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In addition to the 133 permanent leases mentioned above, Lerner reports that as of September 30,
2007, kiosk leases with ten tenants have been signed for common spaces within the mall. The developer also
reports that leases have been signed with seven large retail tenants for 200,268 square feet within the mall.
The developer reports that a lease with ECPI College of Technology has been signed for 31,850 square feet
of space adjacent to the mall. The ECPI College of Technology space is located immediately adjacent to the
mall but does not share a common entrance to the mall.

As of September 30, 2007, Lerner reports the following retail space that is either leased or subject to
an operating agreement within the mall:

Table B
Retail Space that is Either Leased or Subject to an Operating Agreement

Retailer Area Percent

Anchors:

Hecht’s 180,000 100%

Sears 146,825 100%

JC Penny 124,656 100%

Lord & Taylor 120,000 100%

Nordstrom 144,000 100%
Subtotal Anchors* 715,481 100%

Large Retailers:

Dick’s Sporting Goods 75,000 100%

Old Navy 25,346 100%

Pediatric Nite 3,446 100%

Hennes & Mauritz 21,358 100%

Champion Billards 9,992 100%

Danker Furniture 20,126 100%

LA Fitness 45,000 100%
Subtotal Large Retailers 200,268 100%
Office:

ECPI College of Technology 31,850 100%
Subtotal Office 31,850 100%
Small Shop Tenants 311,227 88.1%
Total 1,258,826 96.8%

*Note, Anchors own there space and are subject to an operating agreement, whereas all other space
is leased.

(iii.) Other Development Activity

Build out of tenant spaces for 133 permanent tenants are complete. All four of the original anchor
department stores—Hecht’s, Lord & Taylor, Sears, and ].C. Penney—are now open. The mall was opened in
April of 1999.
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Construction of the fifth anchor department store, Nordstrom is complete and open for business.
Construction of an additional 60,000 square feet of retail space, which extends from the existing mall to
Nordstrom was completed on September 5, 2002.

Construction of a Marriott Courtyard Hotel is complete and the grand opening took place on March
12, 2001. Construction of the Jared’s Jewelry, which is located on an out parcel pad site, was completed in the
fourth quarter of 2000 and the developer reports that this retailer opened for business in December 2000.
The developer reports that construction on an out parcel leased to M & T Bank (formerly Allfirst Bank) is
complete and opened for business in January 2003. The developer reports that construction of the Riggs
Bank, which has leased an additional out parcel (Q-1a), is complete and that the Riggs Bank facility opened
for business in the third quarter of 2004.

The developer reports that construction is complete on the pad site (Q-2) leased to Haverty’s and
that this tenant opened for business in February 2005. Construction is complete on five of the six-planned
restaurant pad sites. Pizzeria Uno and Macaroni Grill opened their respective restaurants in the third quarter
of 2000. The developer reports that Red Lobster Restaurant opened for business on June 1, 2001.
Construction of the Long Horn Steakhouse was completed in the third quarter of 2001 and opened for
business shortly thereafter. The developer reports that a lease has been signed for the fifth pad site with Red
Robin Restaurant. Construction on the Red Robin Restaurant is complete and the restaurant opened for
business on May 1, 2002.

Construction and tenant build out on the 94,716 square foot flex office building is complete.
According to the developer, a lease has been signed with Leipzig and Barakat DDS for 2,556 square feet of
space in this facility, and Leipzig and Barakat DDS opened for business in the third quarter of 2003.

As of December 31, 2000, construction of the 202,110 gross square foot spec office building was
substantially complete. Lerner reports that Trex has leased 55,047 square feet of space in this
facility. According to the terms of the lease, Trex is required to take on an additional 25,024 square feet of
space between March 1, 2012 and September 1, 2012. However, Trex has already announced that they will
not occupy the space they have leased, but the developer reports that they are fulfilling the financial
obligations of the lease. A lease with C2 Portfolio for an additional 15,024 square feet in this facility has been
executed. The developer teports that C2 Portfolio occupied their space on March 13, 2006. Lerner reports
that as part of the lease agreement, the rent for this space has been waived for the first three months of each
of the next few years. Lerner also reports that an additional lease has been executed with Neumont
University, LLC for 22,446 square feet and the rent is anticipated to commence during the autumn of 2007.

