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e, Dennis M. Davis, CCIM, CPM
Deputy Direcior
Boston Redevsiopment Authority

Boston, k& 02201
Re:  Aporaisal of Real Property
City Garage Site

115 Federal Strest
Boston, A 02110

C&W File ID:  14-27001-800270

Dear Mr. Davis:
i fuifilent of our sgresivient as outlined in the Ledler of Engagement, we aie pleased o ansmit oui appraisa

of the above property in a report dated June 11, 2014. The effective daie of value is April 29, 2014.

This appraisal report has been prepared in accordance with our interpratation of your institution’s guidelines, Title
Xl of the Financial institutions Reform, Recovery, and Enforcement Act of 1988 (FIRREA), and the Uniform
Standards of Professional Appraisal Practice (USPAP).

The subject property is a S-story (2 below and 3 above grade} 750-space parking garage that has been shut
down due to structural deficiencies. Our client has directed us to appraise the site under tWwo scenarios. The first
being that the exisiing improvements are demolished and that the subject site is avallable as a devslopment
parcal valued under current zoning. The second scenario is to assume that a new 1,125 space garage is
consiructed on the site is stabilized and valued as of the current date.
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Based on ihe agreed-to Scope of Work, and as outlined in the report, we devsloped the following coinions of
Market Value:

alue Conclusions

==

STt B ot

Markel vaiue As s Fee Simple ) $28,000,000
Hypothetical Vaiue Fes Simple Apeii 25,2014 $29,800,000

Compisd by Cushraan & Wekefield of Massacturssils, ino,

The value opinions in this report are qualified by certain assumptions, Emiting conditons, certificetons, and
definitons. The value opinions in this report are qualified by the following hypothetical conditions.

For a definition of Hypothetical Conditions please sse the Glossary of Terms & Definitions. The use of
hypothstical conditions, if any, might have affected the assignment resutts.

This appraisal includes a hypothetical velue predicated on the assumpiion that the existing improvements have

been demelished and replaced with a 1,125-space parking garage that is assumed to be stabilized as of the date
of this report.

This letter is invalid as an opinion of value if detached from the report, which contains the text, exhibits, and
Addenda.

Respectiully submitted,
CUSHMAN & WAKEFIELD OF MASSACHUSETTS, INC.

Rober: N. Skinnar, MA!, MRICS
Managing Dirsctor

fid Certified General Appraiser
License No. 78057
robert.skinner@cushvwake.com
{617} 204-5912 Cffice Direct
(617} 330-0499 Fax
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As pari of our guality monitoring campeign, atiached is a short survey pertaining io this appraisal report and ¢

sevice that you received. Would you please isks a faw minuiss o complets the survey io help us identify e
things you liked and did not fike?

Esch of your responsss will be caislogued and reviewsd by members of sur naticnal Quailtly Cortrol Comimities,
and appropriate actons will be taken where necessary. Your feadback is criticel fo our effort o continuously
improve our service o you, and is sincerely appreciaiad.

To aceass the guestionnairs, please click on the link hers:

The survey is hosted by Surveymonkey.com, an experienced survey softwars provider. Altematively, simply print
out ihe survey aftached in the Addenda of this report and fax i fo {718) 852-0890.
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acts and concliusions
BASIC INFORMATION PP PR
Common Property Name: City Garage Siie
&ddress: 118 Faderal Strest

Bostor, MA 021410
Courty: Suffolk

Propetty Ownership Entity:

The Ciiy of Boston

-~ SITE INFORMATION _ . — R
Land Area: Sguare Feet Acres
Main Parcel 47,738 1.10
gite Shape: lereguladdy shaped
Site Topograply: Level at street grade
Frontage: Good
Site Uility: Average
MUNICIPAL INFORMATION _
Assessment Information:
Assessing Authority The City of Boston
Assessor’s Parcel Identification 0304225000
Current Tax Year Fy20i4
Taxable Assessment $29,440,000
Current Tax Liability EXEMPT
Zoning Information:
Municipality Governing Zoning Thie Gity of Boston
Current Zoning Bosion Proper — B-10
Is current use permitted? Yes
Current Use Compliance Complying use
Zoning Change Pending No
Zoning Variance Applied For Not appiicabie

HIGHEST & BEST USE _
£g Though Yacant:
A mixed-use developmant built to the maximum feasible density.

As fmproved:
To razed the axisting garage and redevelop as a mived-use project © the maximum feasioia
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WALUATION INDICES Market Value As-is Hypothetical \.lalue'j
April 29,2014  April 29, 2014

Land Value
indicaiad Value: $28,000,000
Per Buildsble Foot: §56.88
Direct Capitalization
Net Operating Income {stabilized): $4,753.125
Caplislizstion Rate: 8.00%
Indicated Value: $79,218,750
"~ Vave{Rourdedy | — ———————§79200000 —
LESS Developmeni Costs ($46,600,000)
Indicatad Value: $29,618,750
indicated Valus Rounded: $29,500,000
Per Space: $26,311
Income Capitalization Approach
Indicated Value: $29,600,000
$26,311
Fee Sim ’ Fee Simple
Concluded Value: $28,000,000 $29,6800,000
Per Buildable Foot or Space: $55.65 $26.311

For a definition of Hypothetical Conditions please see the Glossary of Terms & Definitions. The use of
hypothetical conditions, i any, might have affected the assignment resulis.

