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Methods Change. Principles Endure. Service & Integrity Since (914,

On to the next 100 years..
With 100 years behind us, the Henry S. Miller Companies is proud to begin the next century of service. A family business
beginning in 1914, Henry S, Miller Companies is now one of the largest independent commercial real estate firms in Texas.
The Henry S. Miller Companies’ legacy of service, integrity and innovation will propel us forward into the next 100 years.

We thank you all for celebrating this milestone with us in 2014 and for your continued support.
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The year of 2014 was great for Industrial real estate and 2015 looks to be even

better. Vacancy rates in the DFW area for available industrial property for lease

. are below 6 percent. Developers continue to build the ever popular 1,000,000

Da n Sp I ka square foot large user box. With construction costs at an all-time high, it makes
o sense to focus on the big box. Few owners and developers want to build the
EVP/Pr!nC|paI. . smaller, shallow bay product to accommodate the 50,000-100,000 square foot
Industrial Division user. Infill sites are tough to find and there is an abundance of 2nd and 3rd
generation space in Valwood, Brook Hollow and GSW for users of smaller

product to choose. In 2015, it will be a landlord’s market. As we saw in 2013 and more so in 2014, there is plenty of upside in the Industrial
market—particularly for rental growth. Finding quality infill sites at the right price will be a challenge; however, purchase of industrial product
is a different story. From 1-30 north along I-35 up to Denton, it is virtually impossible to find buildings between 20,000 and 100,000 square
feet available for purchase. The buildings out there are obsolete—short truck courts, low warehouse ceilings, lousy ingress/egress and slab
movement. Whereas you could purchase user buildings in the past five to six years in the $30.00-$40.00 per square foot range, supply and
demand paired with anxious brokers have driven prices to an all-time high especially in the Design District and Brook Hollow areas. | am
not sure we will ever see builders go back to office/tech product and smaller incubator space. Lock in rates now on this type of product,
especially tech space. With Class A office rates going sky high, more companies will figure out ways to keep costs down and use this type of
space efficiently. The fundamentals that continue to make the DFW area the most sought after for large corporations and DC centers are
well known: central location with good roadways and a great airport, no state income tax, plenty of skilled workers, low cost of living,
affordable housing, great schools, and lots of land. The Dallas-Fort Worth areas unemployment rate fell to 4 percent in December 2014.
Although the drop in oil prices is likely to slow the state’s economy, DFW's economic diversity should offer protection.

Darl’en HU rmIS EVP/Principal ¢ Investments & Land Division

The majority of the land purchased in 2014 was user related. Dallas-Fort Worth led the nation in job growth for
the first time since 1990 adding over 140,000 jobs; an increase of 4.4 % over the prior year and well ahead of the
national average (Federal Bureau of Labor Statistics). Relocations such as State Farm and Toyota have played a
major role in office land, which creates an ancillary need for multi-family, single family, and retail development. While these segments have
experienced record high prices, speculative land investments have been stagnate. Most developers have avoided tying up capital in land
without having a build-to-suit client in hand. We are continuing to monitor construction starts and supply in the single and multi-family
residential markets related to demand. Developers in the past have tended to over-build which hopefully will not happen in this current real
estate cycle. With previous crude oil prices in excess of $100 dollars per barrel, several investors profiting from the windfall invested heavily
in farms and ranches. It will be interesting to follow the availability of some of those properties coming back to the market since oil prices
have dropped around 50 % in the past 12 months.

2014 was a wonderful year for commercial real estate investment property. Everyone knew that billions of dollars were sitting on the sidelines
between 2008 and 2011 and that the floodgates would send a flurry of investment capital into (what was then) a depressed market.
Investors over the past few years also assumed that interest rates would experience an uptick, which never happened. Rates have actually
remained steady or have slightly dropped. We are continuing to see those funds purchasing properties in a sellers’ market. Quality retail and
industrial investments are still trading in the 6% to 8% range. A “quality” multi-family product is still trading in the 4.5% to 6% range. The lack
of product has kept prices high due to a seller’s inability to find suitable replacement investments. | firmly believe that 2015 will continue to
stay strong with the hottest markets being spurred by the Cityline development in Richardson and the Dallas CBD / Uptown area which has
experienced resurgence in office, multi-family and retail properties.