The developer reports that a lease with ECPI College of Technology has been signed for 31,850
square feet of space adjacent to the mall. The ECPI College of Technology space is located immediately
adjacent to the mall but does not shate a common entrance to the mall. The developer reports that the
college opened on August 2, 2001.

The developer reports that a lease has been signed with Dick’s Sporting Goods for a portion of the
pad site formerly under contract to Edwards’ Cinema. The developer reports that a site plan has been
approved and construction began in the first quarter of 2005. The developer reports that construction of the
interior and tenant buildout of the Dick’s Sporting Goods is complete. Lerner reports that the branding area
connecting the mall to Dick’s is complete and in use. The developer reports that construction is complete,
with the exception for minor punch list items and that the tenant opened for business on February 21, 2006.

The developer reports that a lease has been signed with LA Fitness for the balance of the acreage of
the pad site formerly under contract with Edwards Cinema. The developer reports that the pad was on grade
on January 11, 2006. The developer reports that all necessary permits have been approved for the
construction of the facility for LA Fitness and that construction is completed. Lerner reports that LA Fitness
opened for business on November 9, 2006.
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The developer reports that a lease has been signed with Chuck E Cheese Pizza for approximately 2
acres of the 3.8 acre Pad Site Q-4. Lerner reports the Certificate of Occupancy was received on June 30,
2006 and the tenant opened on July 6, 2006. The developer also reports the landscaping is complete.

Lerner reports that the lease with BP (British Petroleum) for an additional pad has been signed and
that the site plan has been approved. The developer reports that construction has been put on hold pending
the discussion of tax issues. According to Lerner, BP continues to pay rent for this pad site.

The developer reports lease has been executed with Mimi’s Restaurant for Pad Site C-4. The
developer reports the landlord approved Mimi’s construction drawing and signage on May 31, 2006. Lerner
reports that Mimi’s Restaurant was opened for business on October 4, 2007. Lerner also reports that an
additional lease has been executed with Neumont University, LLC for 22,446 square feet in the 202,110 gross
square foot spec office building. The developer reports Neumont is expected to open during the autumn of
2007.

Five new parcels with a total acreage of 79.1 acres have been created from parcel number 80-102A,
referred to as the mixed-use parcel in the Limited Offering Memorandum. The Marriott Courtyard hotel, the
202,110 gross square foot spec office building, and the 94,716 square foot flex office building will occupy
three of the five additional parcels. Special assessment liens totaling $3,404,507.00 have been reallocated to
these five additional parcels.

Parcel 80-97A has subsequently been subdivided to create parcel number 103 (the Nordstrom’s
parcel) with 13.67 acres. The assessment lien on this parcel is $4,495,182.00.
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B. PUBLIC IMPROVEMENTS

(i.) Overview

The proceeds of the bonds will be used to fund the costs of public improvements required for the
development of Dulles Town Center. Table C on the following page shows the status of the roads and the

mall construction as of September 30, 2007.

Table D on page 13 shows the budget for the public

improvements and the amount funded as of September 30, 2007. The original budget has been revised to
shift $997,692.00 from contingency to other line items. (The rationale for the difference in percentage
complete between Table C and Table D is that each budget line item in Table D contains a contingency for
final punch list work that has yet to be expensed. In addition, the balance of $434,749.00 in the budget
change column in Table D is from interest earnings on the construction fund, which the CDA Board of
Directors approved for construction use, and $254,621.00 in reserve fund interest earnings, which were
transferred to the construction fund per the trust indenture.)