This appraisal includes a hypothetical value predicated on the assumpiion thet the existing improvements have
been demoiished and replaced with a 1,125-space parking garage that is assumed to be stabilized as of the date
of this report.
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introauction

This report Is intended to comply with the reporting recuiremeris outlined under the USFAP for =n Appraisel
Repoit. The repoit was also prepared o comply with the reguiraments of the Code of Professionsl Etfvics of the
Appraisal Instiuts and the Financizl Insiitutions Reform, Recovery end Enforcement Act of 198¢ (FIRREA), Tie
Xi Regulatiors.

Cushman & Wakefield of Massachusetis, Inc. has an internal Quality Conirol Oversight Program. This Prograrm

mardaiss a “second read” of all appraisals. Assignments prepared and signed solely by designated members
~(MAls) are read-by-another MAL whe-is-not participating in the assignment. Assignmenis prepared, in whoie or in

pait, by non-designated appraisers require kAl participation, Quality Conirol Oversight, and signaiure. -

For this assignment, Quality Confrol Oversight was provided by Stafan J. Sargeant, MAI, MRICS.

The scope of this appraisai is to value the subject site under two scensrios. The first scenario is to provide the
subject’'s as-is value as a development site assuming demolition of the existing improvements. The second
scenario is to provide a hypothetical vaiue assuming the existing parking garage was replaced with a new 1,125-
space self-park garage. The hypothefical value is predicated on the assumption that it was existing and stabiized
as of the current date. This required collecting primary and secondary data relevant to the subject property.
Vacant land sales were researched in the subject's market and the input of buyers, seliers, brokers, property
developers and public officials was considered. A physical inspection of the property was made. In addition, the
general regional economy as well as the specifics of the subject’s local area was investigated.

The data have been thoroughly analyzed and confirmed with sources believed to be reliable, ieading to the value
conclusions In this repor. The valuation process used generaily accepied markei-detived methods and
procedures appropriate to the assignment.

This appraisal employs the Sales Comparison Approach to determine the value of the subject as a potential
development site. in addition, we have employed the Income Capitalization Approach to determine the value of
the subject assuming it were a fully functioning parking garage. Based on our analysis and knowledge of the
subject properiy type and relevani investor profiles, i is our opinion that these approaches would be considered
necessary and applicable for market participants. Typical purchasers do not rely on the Cost Approach when
purchasing a oroperty such as the subject. Therefore, we have not empioyed the Cost Approach to develop an
opinion of market value. The absence of this approach does not diminish the reliability of the analysis.
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USPAP ideniifies wo written repori options: Appraisal Report and Resiriciad Appraisal Report. This Jocument is

inciuded within the report:

8 Deseribss the real estate aendior personal property thai is the subject of the appraiszl, inducing physical,
econormic, and other cheracteristics ihat ars relevant

Sistes the fyre and definition of value and its source

= Descrives ihe information anslyzad, the appraisel methods used, snd the reasoning supporting the ansthyses
and opinions; explains the exclusion of any valuation approaches

8 Siles ithe use of the property as of the valuation dats

8 Describes the raionsle for the Highest and Best Use opinion (if included)




Comnion Property Name: City Garage Siis

Locstion:

Assessor's Parcal
Number{s):

Current Ovenership:

Sale History:

Current Disposition:

Effective Date(s) of
Valuation:

As ls:
Date of inspeciion:
Property inspectad by:

Client:

Intended Use:

Irtended User:

Boston Redevelopment Authority

The subjeci propeity s locaied at 118 Federal Street Bosion, Suficlk Couriy,
Massschuselts 02110

0304225000
The CGliy of Boston

To the best of our knowledge, the property has not transierred within the past tree
yoars.

To the besi of our knovdedge, the property is not under coniract of sale nor is it being
marketed for sale.

April 29, 2014
Al 29, 2014
Robert N. Skinner, MAl, MRICS

§ § Sy - N i) = b & -
5 :

This apnraisal is infended to provide an opinion of the Market Vaiue of the Fee Simple
interest in the properiy for the use of the diient for internal planning purposes. This
report s not intended for any other use.

This appraissl report was prepared for the excdlusive use of Bosion Redevelopment
Autherity. Use of this report by others is not intended by the sppraiser.

This anpraisal inciudes 8 hypotheticsl velue predicsied on the assumption that the existing mproverments have
been demolished and repiaced with a 1,125-space parking garage that is assumed to be stabilized s of the date

of this report.
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MARKET DEFINITION
The Bosior-Cambiidge-Newion RMassachusetis-New Hampshive hMetropoifien Ststistical Arsa (IMSA} spens

¢ ]
goross the easiam portion of the Siale of Massachusetis. The MSA s comprissd of the Counties of Strafford,
Reciingharm. Sufolk, Middlesax, Norfolk, Essex and Phanouth. Encompassing aporoxdmately 4,913 sguars miles,

ihe MSA esccounts for 44.7 percent of Massachussits' ol lerd arsa and 20.8 percent of Massschusetis apd

New Harmoshire's combined land area.
Further considerations are as oillows:

The Bosion-Cambridge-Newtor MSA is home o just over 4.6 million resients. It is anchored by tie
City of Boston, the capital of the Commonweaith of Massachusetts and the seat of Suffolk County,
vith a population of approximately 763,000.

o As of 2013, neasly 70.4 percent of the siate’s population lived in the Bostor-Cambridge-Newion
MSA, with 11.3 percent in the City of Boston alone.

o Logan International Airport is located in the East Boston neighborhood of Boston. [t covers 2,364
acres, has six runways, and employs an estimated 16,000 people. The largest airport in New
England, ss of 2013, Logan is the 18™ busiest airport in the Urited States, servicing over 29.6 million
passengers. Logan Alrport stimulates the New England regional economy by approximatety
$7.5 billion per year.

