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EB-5 Visa Opportunity
Construction of two private office buildings pre-leased

for 20 years by the State of Maryland
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NOTICE: Confidential & Not Approved for Public Distribution or Reproduction

e This confidential Project Overview Document has been prepared for distribution to a limited
number of eligible persons for their confidential use and information in evaluating possible
participation in the EB5 StateCenter LLC program.

e This Project Overview Document is NOT an invitation to apply for Units in the Company; any
invitation may only be completed through review and execution of the separate Confidential
Offering Memorandum.

e This Project Overview Document has been prepared by the Company based upon information
and facts available to it as of June 1, 2011.

e Any reproduction of this Project Overview Document in whole or in part, distribution of
copies, or disclosure of any of its contents, without the prior written consent of EB5
StateCenter LLC is unauthorized and prohibited.

e This material is provided for informational and educational purposes only and we do not
guarantee the accuracy of the content. This is not legal advice. Each person’s immigration
status is different.

NOTICE: THIS IS NOT AN OFFERING OF SECURITIES OR A SOLICITATION TO PURCHASE SECURITIES.
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- Benefits of Permanent Residency (“Green Card”) in United States

* Live, work or retire permanently in the United States.

e Travel outside the United States and return without a visa.

* Apply to public colleges/universities with same costs/admissions tests as U.S. citizens.
e Send children at no cost to any public elementary, middle and high school.

e Open U.S. bank accounts, buy property, and obtain a driver’s license.

e Be protected by all laws of the United States.
e Eligible to obtain U.S. citizenship (U.S. passport) in only 5 years.
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: EB-5 Investor Visa Program As Path To U.S. Residency

e Residency cards issued to Applicant, spouse and children (under age 21).
* No English language requirement.

* No minimum education requirement.

* No management experience.

e Allows for dual-citizenship.

* Live, work or retire anywhere in the United States.

* Investment capital can come from gift, loan, property sale, business ownership or any
lawful activity.

* Eligible for U.S. citizenship (U.S. passport) in only 5 years.
e 10,000 visas reserved each year for EB-5 immigrant investor program.
* No visa “backlogs” (visas are currently available).

e One of the fastest ways to obtain residency in the U.S. (approximately 12 months)

Affiliated with DC Regional Center
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Presentation Outline

e About The Region and Baltimore
® About The State Center Project

e EBS Visa Requirements

e DC Regional Center

e Targeted Employment Area (TEA)
® |nvestment in EB5 StateCenter

® Job Creation

® Next Steps
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Baltimore, Maryland - Washington DC
Regional Economy

e The 4% |argest consumer market in the United States,

e State of Maryland has the country's highest median
household income*

e Home to:

* U.S. Census Bureau, 2008.

Cities of Baltimore and Washington DC

Capital of the United States

Headquarters of Federal Government and Agencies
3 international airports.

5 of America’s top 25 universities (ranked by U.S. News World Repof
2010)

Many Fortune 500 and 1000 companies.
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State of Maryland’s Baltimore Office Complex
“StateCenter”

Office complex is 28 acres of land
Located in downtown Baltimore City (largest city in State)
Owned by the State of Maryland.
Two office buildings are home to:
* 16 state government agencies.

e 3,500 state government employees.

The State has determined that both office buildings (created
in 1950) must be repaired or replaced.

After 5 years of study, the State has decided to replace both
buildings.
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State of Maryland Awards Project Contract To PS Partners

e PS Partners agrees to build two new office buildings for the State
e Buildings to be located on State owned land
e PS Partners agrees to finance construction and own the buildings
e State agrees to be anchor tenant for 20 years
e Maryland holds AAA/Aaa credit rating (1 of only 8 states to hold the highest credit rating)
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MARYVIAND  GOVERNOR MARTIN O'MALLE

HORTE ETMACATION BAFETY ERUAhORNREERNT

Governor Martin O'Malley Announces Board of Public Works Approval of State Center
Leases

ANNAPOLIS, MD (July 28, 2010) — Governor Martin O'Malley announced today that by a unanimous, 3-0 vote the Board of Public Works approved|
long-term leases at two new office buildings to be built as part of the redevelopment of State Center in Baltimore City. The state commitment to lease
office in the redevelopment provides the private sector development team with the ability to seek the private financing necessary to build the first
phase of the project.