Table C

Status of Construction

Construction Activity

Percent Complete

Status

Dulles Town Center Boulevard 11 100% Open to traffic

Dulles Town Center Boulevard 1 100% Open to traffic

Nokes Boulevard 100% Open to traffic; accepted by VDOT

City Center Boulevard 100% Open to traffic; accepted by VDOT

Atlantic Boulevard 100% Open to traffic

Ramps A& E 100% Open to traffic

Sitework 100% Complete

Building Shell 100% Complete

Tenant Build-out 98.5% 133 tenants open, one tenant under construction
Anchor Stores 100% Lord and Taylor, Hechts, Sears, J.C. Penney, and

Nordstrom are complete
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CDA Improvements Budget and Expenditures

Table D

Original Budget Revised Construction Percent Approved

Budget Changes Budget Completed Complete  Disbursements
Atlantic Boulevard $2,252,000 $26,788 $2,278,788 $2,228,788 97.8% $2,228,788
City Center Boulevard $1,600,000 $337,958 $1,937,958 $1,937,958 100.0% $1,937,958
Nokes Boulevard $3,037,000 $605,853 $3,642,853 $3,642,853 100.0.% $3,642,853
Dulles Center Boulevard $4,228,000 $267,041 $4,495,041 $4,384,941 97.6% $4,384,941

Algonkian Boulevard ramps

Ramps A and E $1,433,000 $317,036 $1,750,036 $1,700,036 97.1% $1,700,036
Ramps F and | $1,000,000 ($574,201) $425,799 $375,799 88.3% $375,799
Algonkain interchange contribution $7,400,000 $0 $7,400,000 $7,500,350 101.4% $7,500,350
Soft costs $1,432,948 $126,913 $1,559,861 $1,559,861 100.0% $1,559,861
Reimbursements for engineering and consulting $1,536,903 $0 $1,536,903 $1,536,903 100.0% $1,536,903
Water and sewer $1,304,761 $325,053 $1,629,814 $1,529,814 93.9% $1,529,814
Contingency $1,266,431 (8997,692) $268,738 $259,473 $259,473
Total $26,491,043 $434,749  $26,925,792 $26,6506,775 99.0% $26,6506,775
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(ii.) The Algonkian Interchange

The bond issue included proceeds to fund a portion of the costs to complete the Algonkian
interchange at Route 7. Atlantic Boulevard is to be extended across Route 7 to connect with existing
Algonkian Road. This connection requires an overpass to be constructed at Route 7. A number of ramps are
also planned for the interchange to convey traffic to and from Route 7 onto and from Atlantic and
Algonkian.

The bond issue included $7.4 million to be paid to the county for these improvements. Additionally,
bond proceeds were included for the construction of Atlantic Boulevard to the beginning of the overpass and
the ramps on the south side of Route 7. Two of these ramps will serve traffic to and from Dulles Town
Center and the two other ramps will serve traffic coming from or going to north of Route 7. The
improvements to Atlantic are complete, as are the two ramps on the south side of Route 7 that serve traffic
to and from Dulles Town Center.

The overpass, the extension of Atlantic to Algonkian, and the ramps on the north side of Route 7
were to be constructed by the CDA but funded by the county. The bond issue included $7.4 million to be
paid to the county, along with interest income on this money, to pay for a portion of these costs. The county
has provided another $1.4 million, which was mostly collected from developers as proffers. The state has
allocated $2.8 million from state and federal transportation funds to fund these improvements.

The interchange was constructed in three phases. The first phase included the extension of Atlantic
to Route 7 and the overpass. The second phase included the extension of Atlantic to connect with the
existing Algonkian Road. The third phase included the ramps on the north side of Route 7.

Construction for Phase I commenced in April 2000. Phase I was opened to traffic in March 2003.
The cost of the improvements for the first phase was approximately $7.4 million, which has resulted in the
expenditure of all of the bond proceeds funded for these improvements. The Phase II improvements were
opened to traffic on July 25, 2003.