The following map highlights the Boston-Cambridae-Newton, MA-NH Metropolitan Statistical Area (MSA):

BOSTON-CAMBRIDGE-NEWTON, MA-NH
METROPOLITAN STATISTICAL AREA (MSA)

Source: Claritas, Inc., Cushman & Waksfield Valuation & Advisory
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CURRENT TRENDS

The Boston regional economy is surging following slow employment growth over ihe summer month s and is now
mora than fuily recovered from the past recession. Fourih quartsr 2013 posted a lower unemployrani rate than
the previous quarter as employment ouipaced the number of workers eniering the labor forcs. ut"@ﬂgk:
smploymert numbsre havs hsiped Bosion office fundemenisls improve - rental and vacancy ra ¥
strengthenad across the bosrd. These pesitive rends can be atiributad 1 an economy that has ncreased ;,J_al
roram payrols st an aversge of 1.5 pavcent par vesr since the recession. Robust axpansion in high-tech and
healihcare has paved the way in Boston's recovery effort. Addiionally, the Consiruciion employmenit sactor hies
axpearienced growih with residential and commercial space in high demand. Year over year, Construction in the
Boston MSA grew 3.7 percent in 2013, Both the siais and Boston metro have fully recovered &ll of the jobs Jost
- during the 1ast recession, with otal employment now exceading thelr respective May 2008 levels.

High-tech has been a catalyst in regional employment growth sincs the past recession and Boston is now
conslderad one of the fastest growing technology marksts nationwids. High-tech and Iife sclences firms continue
o be bright spots and will be significant emploviment drivers moving forward. Data from The Bureau of Labor
Staiistics detsrmined thet Massachusetts overall ranked second i the country for technology job growth during
2013 based on the number of tech job openings and new hires in Meiro Boston, suggesting that Massachusetis’
growth sourt appaars likely to continue.

Further considerations are as follows:

The Quincy Center project is officially cancelled due to feasibility issues as of March 2014. The
master developer was fired after lack of satisfaction in the deveiopment progress. Contract disputes,
lack of interest among potential anchor tenants, and concerns over the developer's experiise were
additional issues that halted the revitaiization project. Development broke ground in June 2813 but
siopped in November before ihe project went south. New Quincy Center was the staie’s most
ambitious project and was seeking io capitalize on the more urbanized °live, work, play”
environment. In total, there was expecied o be 3.5 million square fest of residential, retail, and
commercial space.

o LNR Property LLC closed on the final land segment needed to devslop “Southfield”, a $2.5 billion
redevelopment of the former Naval Alr Siation in South Weymouth, in December 2011. This master-
planned development will eventually include 2,855 housing units and 2.0 miliion square feet of office
and reizil space. Additionally, Scuthfield will contain 2 $30.0 milion sports and recreation complex. a
golf course and 1,000 acres of public parks and open space. This project is predicted to generate
8,000 construction jobs and 4,000 permanent positions over the next decade. Some of the

ssidential bulldings broke ground in May 2012 and the entire redevelopment project is expecied to
be completad by 2022.

T An improving real estate markst and economic conditions caused the number of foredlosurs filings
fall by nearty 49.0 percent in Febiuary 2014 compared to the same menth 2 year ago. There were
539 foreclosure petitions filed In February comparad with 858 psiitions filed in the sarme month of

9

20113 for Massachuseiis. §i appears that the worst of the forsclosure crisis is in the rearview milrror.
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ieet of rsiall gpece. Paiiners HealthGars will be the first major industry tenant o ks up cecuparey
at the site. Additionally, a new META sistion will be construstiad, slong with a revilization of the
Mystic River Reservation, induding bieycie and public transporistion improvemenis. The antie
project s expecied to take 10 o 15 years, crealing spprovdmately 21,000 consiruction jobs srd
19,000 permanent positions.

Waterside Place, a 20-story, luxury apasment tower in Boston's Seaport District, opened in February
20114, The 350,000 square foot mixed-use properly is locsted at 505 Congress Sweet near the
MBTA Silver Line and the Bosion Convention and Exhibition Center. The property features one to
thwee bedroom units, 140 parking spaces, a 7,000 square foot innovation Cenier and 10,000 sauare
feet of retsil. This comes on the hesis of the recenily opened “315 on A", a 202-unit apariment
building on A street.

The hassachusetis Bay Transportation Authority $82.0 million renovation of the Govemnment Center
Sudway siation began in March 2014, and will be under constuction for two years. The major
reason for the project is to make the sistion handicapped accassible. Government Center, the ninth-
busiest station in the system, is the T's largest transit hub lacking wheelchair accessibility.

in May 2013, the Massachusetis Transportation Department’s board approved the plans for a new
comimter rail station, pald for and opsrated by New Balance. The station will be caliad “Boston
Landing” and wili be the first complieted phase of this muiti-use facility. New Balance will pay to
design and bulld the station that kicked off in September 2013. The company will also pay ali
maintsnance costs for the first 10 years the siation is opened, which ik expected by the and of
2014. Moreover, New Balance plans to consiruct a new headguarters, sports complex, hotel, up fo
three office bulldings along with retail, restaurant and recreation space on Guest Street. The $500.0
million development will create & 1.5 million sguare-foot “health and wellness district” across about
14 acres of property. The entire project is expacied o rsach completion by 2017.

