatible with thestnd
standards formixed use developmentsincorporates the needs of the community with
consideration given to thecurrent options available to area residents due itgrowing
population and proximity to othedevelopments

Irving, TXand the surrounding areas @ur contiguous counties of Dallas, Collin, Denton, and
Tarrantconstituting the PMA areare populous municipalies

Irving’ is aprincipal dty in Dallas Countyn the U.S. stateof Texasand it is also an inner ring
suburb of the city ofDallas According to a 2017 estimate from thé¢nited States Census
Bureay the city population was 240,3%®Bmaking it thethirteenth-most populouscity in Texas
and 93rd most populous cityn the U.S. The city of Irving is part of tBallagFort Worth
metroplex

Irving includes thé.as Colinasommurity, one of the firstmasterplanned developments the
United States and once the largesixeduse developmenin the Southwest with a land area of
more than 12,000 acres (4,85@). Las Colinas is home to theistangs at Las Colinaghich is
the largest equine sculpture in the world, as well as m&oytune 500companies, such as
ExxonMobil KimberlyClarkand Fluor Corporationin April 2019, the Westilrving Convention
Center Hotel openedsignalingthe completion of the city's special entertainment district that
includes thdrving Convention Center at Las Colinad theToyota Music Factorij®l

Part ofDallas/Fort Worth International Airpoties inside the city limits of Irving.

In 2019, Irving completed its construction of an entertainment district in Las Colinas with the
opening of the Westin Irving Convention Center Hot¥l. The entertainment ditrict also
includes the Irving Convention Center at Las Coli#hsand the Toyota Music Factory, an
entertainment complex with numerous restaurants, an Alamo Drafthouse CinédmeaTexas
Lottery Plaza opeair performancestage,and the Pavilion at the Toyota Music Factory concert
venue.l18l

6 https://en.wikipedia.org/wiki/lrving,_Texas
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According to the city's 201¥8 Comprehensive Annual FinalcReport 2% the city's top
employers are:

# Employer # of Employees
1 Citigroup Inc. 7,500
2 Verizon Communications 3,260
3 Irving Mall 2,100
4 DFW International Airport 1,700
5 Allstate Insurance 1,650
6 Pioneer Natural Resources 1,400
7 Microsoft 1,351
8 Neiman Marcu®irect 1,339
9 Health Management Systems (HMS) 1,299
10 7-Eleven 800

Several large businesses have headquarters in Irving, incl@ihger Home LoanShuck E.
Cheese'$#! Cicig®? Commercial Metal®3! Envoy Air (formerly Amercan Eaglel
ExxonMobif®® Gruma!®l H.D. \est 37 KimberlyClark(®®! La Quinta Inns and Suit€¥ Michaels
Stored*?! 7-Eleven*Souhern Star Concrete, In&? Stellarl*®l a global contact center
provider,Zale Corporatioff4 Fluor Corporatioff*® NCH Corporatiof® ITW Polymers Sealants
North Americd?” Celanese Corporation, a leading producer of specialty chenfitladsd LXI
Enterprise Storag&® The city is also home to the national headquarters of Buy Scouts of
Americal®® The headquarters dflokia Americd®X! and NEC Corporation dimerical®? are in

Irving. The American headquarters BfackBerrywas in Irving>®! Perhaps a a result of the
Nokialrving connection, Irving isvinned with Nokia's headquarters citygEspooin Finland

Irving is also the Headquarters of OSG USA INC., which is the North American Subsidiary of OSG
Corporation in Japan. OSG is a leading provider of high end cutting tools used in industries such
as automotive and aerospace.
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The city is the site of th&niversity of Dalld¥! and North Lake Colleg€® a campus of the
Dallas County Community College District addition,DeVryUniversity[®”) has a campus in
Irving.

Dallas Countyis acountyin the U.S. stateof Texas As of the2010 censusthe population was
2,368,1397 It is Texas' seconchost populous county and thainth-most populousin the
United StatesIts county seatis Dallas, [¥! which is also Texas' thiddrgest city and theninth-
largest cityin the United States. The county was founded in 183#&llas County is included in
the DallagFort WorthcArlington TXMetropolitan Statistical Aredcolloquially referred to as
the DallasFort Worth Metroplex).

Collin Countyis acountyin the U.S. stateof Texas As of the2010 United States Censube
county's population was 782,344 making it the seventimost populous county in Texas and
the 63rd-largest county by population in the United Statd$e 2017 Census Bureau estimate
for Collin County's population is 96984 Its county seatis McKinney®! Collin County is part
of the DallasFort WorthArlington TexadMetropolitan Statistical AreaA small portion of the
city of Dallas is in the county.

Denton Countyis acountyin the U.S. stateof Texas As of the2010 censugsits population was
662,614 [ making it the ninthmost populous county in Texas. Tbheunty seatis Denton!?
The 2017 Census Bureau estimate for Denton County's population is 838,Zh6. county,
which was named fadohn B. Dentorwas established in 184Benton County is included in the
DallasFort WorthArlington TXMetropolitan Statistical Areadn 2007, it was one of the fastest
growing counties in the United Staték.

Tarrant County’is acounty in the U.S. stateof Texas As 0f201Q it had a population of
2,054,475 It is Texas' thirdnost populous county and th&6th-most populousn the United
States Its county seatis Fort Worth[? Tarrant County, one of 26 counties created out of the
Peters Colonywas establishechi1849 and organized the next ydént was named in honor of
GeneralEdward H. Tmant of the Republic of Texamilitia.! Tarrant County is part of the
DallagFort WorthcArlington, TX Metropolitan Statistal Area.

! https://en.wikipedia.orgwiki/Dallas_County,_Texas

8 https://en.wikipedia.org/wiki/Collin_County, _Texas

9 https://en.wikipedia.org/wiki/Denton_County, Texas
10 https://en.wikipedia.org/wiki/Tarrant_County, Texas
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DevelopmentProject / Property Overview

Project Overview
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existing and new commercial, office, and residential complex that should meet the overall
achievement of their objectives on the region as a whole

The objective of the Plymouth Park development is to reestablish a mixed use environment

with a central role as a community center. Plymouth Park seeks to be familiar and comfortable
without being nostégic or risk feeling fabricated. A Place where cultural diversity of work,
housing, retail, and socializing within an invested community brings a level of pride, belonging,
YR aKIFNBR a4dz00Saad ¢KAa RS@St 2 LIYSyylived add I k LI N
form a collective identity around shared experiences, forming lasting memories, and
invigorating community pride.

Location
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Collin, Denton, and Tama&in the state of Texas. The Primary Market Aigag ! ¢ 0 A a f 201l 0
Plymouth Park, 1735 N Story Rd, Irving, TX 750B&lias Countand surroundingounties.

Project Development Focus
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SIGHTUINES SEATING

Confidential Market Study- 14|PAGE



PLYMOUTH PARK

Confidential Market Study- 15|PAGE