According to Site Management, construction of the Phase III improvements (Ramps F and J) is
complete and these improvements were open to traffic in eatly January 2004.
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V. TRUSTEE ACCOUNTS

The trustee for the Series 1998 Bonds is Sun Trust (formetly Crestar Bank). The balance as of
December 31, 2006, interest paid, disbursements, special assessment collections, additional proceeds, and
account balances for each fund as of September 30, 2007, are shown by the following table:

Table E

Balance Interest Additional Balance

12/31/06 Paid Proceeds  Disbursements 09/30/07
Bond Payments Account $107 $1 $2,550,517 $2,550,625 $0
Reserve Fund $3,844,186 $121,837 $0 $0 $3,966,023
Construction Account $472.817  $17,070 $0 $0  $489,887
Admin Expenses Fund $75,327 $2,507 $0 $26,085 $51,750
Special Assessment Revenue $155,168  $21,172  $2,602,045 $2,564,809  $213,576
Total $4,547,606 $162,588  $5,152,562 $5,141,519 $4,721,237

The additional proceeds to the Bond Payments Account were transfers from Special Assessment
Revenue Account to pay debt service. Additional Proceeds to the Special Assessment Revenue Account were
transfers of special assessments collected by the county. Disbursements from the Special Assessment
Revenue Account represent payment for debt service. Disbursements from the Administrative Expense Fund
were to pay the administrative expenses of the CDA.

The interest paid through September 30, 2007 may not include interest accrued but not yet paid. The
bond proceeds in the Reserve Fund in the amount of $3,656,000.00, which is equal to the reserve
requirement, is invested in a Bayerische Landesbank Guaranteed Investment Contract (GIC) earning 3.11
percent per annum and maturing on March 3, 2009. The remaining funds are invested in federated treasury
obligations currently earning between 4.30 and 4.45 percent.

Investment income on the bond payments account will be applied to the payment of debt service.
Investment income on the reserve fund will be applied in the following order of priority: (i) rebate of positive
arbitrage to the U.S. Treasury (ii) the administrative expenses fund (iii) to the construction account, if not
closed (iv) to the bond payments account (v) to the additional reserve account. Investment income on the
construction account will remain in the account and may be disbursed as provided for other funds in the
account.

Table F
Investment income on the Algonkian interchange
account was transferred to the construction account. Rate of
. .. . . Account
Investment income on the administrative expense fund will Return
remain in the fund.
Reserve fund 3.11%

Special Assessment

[0
Revenue 4.45%
Construction account 4.30%
Administrative expenses 4.30%
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V. DISTRICT OPERATIONS

A. SPECIAL ASSESSMENTS LEVIED AND COLLECTED

An annual installment is to be imposed each year within the Dulles Town Center Development
Authority in an amount sufficient to fund the “Annual Revenue Requirement.” The annual revenue
requitement, generally, is equal to: (i) annual debt service and administrative expenses, less (ii) available
investment income and capitalized interest. Special assessments levied and collected in 2007 would be
necessaty to make the payments on the bonds due on September 1, 2007 and March 1, 2008, if there are no
other sources of funds to make the payments.

Table G provides a summary of the annual revenue requirement for 2007. Special assessments in the
amount of $2,654,091 will be levied and collected in 2007 in order to meet the annual revenue requirement.

Table G
FY07 Annual Revenue Requirement

Debt service:
Interest Payment, September 2007 $1,120,625
Interest Payment, March 2008 $1,120,625
Principal Payment, March 2008 $420,000
Total Debt Service $2,661,250
CDA Operations $85,000
Sub-total expenses $2,746,000
Reserve fund investment income ($85,000)
Surplus from prior year ($7,159)
Annual revenue requirement for 2007 $2,654,091

(i.) Debt Service
Debt service includes interest on the bonds payable on September 1, 2007 and March 1, 2008. Each
interest payment is $1,120,625, equal to interest on the bonds at 6.25% for six months on the outstanding
principal balance of $35,860,000. A principal payment of $420,000 is due on the bonds on March 1, 2008.
Total debt setvice on the bonds to be paid from special assessments collected in 2007 is $2,661,250.