In Sepiember 2012, AREA Property Partners and Commonwealth Ventures LLC secured a $170.0
million construciion ioan to bulld One Channel Center. The $225.0 million, 620.000 square foot office
building will be developad in Boston's Seaport District. Tha 11-story office building will be entirely
leasad to Siate Street Corp. along with a 919-space parking garage. The building is part of the
larger Channe! Cenier project, which inciudes & 2.0 milion square foot mixed-use deveiopmerdt.
Foundation work at the ground levels slarted in the summsr of 2012 and is sxpecled to be
sornpleted in early 2014.

Simon Property Group is commitiad o moving forward with its plan to add another 318 residentiai
uiits in Copley Placs. The latest design shows that the project will also add additional retall sioras
on the comer of Dartmouth and Stuart sirests. Morsover, whils the tower will add more units and
fioors, the height will remain the same at 589 feet ~ one of the tallest buildings In the city. This
projzct, projectad at $500.0 million, was diver by the Incrsase in residential demand, as many
Boston terants are jooking for more of an urban setfing that fosters the “live, work, play” lifestyle.




e One of the biggest deals of 2013 received approval in December and will add significant cons
{o the North End side of Boston. Bosion Properiies and Delaware North Cos. raceivad apprev
$1.C billion complax at the TD Garden that will consist of thres towers, the tallest raaching €00 feat
of about 45 siories. The bulldings will coniain & 306-rcom hotel, 868,000 square feei of ofF
nesty 500 residences, stores and restaurants. A new Star Market will be builk srdsrground, frorg
with 800 parking spaces.

e The Asian Communily Davelopment Corp. and New Boston Furd closed on & $107.0
iinancing package for One Greerway, & mived-income devsiopment that will resiore a sea.-i
Boston's Chinatown that wes demclishad in the 1960's o mieke way for the Southeast C..»ipi'm\awmy
Locatad on a 64,000 square foot lot st 88 Knseland Street. a parcel ownad by the stats, Onre

 Greenway is designed to include 382 housing unfis. I will contain 145 afforcsble Grite that
suppoiiers say will help keep Chinslown residents in thelr neighborhood. Construction oa the nesk
building Is underway and slated for complation in 2015.

o Plans for a $150.0 milion project induding two mid-priced hotsls near the Beston Conventior: and
Exhibition Center were finelized dusing the sscond quarier, and developers expect to break ground
by the end of the year. The project spans nearly 6.0 acres of land and is expecied fo open by late
2015. The AloftHotel will have 330 rooms and be oriented io business travelers who plan short
stays. The Element will have 180 rooms and target guests planning three- to five-day visiis. In
addition to the hotel space, the convention center has plans o expand its presence by 1.3 miilion
squars feet to accommodate larger gathevings in the coming years. Construction should begin in
2015 with a completion date of 2017.

=) v
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DEMOGRAPHIC CHARACTERISTICS

The Boston MSA's median age of 39.0 years is 2.0 year higher than the U.S. median age of 37.0 years. Boston's
popuiation is well educated with 42.8 percent of Bostonians having sttained a Bachelor degree or higher. This
shars is considerably higher than the U.S. average of 28.4 percent. Education & Heaith Services make up over
one fifth of the iotal employment share in Boston, which explains fis above average percent of highly educational
workers. Both age and educational atiainment serve as factors increasing the income levels of the Boston MSA.

Furthar considerstions are as follows:

The 47.8 percent share of households with annual incomes above $75,000 significanily exceeds the
U.8. average of 33.2 percent.

According v 2014 Estimates, Boston's median household income was $70,902, 38.1 perceni higher
than the national average of $51,352.

o Bosion MSA's most affluent sreas are located primarily in ihe wesism part of Sufiolk County and n
iddissex County, which includes the sfifuent neighborhoods of Chesinut Hill, Lexington, Brockline,
and Wallesley.

e Sciznce and technology jobs showed growth in 2013 and are sxpaciad to coniinue this trand over
the nexi five years. On average, this industry has higher median lncomes, lower leveis of
unemployment, and i associated with areas ihat experience a higher guality of life. Boston ranks
among the top locations in the country for science and technology employment, adding 4,700 jabs in
Uscember 2013 alone.
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“ammy N’QM f e




Gy GRRLEE SIT:

The following table rapresenis the demographic characieristics of the Boston MSA as comparsd 10 ‘hose 27 the
Unlied Siates as a whole:

Demographic Characteristics
Bostan MSA vs_ United States

2014 F:tu nates

hiadion Age (vsars) 36.0 37.0
Averaoe Annal Household ncoms $08.314 $71.318
Madian Anra st Mousshol! lnoons $70.802 $51,252
- - Housshedds by Annuai incoms Leve S
«§25,000 i8.0% 24 4%,
$25,000 io $40,699 17.7% 24.4%
$50,000 1o $74,809 15.7% 17.9%
$75,000 1o $09,999 12.8% 11.9%
$100,000 plus 34.8% 2i3%
< High School 84% 14.3%
High School Graduais 24.7% 28.4%
Coliage < Bachelor Dagras 23.1% 20.0%
Bachslor Dagres 24.0% 17.8%
Advanced Dagree 18.8% 10.8%

Source: Claritas, Inc., Cushimen & Wakefield Valustion & Advisory

POPULATION

The Boston MSA's population growth rates have historically lagged behind national averages given the small
amount of land area for future development. That said, the City of Boston, behind iis well-known educaiional
institutions, numerous employment opportunities, and tremendous cosmopolitan reputation, is able to atiract and
retain a significant amount of young professionals despite the high cost of living in the area. Employment growth
in key industries such as high-tech and biomedicai research will continue to attract job seekers from outside the
MSA. Boston's populaiion growth is expscled to giow in line with national averages through 2018 as rising
residential prices persist. Looking beyond 2018, a report issued by University of Massachusetis forecasis a 4.4
perosnt increase in population through 2030. While some areas like Suffolk County are predicted to grow faster

than the average, regions cutside of Downitown Bosion are sxpecied to remain level or add residents below the
neational avarage.