Governor O'Malley. “The State Center project will revitalize an area in the heart of the City by mixing retail. residential and office space close to our
transit stations and it will be done in a way that will connect, not divide, nine nearby communities. This kind of smart development will be a model for
what we can do near other major transit stations throughout the state.”

The 3215 million Phase One development at State Center will include two new office buildings and a parking garage. It will form a green, walkable
community adjacent to Metro. Light Rail and MARC transit stations. Phase One will include 500,000 square feet of office space and 70.000 square
feet of street-level retail space, including a grocery store that the has been a priority for the surrounding communities for years, Over the next 20
years this first phase of the State Center redevelopment will generate more than $200 million in state and city taxes and another $30 million in lease
payments to the State of Maryland.

The entire State Center redevelopment. a five-phase, 15-year plan, will create 9,403 jobs during construction and 5,439 permanent, private-sector
jobs when the project is complete. An additional 4,862 indirect and induced jobs will be added upon the project's completion.

EBS StateCenter
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. Expansion Plan

e Build two new office buildings on available government land (Building G, Building 12)

EBS StateCenter
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uilding Construction

Estimated Time

* 33 months estimated construction.
* Projected start in December 2011.

Estimated Cost

e $230 million to construct and deliver the Office
Buildings.

Funding Sources

* Public Bond (State of Maryland): $28 million
e EB5 Loan: $10 million to $65 million
e Bank Loan (“Senior Debt”): Up to $190 million

EBS StateCenter

Affiliated with DC Regional Center

Project Overview - Confidential(c) (7/12/2011) @



/f_-_—_—
’ Key Construction Considerations

Suffolk Construction Company -- General Contractor

® Foundedin 1982

e Ranked as one of the nation’s leading contractors SUFFD LK

To reduce construction risk, contract includes:

Contractor Guaranteed Maximum Price Contracts
e Required to construct and complete the project “on time and on budget;”
e “Guaranteed Maximum Price” contact; and
Contractor Penalty Payments
e Any project delay caused by GC results in severe financial penalties; and
Performance Bond
e Issued by national insurance company that guarantees construction will be completed
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State Center has strong government support

Past and present Maryland Governor
Three consecutive Baltimore Mayors

Baltimore City Council

Maryland General Assembly Budget Committees
Maryland Board of Public Works

Maryland Department of Transportation
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—  Basic EB5 Visa Requirements

(Regional Center Program)

INVESTMENT: Applicant must make a capital investment of $1 million and prove the capital
comes from lawful activities (source of funds)

. Investment reduced to $500,000 if project located in a Targeted Employment
Area (TEA)

OWNERSHIP INTEREST: Into a new commercial enterprise (Company) and receive an
ownership interest in that new Company that is “at risk” and sustained;

. USCIS “at risk” Rules Mean: No Guaranteed Profits, No Redemption Agreement,
and 5-Year minimum investment hold period.

COMPANY LOANS: Company must then invest or lend the EB5 funds to job creating
businesses in the Regional Center (and within the TEA)

CREATE JOBS: These businesses must use the EB5 funds to create 10 full-time jobs for
American workers (Indirect Jobs) within two years for EACH of EB5 investors.
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Satisfying The EB5 Visa Requirements

EBS StateCenter

Affiliated with DC Regional Center
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DC Regional Center
* Approved by USCIS on April 10, 2008
* Expanded by USCIS on May 23, 2011
e David Morris is Managing Member
EBS State Center

o “Affiliated” with DC Regional Center
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“Affiliated” With USCIS Approved “DC Regional Center”

US. Department of Homeland Secarity
24000 Avila Road, 2* Floor
Laguna Niguel, CA 92677

MAY 23 201

DATE:

