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National and International Activities

Mortgage Backed Securities .
Under-qualified Borrowers

Pay-Option ARMs
Limited Bank Oversight Cheap Debt

Negative Amortization Loans

Easy Qualifying Conditions

Historical Stability in Real Estate Investments

Nominal Growth in Household Incomes

Capital Flight from Stock Market to Mortgages

QSWAN INTEGRATED S5 SOLUTIONS



Florida

N Self-interested Jurisdictions
Mortgage Backed Securities a
Under-qualified Borrowers

Exciting New Project Concepts Excited Local Government

. . Pay-Option ARMs
Massive Levels of Entitlement

Cheap Debt
Dedicated Financial Resources in CRAS

Misleading Market Reports Negative Amortization Loans

Limited Bank Oversight

Easy Qualifying Conditions Unrelenting Pressure from Developers

Historical Stability in Real Estate Investments

Nominal Growth in Household Income
Interest in Downtown/Urban Living Apparent Need for 2" Homes

Capital Flight from Stock Market to Mortgages
Transaction-Based Information Systems
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What was missed?

Alnventory
ANew Home Starts
APopulation Trends
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Problem

A Market analysts are often predisposed to
tell us what we want to hear rather than tell
us the truth?

A Many market analysts do not effectively
evaluate urban environments.
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Example #1

Does this make sense? A Pinellas Countyd 2006 study
Is it sustainable? o0 Typical HH Growth of approx 2,400
0 New Construction of 3,871 units

«g- A Clearwater- Planned Downtown
&£s 5 Condo Developmentin 2006 =
1,866 units

P
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Example #2

Analysis empowered . .
deve>|loper reﬁ)h'nk A P|ne”a.S County, Clty Of
project approach. Clearwater: 40 acre, 400 unit

project. Obtained a feasibility
analysis 0 not just a market study

Analysis included
examination of

construction costs, A S|mp|e ANnswer:

existing competitive

inventory and income HH gI'OWth 2,400
levels of potential ]

buyers. + New construction 3,871

= Financial Disaster
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Example #3

Leakage/Surplus Factor by Industry Subsector
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Moter Vehicle & Parts Dealers

Fumiture & Home Furnishings Stores

Electrorics & Appliance Stores

Bldg Materials, Garden Equip. & Supply Stores
Food & Beverage Stores

Health & Personal Care Stores

Gasoline Stations

Clothing and Clothing Acoessories Stores

Sporting Goods, Hobby, Beok. and Music Stores

NAICS Industry Subsector

Ganeral Merchandise Stores

Miscellaneous Store Retailers

Nonstore Retailers

Food Services & Drinking Places

<—Surplus—Leakage—>

QSWAN INTEGRATED i SOLUTIONS



0 200

Motor Vehicle & Parts Dealers

Fumniture & Home Furnishings Stores
Electrorucs & Appliance Stores

Bldg Materials, Garden Equip. & Supply Stores
Food & Beverage Stores

Health & Persenal Care Stores

Gasoline Stations

Clothing and Clothing Acoessories Stores

Sporting Gooeds, Hobby, Book. and Music Stores

NAICS Industry Subsector

General Merchandise Stores
Miscellaneous Store Retailers
Nonstore Retailers

Food Services & Drinking Places

Leakage/Surplus Factor by Industry Subsector

-10.0 0.0 100 200 60.0 700 800

<—Surplus—Leakage—>

QSWAN

INTEGRATED i SOLUTIONS