Further considerstions are as follows:

o Wih a curant population of nearly than 4.7 milion, the Bosion MSA grew st an average annusl rsie
of 0.5 percant from 2003 through 2013. Over the corresponding time, the population of the U.S. grew
at a more rapid reis of 0.9 percent psy vesr.

w  Bosion's population is foracast fo grow at an annual average of 0.8 percent over the next five years.
i comparison, the rational annual population growth is expactad to post 0.8 percent arnual growth
through 2018, High business and residential costs will hinder regional growth over this timeframe,
but sxpsciad job growth and above average incoms will drive population growih.

a

The lack of availabls land hinders development and thus, population growth within the Bosior: MSA.
Howsver, Boston's improving economy and strong sducational institutions will still aliract enough
people to the area to record gromh over the next five years.
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The following chart dstails population growih within the MSA and the United States:
POPULATION GROWTH BY YEAR
Besten ve. United States, 2003-20138
2%
nUnited Simiess  EBosicn ForatE st

Annuel Percent Change
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Sowrse: Dala Courizsy of Moody's Analytics and Cushman & Walsielrd Valunion& Advisory
Note: Shaded bars indicste perinds of recsssion

The following chart details population growth within the Boston MSA and the nation as a whole:

Annualized Population Growth by County
=% MSA

Populaiion (080°c) 2003

Usited Statss 280.107.9 316,128.0 3187470 3208787 0.8% 0.5%
Bosion 4434T 46768 47179 4878 0.5% 6.8%
Essex Courdy 7315 7807 7887 787 0.4% 0.7%
Middiesex Courty 14841 15515 15877 18352 0.5% 1.1%
Norfolk Coundy #8530 8858 8218 704 05% 0.7%
By Courity 4842 5020 5045 5127 0.4% 0.4%
Suffalk County 8074 7532 7830  B800S 0.8% 1.2%
Fiosknghasm Courty 2879 7982 2990 3038 0.4% 0.4%
Strafford County 1168 1248 1253 1284 0.5% 0.5%

Sourse: Datz Courtesy of Moody’s Analylics. Cushman & Wekefield Valation & Advisory

HOUSEHOLRS
Over the past decade, household formation trends in the Boston MSA wera comparable to overaill popuiation
growth. Housshold growih in the MBA is expected to surpass national population growth over the nesxt five years.
Middlasesx, the largest cournly in the Boston MSA, saw household formation growth in-line with the rest of Boston
from 2003 to 2013 at 0.6 percent. This county is forecast to see a 1.1 percent housshold growth rate over the
naxt five vears, which is below the Boston MSA. Suffolk County, which inciudes the downtown Boston market, is
=d to grow at sn average of 1.4 parcent through 2018. While many residents are put off oy the high
residential prices In the downtown arsa, others are looking to be part of the devsioping “live, work, play”

2

anvironmerit, which should boost houssheld Tonmetion.

Further sensiderations are as follows:

a
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Over the next five years, Boston’s annual housshold formation growth raie is forecast o increass o
3.8 percent, whils national annual household formation iz expscied o post 0.9 percent annusl
growth,

)

lows, but steady hceases in the valus of Boston arss and the Sisle of Massachusstie homes
oces wall for nvesiors looiking for good returms on purchesing single familly homes for rasale. In
December, mulii-family housing vermits were at thelr highest level In mors than six yeers when
measurad on @ 12-month moving average and wil! Incrsess quickly over the next few qQuariers.
Several major projecis broks ground in 20713, including the $830.0 million Miiennium Tower and the
% milion AVA Theater Distriet apartment complest. Muli-lamily housing will remaln a Rey diiver,
as piices for single-family hores in the Boston MSA ars siill 8.0 percent below prerecession levels.

[

s Several ouiside sociological faciors that comirbuie o the trend of higher levels of housshold
formtation above population growth, are: longer life expeciancies, increasing divorce rates and young
professionals postponing marsiage.

The following grapn details formatior in the Boston MSA and the United Sistes as a whole:

HOUSEHOLD FORMATION BY YEAR
Bositon ve. Unifed States, 2083-2018
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Source: Data Couslesyof Moady's Analylics and Cushman & Wakefield Valuaion& Advisony
Note: Shaded bars indicais pedods of recassion

GROSS METRG: PRODUCT

a]

Gross Melro Product {GMIR) is defined as the market vaiue of all final goods and services produced within
a metropolitan arsa, and when compared to the nation's Gross Domestic Product (GDP} can determine
shiiting economic trends in a given region. From 2003 to 2013, the Boston MSA grew lis GMP 1.7 percent,
and 2013 spacifically should firish the year with 2.6 percent growth. A large portion of Boston's gross metro
product {GMP) comes from high-value added industiss such as high-tech and biomedical research and
developrmant. Computers, elecironics, chemicals, and transportation squipment are just soms of the exports
that ars suging in Greater Boston. These industries are forecast to see notable growth In the near-term due
to expansion of the high-tech industry and natiornal heakhcere reform. Correspondingly, GMP within the
Bosion region is expectad to improve over the nesd five years at 2.6 percent annually.
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Furiher considerations ara as follows:

m

Education & Health Services employs 20.8 percent of Boston's workiorce. Boston's collegss and
universities have a significant effect on the regional economy, contributing an estimatad $7.\,- L‘ icn
annually © the diy's sconomy. The area’s schools are major smpioyars and thelr Class-A faciiitiss
and sarvicss atiract industries to the city end sumourding region. Biotschinology firms iend to locate

near clusiers of advanced medical fclities end personnsl. Moody's Anabdics andicipeias that
Education & Health Services will contributs $34.6 biliion In GRP In 2013, roughiy 11.4 percert of ihe
o]l GMP In the Boston MSA.