(ii.) Operational Expenses

The estimated CDA operational expenses are shown in Table H.
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Table H
FY07 Estimated CDA Operational Expenses

Meetings of the authority

20 meetings each year at $1,250 per meeting $25,000
Meetings of the CDA counsel

20 meetings each year at $1,200 per meeting $24,000
Trustee $2,000
Administrator $11,750
Loudoun County charge for issuing assessment bills $5,000
Contingency $17,250

Total administrative expenses 2007 $85,000

(iii.) Reserve Fund Investment Income

The bond proceeds in the reserve fund in the amount of $3,656,000, which is equal to the reserve
requirement, are invested in a Bayerische Landesbank Guaranteed Investment Contract (GIC) earning 3.11
percent per annum maturing on March 3, 2009. The yield on the current required balance of $3,656,000 will
result in annual investment income of $113,701.60. In compliance with the order of transfer outlined above
and in the Trust Indenture, a portion of these funds equal to annual administrative expenses in the amount of
$85,000 may be transferred to the administrative expense fund to pay administrative expenses for fiscal year
2007.

(iv.) Surplus from Prior Year

The estimated surplus from the prior year that may be applied to pay debt service and administrative
expenses in fiscal year 2007 is outlined below in Table E. An aggregate debt service payment in the amount of
$1,430,000 is due on March 1, 2007, which includes a $1,130,000 interest payment and a $300,000 principal
payment. Assessments in the amount of $1,277,500 (i.e., $1,280,000 in second half annual assessments less
the county’s charge of $2,500) were due on December 5, 2006 and will be transferred to the trustee on or
before the next debt service payment, which is scheduled for March 1, 2007. As of November 30, 20006, the
balances in the special assessment revenue fund and the bond payment account were $154,552 and $107,
respectively. These funds will be transferred to the bond payment account to make the debt service payment
on March 1, 2007.

As of November 30, 2000, the reserve fund balance was $3,843,439, which includes the original
deposit of $3,656,000 plus interest earnings of $187,439. In compliance with the order of transfer outlined
above and in the Trust Indenture, a portion of the interest earnings may be transferred to the administrative
expense fund to reimburse the administrative expense fund in the amount of $5,000 for administrative
expenses paid to the county in the form of retained annual assessments for fiscal year 2000.
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Table I
Surplus from Prior Year

Debt Setrvice:
Interest payment, March 2007 $1,130,000
Principal payment, March 2007 $300,000
Total debt service $1,430,000
Balance of FY06 administrative expenses $68,349
Subtotal expenses $1,498,349
Available funds:
Semi-annual assessments due at December 5, 2006 $1,277,500
Fund balances:
Special assessment revenue fund at November 30, 2006 $154,552
Bond payment account at November 30, 2006 $107
Available reserve fund interest income $5,000
Available administrative expense fund $68,349
Subtotal available funds $1,505,508
Surplus from prior year $7,159

As of November 30, 2006, the balance in the administrative expense fund was $86,628. The
administrative expense budget for fiscal year 2006 was $85,000. As of November 30, 20006, $16,651 in
administrative expenses had been paid for fiscal year 20006, resulting in a balance of $68,349 in fiscal year 2006
administrative expenses that may be funded from the balance in the administrative expense fund.
Accordingly, the second half fiscal year 2006 assessments to be transferred, the special assessment revenue
fund balance, the balance in the bond payment account, available reserve fund investment income to be
transferred to the administrative expense fund and the available funds in the administrative expense fund
needed to pay the balance of administrative expenses for fiscal year 2006 are estimated to exceed the March 1,
2007 debt service payment and the balance of administrative expenses for fiscal year 2006, resulting in a
surplus of $7,159 [ie, ($1,277,500 + $154,552 + $107 + $5,000 + $68,349) — ($1,130,000 + $300,000 +
$68,349) = §7,159] for fiscal year 2006.

Summary

The estimated expenses for the CDA for 2007 are $2,746,250. The estimated funds available to pay
these expenses are $92,159, resulting in an annual revenue requirement of $2,654,091. Accordingly, special
assessments in the amount of $2,654,091 will be collected in 2007 to meet the annual revenue requirement.