David M. Morris, Managing Member
DC Regional Center, TLC

1806 11% Streer, NW

Washington, DC 20001

Application: Request to Amend Designation as 2 Regional Center
Applicant(s): David M. Morris
Re: EBS America — DC Regional Center, LILC

RCW1100550142 {formerly WO9004120)

Pursuznt (o Section 610 of the Appropriations Act of 1993, as amended, on April 10, 2008, the EBS America —
DC Regional Center ("DCRC") was approved and desighated as a regional center to participate in the Inumigrant
Investor Pilot Program. In a written request submitted on December 27, 2010, the DC Regional Center
submitted an amendment proposal seeking to amend its initial Regional Center designation to expand the
geographic region and industry secior of its regional center, as follows:
To expand the scope of the Regional Center to include Washington, DC, Baltimore City, Baltimore
County, Harford, Howard, Anne Arundel, Montgomery and Prince Georges counties in Maryland, and
Arington, Fairfax counties and Alexandria City in Virginia, and 1o include the new indusiry sectors as
outlined below in this decision.

Based on its review and analysis of the proposal, USCIS zpproves the request.

EBS StateCenter

Affiliated with DC Regional Center




EB5 State Center is located in TEA
Qualified $500,000 investment

EB5 law requires $1 million investment.

$500,000 investment allowed if project is
located in Targeted Employment Area
(TEA).

TEAs are rural areas, or high
unemployment areas certified by the

State.

On June 29, 2011, State issues TEA
certification letter to the USCIS.

EB5 StateCenter is S500,000 investment
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Martin O'Malley Governor
Anthany G. Brown Lt. Governor
Christian 5. Jobansson Secretary
Dominick E Murray Depary Secrerary

June 29, 2011

Mes. Barbara Q. Velarde

Chief of Service Center Operations (SCOPS)

U.S. Citizenship and Immigration Service (USCIS)
20 Massachusetts Ave., NW

Washington, DC 20529

Re:  Designation of RPD 117 as “a single geographic or political subdivision” and “high
unemployment area” within the City of Baltimore pursuant to Section 203(b)(5) of
the Immigration and Nationality Act and 8 CFR 204.6(i)

Dear Ms. Velarde:

This letter serves as the State ofMa.ryIand s forma.l des:gmuon ofRegncnal Planning District

(RPD) 117 as comprising a single g litical suk I d within the City of

Ba]umcre (“Baltimore™) which is a hlgh unemln)rmenlm (at least 150 percent of the
age rate) p to 8 C.F.R.204.6(i) of the EB-5 Immigrant Investor Visa

Program.

'EBS StateCenter
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Applicant makes $500,000
investment (plus costs) in Company
for a minimum period of 5 years and
receives:

e Ownership interest in Company
and  “Certificate Of Unit
Ownership;”

e Right to share in profits;
e Quarterly reporting about

construction, job creation and
other news;

Project Overview - Confidential(c) (7/12/2011)
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EB5 makes construction loan to State Center

CONMPANY
EBLS StateConter 1 LLC

T Loan of
EDS Funds
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Debt service from net
procecds of rental
incoma paid to:

(1} Sermior Lendor
(2} Cnmpany
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Job Creation

2,216 new jobs created by

development of two new buildings.

Based on USCIS recognized “RIMS
II” input/output model.

Utilizes “Expenditures” (dollars
spent) to calculate resulting job
creation.

Safety net of +900 jobs (more than
needed by EB5 investors)

Project Overview - Confidential(c) (7/12/2011) —

LT g e Y T —

OFFICE OF N 7

AND - GOVERNOR MARTIN O’'MALLEY - B

HOME  EDUCATION  SAFETY  ENVIRONMENT = FAMILIES

Governor O'Malley Unveils Plans for First Phase of State
Center Redevelopment

Phase One of redevelopment to create new office and retail near
transit hub and support 1,200 construction jobs and attract another
800 permanent jobs in the heart of Baltimore City