8 PFrofessional & Business Sarvices have helped drive sconomic sxpansion in the region since 2008,
growdng at-an aversge of 2:8 percent-over the last four years-Looking down the line; his-indusiry is-
axpectad o continue its upward trend, showing 3.0 and 3.3 percent growih in 2015 and 20186,
respectively. Professional & Business Services contribute the highest percentage of GRP oulput fo
the regional economy at 18.0 percent, or $56.6 biliion in 2013. Liberty Mutual Holding Co. Inc. and
John Hancock Life Insurance Co. are the two largest emmployers of Professional Services in Greater
Boston.

o Massachuselts companies exportad neary $27.0 biliion in merchandise last year. Trade remains an
imporiant component of ihe state’'s economy as key indusiries, such as technology and
pharmaceuticals rely on overseas markets for growth.

The following gragh details gross meiro product within the Boston MSA and the United States:

REAL GROSE PRODUCT GROWIH BY YEAR
Bosion ve. Uniied Staies, 20032018
55%
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Sewrse: Data Courissy of Mosdy's Analyiics and Cushman & Wakefield Waluaion 2 Advisory
Note: Shaded bars indicaie periods of recession

EMPLOYMENT DISTRIBUTION

The Boston pSA’s thrse largsst employment sactors are: Education & Healih Services, Professional & Business
Services, and Trade, Transportstion, and Utililes. Buoyed by some of the world’s leading universitiss and
research nstiutions, Education & Health Servicas is the largest erpioymant sector in Boston, accounting for 20.4
percent of sl norfarmn employment.  With a large number competitive universiiies and research instiutions
nnnegniratad in the ragion, Boston has continued io atiract more mrhnnﬂmu nhnrmn':mmml ard sigr-up
companies driving employment upward over the past few years. Pharmaceutical companies are majcr players in
the Bosion Hsalth Services sector, as they prefer o cluster around firsi-rate medical fadiiitiss. Companies ke
Pfizer, Sancfi, and Novariis are experiencing layoffs in other locations, but looking to sxpand their Greeisr Bosion
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foctprint due o the iscation’s densely populatad metro compared ¢ cther iech-heavy ragions ike Sllicon Valley

CA and San Diege, CA. Wiih its deep conceniration of academic facilides, talent, and ssiablisheC compenies,

Boston will coniinus to see its technology and pharmacsutical indusiriss flourish moving forward.

Further considerstions are as follows:

Boston 8 known as he business capital of New England and Professional & Business Services
secior accounts for 17.3 percent of total nonfarm smployment. Though ihe recession isd o &
decraase In employment {of 5.8 percant) in 2009, growth in this secier was recorded over tha past
i years, Through 2048, emplovmant in this secior is forecest o experience 2.5 parcert annus
groveth.

 Since Boston s the capital Massachusetts, Government is 2 major part of the region's employment

picture, accounting for 12.1 percent of the region's nonfarm payroll. Unlke many other regions in the
nation, empioyment in fhe government secior remained stabls over the pasl year and increased 0.4
percernt in 2013. Massachusetls’ stsadily improving fiscal situation will help drive public sector
empioyment growth in the coming years. Moreover, given the posiifve trend in home values recently,
property iax collections should increase correspondingly, allowing local government payrolis to begir:
rising again.

Higher education will continue to be an important contributor to Boston's expansion. Noitheastern
University and Suffolk University are both in the midst of significant infrastructure invesiments.
Noriheastem is in the final stages of an $80.0 million dormitory and is in the planning phase for &
$225.0 milion science and engineering building. Suffolk recenily broke ground on a $62.C milfion
academic bullding. These projects wili provide a boost fo consiruction, which is already benefitting
from & suigs in residential building.

The Boston MSA has earned a reputation for being at the forefront of science and innovation and it
houses many leading Biotechnology companies such as Biogen, Genzyme, Novarils, Veriex
Pharmaceuticals, and Millennium Pharmaceuticals. The Biotechnology indusiry is expanding as
Vertex Pharmaceuticals recently completed its $900.0 milion headquarters and Neovariis is
developing a $600.0 miilior, 550,000 square foot biomedical research institute in Cambridge.  With
such large expansion and redevelopment projects, employment growth within this industry can be
exneciad in the near fulure.

Strong gains in Education & Heaith Services, Construction, and Professional & Business Services
will help the Boston MSA employment markst ouipace that nation over the next few ysars. Tha
Education & Health Services sector, which inciudes the many collegses and universilies that make up
Greater Boston, led the gsins, adding 10,800 jobs in 2013 according to the Bureau of Laber
Siatistics. Professional & Business Services added 15,200 jobs in 2013, including 3,300 in
December alone. Hiing persists In this employmani sector as Boston saw 6,200 new hirss in
February 2014, Professional & Business Sewvices ascounts for the second most jobs in the Bosion
MSA.
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The following chari details smployment by secior within ithe Bosion MSA and the United Staies:

EMPLOYMENT BY SECTOR
Boston vs. United States

2014 Estirnates
Construciion [
Manutachiing

Trade, Transportaiion & Utlites
Information
Firanaal ~civites

Professional & Business Services
Educsiion & Heail: Semvices
Lsisure & Hospitaiiy