B. REALLOCATION OF SPECIAL ASSESSMENT

When the CDA was created it consisted of two patcels. The special assessment lien on the mixed-use
parcel, parcel number 80-102A, was $14,267,598.00. This parcel has been subdivided into six parcels, one of
which is the remaining portion of parcel 80-102A. Parcel 80-97A has subsequently subdivided to create parcel
number 103 (the Nordstrom’s parcel) with 13.67 acres. The respective acreage and the reallocated special
assessment on each of these parcels are given in the table below. The aggregate assessment lien has been

reduced to $50,109,701.00 due to principal reductions totaling $700,000.00 through March 1, 2007.
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Table ]

Reallocation of Assessment Lien

Parcel Acreage Assessment Lien

Parcel 102 (Block 61) 12.50 $535,052
Parcel 102 (Block 1) 7.75 $331,552
Parcel 102 (Block 2) 6.44 $275,594
Parcel 102 (Block 3) 42.88 $1,817,910
Parcel 102 D 9.81 $424,017
Parcel 80-102A 189.51 $10,685,743
Parcel 80-97A 66.78 $31,271,563
Parcel 103 13.67 $4,468,270

Total 349.34 $49,809,701

The parcels on which the 156 room Marriott Courtyard hotel, the 202,110 gross square foot spec
office building, and the 94,716 square foot flex office building will occupy are Parcel 102 (Block 2), Parcel 102
(Block 61), and Parcel 102 D, respectively.

C. DELINQUENT SPECIAL ASSESSMENTS

There are no delinquent annual assessments for fiscal years 1999 through 2006. Annual assessments
in the amount of $2,654,091 will be collected on the taxable property within the CDA in fiscal year 2007 in
two equal installments of $1,327,046 on June 5 and December 5, 2007. As of August 8, 2007, Loudoun
County reportts that the entire first half annual assessment of $1,327,046, which was due on June 5, 2007, was
collected and was transferred to the trustee on August 15, 2007 to pay the debt service. The second half
installment of annual assessments is due on December 5, 2007. As a result, there are no delinquent annual
assessments for any prior fiscal year at this time.

D. COLLECTION EFFORTS

There are no collection efforts underway at this time.

E. PREPAYMENT OF ASSESSMENTS

There have been no prepayments of special assessments.

F. BONDS CALLED FOR REDEMPTION

There have been no bonds called for redemption and no changes to the sinking fund payments as set
forth in the indenture of trust.

(G. CDA PARCEL STATUS

The following table shows each parcel in the CDA, its current land use, acreage, assessed value as of
January 1, 2007, the current assessment lien, the annual installment to be levied and collected in 2007 and the
share of the total annual installment of each parcel. Total assessment liens are equal to $49,809,701, which
represents bonds outstanding in the amount of $35,860,000 and additional bonds that may be issued of
$13,949,701.
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Table K

CDA Parcel Status

Parcel Land Use Acreage As(s(;: 18;8;1 /X;;ue Assessment Lien 212121:?1?;1(?;1 Percent

Parcel 102 (Block 61) Spec office bldg. (202,110 sq. ft.) 12.50 $0* $535,052 $28,510 1.07%
Parcel 102 (Block 1) Vacant land 7.75 $2,447,500 $331,552 $17,667 0.67%
Parcel 102 (Block 2) Marriott Courtyard Hotel 6.44 $19,890,400 $275,594 $14,685 0.55%
Parcel 102 (Block 3) Vacant land 42.88 $13,541,900 $1,817,910 $96,867 3.65%
Parcel 102 D Flex office bldg. (94,716 sq. ft.) 9.81 $11,202,300 $424,017 $22,594 0.85%
Parcel 103 Nordstrom 13.67 $54,477,900 $10,685,743 $569,386 21.45%
Patcel 80-102A Vacant land 189.51 $16,143,500 $4,468,270 $238,090 8.97%
Parcel 80-97A Dulles Town Center Mall 66.78 $253,235,300 $31,271,563 $1,666,293 62.78%
Total 349.34 $370,938,800 $49,809,701 $2,654,091 100.00%

* Parcel 102 (Block 61) is platted on the same PIN with Parcel 80-102A.
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