BIG Things are Happening in Dallas (Part )
PRESTON TRAIL PLAZA SALE

Henry S. Miller announced the sale of Preston Trail Plaza to
Hopkins Preston Trail Plaza, LP in May of 2014. Located at the
intersection of Summerside Drive and Preston Road, “Preston Trall
Plaza was a prime example of a well-located shopping center
with excellent upside.” said Darrell Hurmis, who brokered the
transaction. The Miller Company purchased Preston Trail Plaza in
October of 1993 and formed a syndication of equity partners for
the property in 1997. 2014 was the perfect “time to sell and
deliver a return to our investors,” said Greg Miller.



Michael Dee

EVP/Principal
Retail Division

The Texas Retail Real Estate Market and especially the North Texas area will continue its trend in 2015 as one of the most vibrant and active
markets in the U.S.!'" Across the country in 2014, retail real estate sustained its steady recovery and in several states such as Texas, recovery turned
into active expansion. According to respected industry forecasts, the Dallas-Fort Worth area is projected to be one of the top commercial real
estate markets in the country in 2015. During 2014, Dallas-Fort Worth was among the top performing cities in net absorption in neighborhood
and community centers; this trend is expected to continue in 2015. The majority of baseline forecasts also show increased demand for retail space
in 2015. The North Texas region, especially Dallas-Fort Worth, remains attractive to real estate investors because of its strong job growth, which
benefits from the low cost of living and doing business. Furthermore, there appears to be no concerns about the availability of capital in 2015,
Retail cap rates have continued to remain at historically low levels and for the majority of active net lease participants, expectations for cap rates
are set to remain unchanged or rise slightly in 2015. Texas and specifically Dallas-Fort Worth should continue to lead the nation in population
growth, as well as job creation. Dallas Fort Worth, Austin and Houston will remain in the top 10 commercial real estate markets in 2015! This
impressive growth trend will endure, attracting retailers, grocers and restaurant concepts for high-quality space in active submarkets. In the major
markets such as Dallas-Fort Worth, the primary driver of anticipated rent growth will be lack of supply, as retail construction levels remain at a
historic low. Once again, there are so many good reasons to look forward to in 2015 with an optimistic view of the Dallas-Fort Worth Retail Real
Estate Market!

BIG Things are Happening in Dallas (Part 2)
STATLER HILTON & OLD DALLAS LIBRARY SALE

Downtown Dallas ¢ St. Paul St. & Commerce St.

721,000 Total Square Feet

“Our involvement in this transaction is yet another example of Henry S. Miller
Company’s storied tradition of handling some of the most significant
historical Dallas landmarks. The Henry S. Miller story is a compelling saga
that will forever be intertwined with the growth of Dallas into a world class
city over the last century,” said Greg Miller, President & CEO of Henry S.
Miller Cos.
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Henry S. Miller Brokerage’s Urban Multifamily Team, made up of Lew Wood,
EVP, Andrew Doster and Darden Orand, represented the buyer in the sale
of the Statler Hilton & Old Dallas Library in May of 2014. Since then, the
project has been awarded by the Dallas Business Journal as Best
Rehab/Reuse Deal of 2014 and D CEQO's Best Commercial Property Sale of
2014,

“It was an honor being a part of this complicated and historic transaction
within the city of Dallas and state of Texas. This future development will be a
catalyst for the east side of downtown Dallas and become a chic
live/work/play destination not just locally, but internationally. We want to
graciously thank and recognize our client Leobardo Trevino of The Ricchi
Group for the everlasting support during the sale. Mr. Moayedi of
Centurion American Development will transform the former Statler Hilton
and Old Dallas Library, once again, into iconic attractions,” said Lew Wood.

This will truly be an amazing attraction for the city of Dallas. Mr. Moayedi
has recently confirmed the completion of environmental remediation and
completion of all interior demolition by April 15. Plans are for 160 hotel
Doster, Wood, Orand rooms and 260 apartment units with a renovated ballroom and possibly four
Photo by DCEO's Matt Shelley new restaurants in the 10,000 square foot (est) of retail space.
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Finish Qut

The following table reflects market averages and ranges for finish-out in office, industrial and retail properties.
Industrial was broken out between flex and bulk warehouse and office/medical and retail/restaurant categories
were added.