Oher Services (axcapt Govl.)
Covernmeni |

)
O Uniied Siaiss
Bosion

I

0% 4% 8% 12% 18% 20% 24%

Source: Data Courtesy of Moody's Analytics and Cushman & Wakslisld Valusiion & Advisory

MAJOR EMPLOYERS

Several of the best universities and hospitals in the country dominate Boston's employment picture. OF the top ten
largest private employers, six are healthcare operators and three are Professional & Business Services
companies. Education & Health Services make up 20.4 percent of the overall employment share and has
experienced steady growth through the national recession. Patients come from ail over New England to use the
premium misdical centers in Boston, which allows for consistent flow of healthcars demand. The Cambiidge
market is a growing area for iech-based firms and the SeaporiFinancial District area has undergone, and is in the
process of undergoing considerable development for Dboth residential and business tenants.
PricewaterhouseCoagpers LLP is one of the latest tenants to sign on o a iease in the Seaport District, moving its
2,500-person office to a new location that will allow 500 future employses o be hired. Goodwin Proctor just broke
ground on its new 380,000 sguare foot space next to the Institute of Contemporary Art in the Seaport District in
early 2014. The firm will move 860 attorneys and support staffers to the new building, which would also includes a
135-roorn hotel and retall space.

Further considerstions are as folows:

o iMassachuseits General iHospial and Brigham & Women's Hospital wers rarked #1 and #8,
respeciively, on the U.S. News and Worid Report’s 20712-2013 survey of America’s best hospitals.
Together, these hospiials employ more han 35,000 professionals in the Bosion MSA.

o Harvard University and Massachusatis Insifute of Technology were ranked #1 and #8, respactivaly,
on the U.S. News and World Repori’s 2012-2013 survey of Top National Universities. Many tech and
pharrmaceutical companies focused on ressarch and development position theraselves in close
progimity 0 ihese oremier educational instiiuiions, as they have first-rate fscilties and talented
young professionals.
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@ Trade, Transporiation, & Utllities accounts for 16.2 percent of total employmant in the Bosic~ MSA,
Logan Alrport is the largest international airport in New England. Logan Inisrnational Ajrport broke His
racord for annual passenger traffic with 29.8 million passengers using the fagility in 2013. The girpor:
saw & 2.5 percant increase in domestic fiights, while intsrnational flighis fell by C.3 percent In the
vesr ending in November. Wih the increase in travelers passing through the Bosion, the sirpon
couild be looking to hire additional stefy.

]

The Bosion MSA Is hiome o the headqueariers of tan of the 2013 Foriune 500 Companies. Liverty
Riwival, Inc. and TJX finished the highest in the most recent rankings st 81st and 115th, respectively.
The following table detalls the largest private emplovers in the Bosion MSA:

Largest Private Employers
Baston, MA

Bringham & Woman's Hospilal 15043  Heallhcare
Boston Unbvarsity 9,783  Educalion
Chiidran's Hospital Boston 9424  Hesltcare

Beth lsreai Dsaconsss Medical Canisr 8765 Healihcare

Fdisily invstmenis 7600  Financial Services
Liberty Mistusl Hoiding Corpany inc. 7425  mnsurance

State Sirest Bank and Trust Company 5800 Financhl Services
Boston Medical Cantar 5508  Heslthcare

Tufte Madical Center 5266  Hsskhcars

Source: Moody's Analviics & Cushmzn & Wakefield \akiation & Advisory

The foliowing table details the ten Fortune 500 companies located in the region:

Fortune 580 Companies
EBostan, A

T Framingham 115
Sizples Framingham 122
Raytheon Waltham 124
BMC Hopldnton 133
Global Partners Yaltham 157
Thermo Fisher Scientific Framingham 220
State Sirsst Corporation Boston 288
Boston Sclsniific Matick 357
Blogan ldec ‘faston 454
Soures: Foriune 500 Company Raniding 2013
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Though nationsl employment ssw continuous declines from 2008 through 2010, the Bosion MSA oniy recorded
ons year of nagative employment at a decline of 3.3 percent In 2002. Boston's sirength comes from: iis largs
presence of Sducation & Heaith Services vurporations, which has hisioncally Kepl smpioyment staow and
resirictad job losses during the recent economic downiumn. Additionally, high-tech services will remain one of the
fasiest growing segments in the meiro area ovar the nexi few quarters. Technology demonsirated fis sirength
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during the pest recession and since then has expanded rapidly. Since 2010, sofiware publishing srd compuyar
sysisms design employment in Bostor: increased by 43.0 percent and will coniinue i surge as fhe =cono b
grows. Employment has improved nationally and regionelly since 2011 as Bosion recoverad all ths jobs Ics
during the past recession. in e Boston MSA, Professional & Business Services and Healthcars rermain e
priivary grovd caslysis through the end of 2013. However, federal tax increases and spending cuis souid serve
as a drag on empioyment growth In ceriain seciors moving forward. Finendal Activities remains a weak spot &n
industy emipayment is st 10.0 percenit whers 1t was in the first quarier of 2007,

&

0
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Further employment charactaristics are:

o The Bosion MSA’s annual ob growih rate, from 2003 © 2013, grew 0.6 percent snnually behind
sivong jobadditions i the past Hee years. This was slighily shead-of the national annual average
growth rate, which averaged 0.5 percent, over the corresponding fime.

o Going forward, the Boston MSA employment growth is proieciad to increase at a rate faster than the
rational average. Regional employment will grow &t 1.3 percsnt per annum over the next five vears
comparad to 1.2 percent growth per annum for the nation as a whole.