BALTIMORE, MD (July 27, 2010) - Joined by local
officials, construction workers, community leaders and
others today, Governor Martin O’'Malley announced plans
for the first phase of the landmark State Center
redevelopment project in the heart of Baltimare City.
Pending Board of Public Works approval tomorrow, the
State will lease 500,000 square feet of newly developed
office space in the first of two new buildings to be built on
the 28-acre site by a state-selected private development
team. The five-phase, 15-year redevelopment is the
culmination of six years of planning, and is expected to
bring nearly 10,000 jobs during the construction phase and :

more than 5,400 permanent, private-sector jobs to the heart of Baltimore City when the project is
complete, in addition to mare than 4,800 indirect and induced jobs upon the project’s completion

EBS StateCenter
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Experienced Management
Operated by a seasoned investment
and immigration team

Sgcrs ‘Post: Name IMMIGRANT VISA

Proven Job Creation 2 S CONSULATE 1V Case Number
Based on USCIS recognized “RIMS II” input/output model m i 2 s -

_ A
Utilizes “Expenditures” to calculate Indirect Job Creation 2 | Gvon tome e el
Independently verified by EB5 economist o e | o o
Targeted Employment Area B R

Project is located in a TEA, reducing the investment to
$500,000 for each investor

VPCH EMDORSEMENT SERVES AS TEWPORURY 1-551 EVIDENCING PERMANENT SESIDENCE FOR 1 YEAR

Successful Development Partners
Project partners are successful, national leaders in the industry of infrastructure investment and
community redevelopment.

Project Visibility
Significant visibility as 85% of the office complex will be leased by the State, redevelopment involves
industry leaders and bond funds, strong media coverage.

Company Loan Structure Creates Clear Exit Strategy
Loan by Company creates planned exit strategy.

EBS StateCenter
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NEXT STEPS

EBS Visa - Application Processing Steps

Applicant & family receive visa.

3Days Enter U.5. to start permanent residency

12 months average time
toreceive visa

3 Months | Attendinterview atU.5. Consulate forimmigrant visa issuance

30 Days | Lawyersendsadditionalformsto National Visa Center (NVC)

60 Days | USCIS sends case toU.5. Consulate for final processing (If approved)

4-5Months | Obtain case number and wait for USCIS decision

15Days | LawyersendsFormI-525 Petition for Alien Investor to government (USCIS)

30Days | Submit final “lawful source of funds” documents

SDays | Receive “Invitation & Qualification” letter, sign agreements, and send $550,000 to escrow account (If
accepted)

START  Submit “Evaluation Request” for eligibility

EBS StateCenter

Affiliated with DC Regional Center
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Current & Previous EB5 Projects By David Morris

e EB5 America - Sugarbush LP @

e 38 (Thirty-Eight) I-526 Approvals Hgﬂr MS'L\

® EB5 America — O Street Market LP
e 11 (Eleven) I-526 Approvals

® EB5 Ports Baltimore LP*
e 3 0f 40 1-526 Submissions
e *Public-Private Partnership with the State of Maryland

EBS5 StateCenter
Affiliated with DC Regional Center

e
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UMMARY - EB5 Visa Opportunity

Investment

» StateCenter |, LLC will provide up to $65 million loan to that will be used to finance the design,
construction and development of two new office buildings located on State-owned land in
Baltimore, Maryland. Construction of the Office Buildings represents the Phase | activity of a
larger multi-year, multi-phase plan established for the complete redevelopment of the State
Center Office Complex.

Job Creation
e 2,216 total new jobs for EB5 purposes (Indirect)

Location

e State Center is located within a Targeted Employment Area (TEA) designated by State in June
2011

* USCIS approved “DC Regional Center” amended it’s scope to include Baltimore and State Center
investment.

EB5 Team

* 100% success rate for all EB5 petitions with investors from 20 different countries

Structure
e Company makes a series of multi-year, term construction loans

Max EB5 Investors

* Only 130 Investors May Be Accepted
» Each investor must purchase a Ownership Unit for $500,000 (plus costs)

Investor Return and Exit

* Income opportunity derived from interest payments by Borrower
* Exit opportunities for return of capital after 5 years

'EB5 StateCenter
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