OFFICE OFFICE INDUSTRIAL INDUSTRIAL RETAIL RETAIL RESTAURANT
(MEDICAL) (FLEX) (BULK) (ANCHORED) | (UNANCHORED)
SHELL
Average/Mode | $38.60 $35.00 | $43.00 $50.00  $21.18 $15.00 | $7.55 $5.00 | $30.58 $25.00 = $27.42 $25.00  $38.00 $25.00
Low/High $14.00 $75.00 | $22.00 $80.00 | $9.00 $60.00 = $2.00 $15.00  $15.00 $40.00 @ $15.00 $40.00 $25.00 $60.00
NEW
Average/Mode | $20.44 $25.00 @ $25.27 $25.00  $11.00 $10.00 $4.73  $3.00 | $1525 $15.00 | $14.17 $15.00  $22.00 $25.00
Low/High $10.00 $35.00 | $10.00 $50.00 | $5.00 $35.00 $1.00 $10.00 = $8.00 $25.00  $5.00 $25.00 $10.00 $50.00
RENEWAL
Average/Mode | $11.60 $10.00 | $9.41  $10.00 = $5.46 $500 | $1.93 $1.00 | $558 $5.00 | $438 $5.00 & $8.78  $10.00
Low/High $5.00 $40.00 = $4.00 $1500 $0.00 $20.00 = $0.00 $8.00 & $0.00 $10.00 | $0.00  $9.00 | $0.00  $15.00

Vacancy and Collection Loss

We asked the respondents what they used as a stabilized vacancy and collection loss when analyzing different
property types. The following table summarizes their responses, presenting the average, the mode and the range.

MULTI-TENANT LOSS (%) SINGLE TENANT LOSS (%)

RETAIL AVG MODE LOwW HIGH RETAIL AVG MODE LOW HIGH
Strip Center 9.40 10.00 5.00 15.00 Credit 3.25 0.0 0.0 10.0
Neighborhood 8.11 10.00 4.00 12.00 Non-Credit 7.92 10.0 0.0 15.0
Anchored 6.43 5.00 4.00 10.00
Multi-Anchor 6.31 5.00 2.00 10.00

OFFICE AVG MODE LOW HIGH |OFFICE AVG MODE LOW HIGH
Class A 8.63 10.00 5.00 15.00 Credit 5.88 5.0 1.0 10.0
Class B 10.07 10.00 5.00 25.00 Non-Credit 10.94 10.0 5.0 15.0
Garden (Class C) 13.46 10.00 10.00 30.00
Small 10.92 10.00 7.00 15.00

INDUSTRIAL AVG MODE LOW HIGH |INDUSTRIAL AVG MODE LOW HIGH
Bulk 6.43 5.00 5.00 15.00 Credit 5.07 5.0 0.0 10.0
Flex 9.47 10.00 5.00 20.00 Non-Credit 7.71 10.0 3.0 15.0

Apartments AVG MODE LOW HIGH
Class A 5.69 5.00 4.00 10.00
Class B 6.75 6.00 4.00 10.00
Class C 8.71 7.00 5.00 15.00

f3% 8%
Investment Opportunit
in 2015 i )

Respondents concluded that
industrial properties are now
viewed as being the best
investment opportunity although
followed very closely by both
ground and net leased deals.
The participants were asked to
provide their forecast for 2015.

Apartments Hotels Industrial

F3%

M Great W Good
M Stable Declining Ground Lease Net Lease Office Retail
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Revenue and Expense Expectations Reasonable Marketing Time
We asked the respondents to estimate changes in When asked what would be a reasonable exposure
revenue and expenses by property type; this is shown time for a property to sell in the open market, the
in the following table. respondents answered as follows:
AVERAGE PROPERTY TYPE MONTHS
Property YEAR 1 YEAR 2 THEREAFTER APARTMENTS AVG MODE LOW HIGH
Type Revenue Expense | Revenue Expense | Revenue Expense Class A 752 30 20 9.0
Apartments | 3.68%  3.46% | 3.13%  3.08% | 305% = 2.81%
0 ce 395%  3.66% | 3.68%  2.97% | 3.05%  2.95% Class B 6.29 6.0 2.0 120
Retail 300%  316% | 314%  296% | 3.00%  2.73% Other 7.00 6.0 20 12.0
Industrial 516%  4.34% | 421%  3.39% | 342%  2.86% OFFICE
Hotel 450%  4.09% | 3.94%  344% | 250%  2.95% High Rise 7.50 6.0 3.0 12.0
Class A Suburban 7.95 6.0 3.0 18.0
Class B 10.10 9.0 2.0 24.0
MODE Other 9.22 10.0 4.0 12.0
Property YEAR 1 YEAR 2 THEREAFTER RETAIL
Type Revenue Expense | Revenue Expense | Revenue Expense Regional 7.26 6.0 1.0 24.0
Apartments | 3.00%  3.00% | 3.00%  3.00% | 3.00%  3.00% Community 737 6.0 20 15.0
0 ce 300%  2.00% | 3.00%  2.00% | 200%  2.00% ,
Retail 300%  3.00% | 250%  3.00% | 250%  2.00% Neighborhood 7.68 6.0 20 150
Industrial | 3.00%  3.00% | 300%  300% | 300%  3.00% Unanchored 911 6.0 30 18.0
Hotel 300%  3.00% | 3.00%  3.00% | 250%  3.00% LAND
Leased Fee Sites 7.39 6.0 3.0 18.0
Net Leases 5.65 3.0 2.0 18.0
RANGE INDUSTRIAL
Property YEAR1 YEAR 2 YEAR 3 Bulk Warehouse 7.21 6.0 2.0 24.0
Type Low  High | Low  High | Low _ High O ce/Warehouse | 7.05 6.0 3.0 18.0
Apartments | 0.00%  10.00% | 0.00%  10.00% | 1.00%  8.00% Tech Flex 850 60 20 180
0 ce 150%  15.00% | 150%  15.00% | 1.50%  8.00%
Retail 1.00%  10.00% | 1.00%  10.00% | 1.00%  8.00% HOTELS
Industrial 150%  30.00% | 150%  1500% | 150%  10.00% Full Service 8.36 6.0 5.0 15.0
Hotel 250%  10.00% | 2.00%  10.00% | 2.00%  8.00% Limited Service 8.08 6.0 6.0 15.0

Which News Event From 2014 Had The Greatest Affect
on the North Texas Real Estate Market?

Respondents were questioned as to what news event from the past year had the greatest effect on the North Texas
Real Estate Market. The opening of the LBJ express lanes was at the top followed by the repeal of the Wright
Amendment.

The respondents indicated that the relocation of Toyota and other national corporations will have the greatest effect
in 2015. This was followed by the change in oil prices.

0 OPENING OF EXPRESS TOLL LANES &
42/0 THE CONTINUED CONSTRUCTION OF
LBJ

34%  RepEAL OF THE WRIGHT AMENDMENT
THE DALLAS COWBOYS FINISHING 12

1% & 4 WINNNG THE NFC EAST &
RETURNING TO THE PLAYOFFS

5% THE HENRY S MILLER 100 YEAR
ANNIVERSARY

50/ GREG ABBOTT WINNING THE TEXAS
0 GUBERNATORIAL RACE

30y  OmHER




Mark 0'Briant

President « Henry S. Miller Consulting

2014 was another great year for our Appraisal & Consulting Division and we want
to thank our clients for giving us the opportunity to serve them. We are proud to say
that we completed more than 350 assignments in 2014. The real estate market has
continued to strengthen and we are seeing activity in all property types including
new development.

highly trained and experienced professionals, including

four 25-plus-year veteran appraisers who hold the MARK O'BRIANT, MAI, CRE - PRESIDENT (25+ years)
MAI designation. Combined, they have over 15 years  pacy LAW, MAI - EXECUTIVE VICE PRESIDENT (30+ years)
of appraisal and consulting experience.

. . _ CRAIG CHRISTENSEN, MAI - VICE PRESIDENT (30+ years)
Henry S. Miller Consulting, LLC, provides a full array of
services, including: traditional appraisals, appraisals ANN KOSTISHAK, MAI - VICE PRESIDENT (30+ years)
for eminent domain/condemnation matters prepared RYAN MCcCREIGHT - APPRAISER (9+ years)

for private property owners and government entities, CYNTHIA P BRITAIN - APPRASER (30
litigation support services including expert witness ' ’ (30+ years|

testimony, feasibility studies, investment analyses and LEA MICHAELS - APPRAISER

ad valorem tax representation. BLAKE GADDY - APPRAISER

Henry S. Miller Con.sultlng, LLC professmnals_also TONIA STEVENS - ANALYST
serve as expert witnesses and have provided
valuation and advisory services in connection with a DOUG PRUDE - RESEARCH DIRECTOR

variety of litigation types, including: eminent

domain/condemnation, bankruptcy, income and COﬂSU't@henrysm”lercom

property tax, among other issues. Our experts have

extensive experience testifying in local, state and 9724194081

federal courts.

BIG Things are Happening in Dallas (Part 3)
LITTLE ELM TOWNE CROSSING

“Timing is everything.” said President and CEO, Greg Miller. “We
bought this property in 2005 with a syndication of high net
worth individuals formed by our equity group. The investment
was initially structured as a land deal but soon thereafter we
recognized that this was a premier retail location. Accordingly,
we decided to develop it as a shopping center which provided
strong cash flow. We're pleased to deliver a very healthy return
to our investors with the sale of this asset”

PRESTONWOOD COUNTRY CLUB

In 2014, after 38 years of ownership, Henry S. Miller Cos. sold
Prestonwood Country Club to ClubCorp. In 1976, the late Vance
C. Miller purchased the beautiful 18-hole course located off of
Preston Road just north of Arapaho Road, the Creek, which the
company spent years rebuilding and developing. In 1984, Vance
Miller built Prestonwood’s Plano golf course, known as the Hills,
and developed the real estate around the course as a
residential subdivision. ClubCorp had expressed intrest in the
club for years and the timing and the buyer couldn't have been
any better.







Henry S. Miller Services
Brokerage

Henry S. Miller Brokerage, LLC provides sales, leasing
and tenant representation in all areas of commercial
real estate. With divisions specializing in office,
investments, land, industrial, corporate services, retail
and multifamily, our professionals are focused on
saving both time and money by defining and
developing the best strategic direction to meet your
budgetary and real estate requirements.

Property Management

As an accredited management organization, our goal
is to provide the highest level of comprehensive
management services in a smaller, more personal
environment. Henry S. Miller Property Management
offers: experienced and involved management,
attentive  day-to-day  property  management,
construction management, marketing and leasing,
budgeting, forecasting and accounting.

Investment Partners

Miller Realty Investment Partners, Inc. offers investment opportunities to high net worth individuals, private trusts,
endowment funds, pension funds, insurance companies and private investor groups interested in being investment
partners with the Henry S. Miller Company and its affiliates. We also execute investment strategies, structure
operating partnership relationships and provide proactive asset management. Through our equity partnerships we
are able to specialize in providing equity capital for the acquisition of income producing properties and for
well-conceived development projects. Our goal is to provide investors with an opportunity to benefit from
predictable cash flow and the realistic expectation of long term capital gains.

Development

Henry S. Miller Development specializes in the development of commercial, retail, multi-family and residential single
family lot development, as well as renovations of existing properties throughout Texas. We have successfully

developed several million square feet of commercial projects across all asset classes and hundred acres of land,
primarily in the Dallas Ft. Worth area.

BIG Things are Happening in Dallas (Part 4)
CliffVIEW Development

Located on the cliffs west of the fashionable Belmont Hotel,
Cliffview offers unobstructed views of Downtown Dallas
with units ranging from 500 square foot one bedroom to
2,100 square foot two bedroom. CliffVIEW's location is near
the trendy Bishop Arts entertainment district in Oak Cliff
and just a short drive to Downtown Dallas, Victory Park, the
Dallas Design District and Uptown employment and
entertainment centers.

Parkside Towns

Located at 1200 Lake Park Blvd in Richardson, TX, this
multifamily development features modern townhomes with
beautiful designs. Surrounded by a variety of area
amenities, the townhomes feature 2-car garages, granite
countertops, vaulted ceilings, walk-in closets and private
entry. The community provides controlled gate access, a
pool and individual townhome addresses.




Henry S. Miller

Corporate Headquarters

14001 Dallas Parkway, 11th Floor
Dallas, TX 75240

9724194000

Houston
713.626.2828

Austin
512.794.9400

San Antonio
210.821.5323

El Paso|New Mexico
575.523.6000

henrysmiller.com
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