g Boston's Heslthcare industry will continue to expand at a quick pace over the next year, and some of
the sector's development projects will boost construction employment as well. Education & Health
Services has been a model of consisiency, experiencing growth in 2011 and 2012 at rates of 1.9 and
1.7, respeciively. Additionally, this segment calegory closed 2013 with 2.3 percent growth in payroil.
The several expansion projects that are underway or about to commence will further cement the
Healthcare sector’s importance to the Boston sconomy. Brigham and Women’s Hospital recently
broke ground on a 620,000 sguare foot facility for research and clinical work, which is expected to be
completed by 2016. Boston Children’s Hospital is in the lalter stages of finishing its $200.C million
clinical building expansion that should be completed by the end of 2014.

o After suffering losses at an average of 6.5 percent from 2007 through 2010, the Construction
industry has picked up over the last few years. Since 2010, Construction payrol! has improved by an
average of 4.3 percent per yesar on the heels of a recovering housing market that has increased
construction projects. Over the last twelve months, multi-family housing permits have tripled in the
Greater Boston arsa. As such, Consiruction added 2,500 jobs year-over-year ending in Decernber
20113, a 2.3 percent growth. Consiruction payrolls will exceed thsir cycle psak by 2016.

o Projecied empioyment growth in the Boston MSA is expecied to be spurred by the growing
technology presence in the region, specifically Cambridge. Additional growth is predicted to come
from the expanding Healih Services that is comprised of five of the top ten iargest employers in the
sres. Both iechnology and healihcare-related job growth will aid in aitracting higher wages and
more-skilled workers to the Boston region.




The iollowing graph compares total employment growth for Boston and the United Staies:

TOTAL EMPLOYRMENT GROWTH BY YEAR
Bosion vs. Unitad Staies, 2003-2018
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UNEMPLOYMERNY
According ihe Buresu of Labor Statistics {BLS), the unemployment rate for the Boston MSA Jell ib 5.8 percent 88
of Janusry 2074. This was a 20 basis point decrease on a year-cver-year iimeframe, but worsensd by 30 basis
points since the beginning of 2014, The overall unamployment rie for the State of Massachusetls stood at 8.5
percent, which marked an Increase of 40 basie points yesr-over-year. In comparison, the nadon as a winole
posisd 8 6.8 percent unemployment rate through January 2014. The unemployment rate has deciined in e
Boston MSA comparad to 2012 numbers and is still frending lower than the Stste of Massachusstis but slightly
bezhind the natonal rate.
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Further consideraiions are as fllows:

= Qver thas pasi decade, the Bosion MSA recorded its lowest unsmplovment rate in 2007 with an

anhual average just below 4.3 percent. The current rate of 3.5 for the Boston MSA is the iowest i
has bsan since the end of 2008, a dear sign that the reglonal economy is improving.

= Resuiing from the 2008 nationa! recassion, unemplovment in the Bosten MSA increased noticeably
during ihs jollowing years. By 2010, regional unemploymenit peaked at 7.6 perceni, before daclining
in 2011 ic 6.6 percent. Between 2008 and 2008, the Boston MSA's unemployment rste worsered by
2.7 percaniage points. Professional & Business Services was hurt the most during this period.

&

EMC Corperation approved & restructuring plar: In 2014 that will result in leyolfs staring at the snd of
iarch 2013 as part-of & rebalancing of efforis. The company aniicipates a layoff of over 1,000

smployees, but expecis o end 2014 with the same number of jobs because of a shift in business.
EMC has more than 8,000 employees In Massachusetts.

@ Looking forward, regionai unempiloyment is forecast to continue its decline in the near term. By
2018, unempioymert in the MSA is expected to dip down to 5.6 percent, below state unemployment
and on pace with nafional unemploymeni.

The following graph compares historical and projected unemployment levels for the Boston MSA, the
Commonwealth of Massachusetts and the U.S. as a whole:

UNEMPLOYMENT RATE BY YEAR
Bosion vs. Massachussits vs. Uniled Siates, 20032018
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Note: Shaded bars indicais periods of racession

Though the Boston MSA felt the effscts of the national recession ihrough 2010, the economic contraction was
less severs than thet of other areas due to iis base in the iess-cyclical Education & Health Services secitor. Over
the past two and & hal? years, the region has shown a siow but steady racovery, which is expacied 1o continus in
the short tenn. Boston, despite economic wsakness over the summsr months, & seeing growth that mirrers the
naiion due io the high-skill, high-wage jobs in healthcara, iechnology and service-basad firms. Professional &
Businass Services is an indusiry that saw substantial improvement over the past iwo years, growing 5.9 percent
over 2011 and 2012, in 2013, the region closad ihe ysar with an increase of 2.5 percent rate in payroll growth as
companiss expanded their practice in anticipation of a more prediciable economy in 2014. The housing recovery
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will alsc be vital o the Bosion MSA's Consiruction indusiry, which sxperienced a 3.7 percent mm ovement
through mid 2013. While thess anticipaiad increases are signs of a stable ragional sconomy, fedars’ by is
have frozen hiring in some seciors — including state funded Construciion and Trade, Transporiation, and Utiiies
— and that will continue into 2014. Over the long rur:, Boston will benefit from a concentration of high-skill, weli-
paying jobs In healthcare and high-tech. High business and Fving cosis coupied with slow populaticn groweth wiil
hinder he region's growth in the long term. Even so, based on numerous consirustion projecis In the Seaport,
rising rents I sach submarkei, and dedlining vacancy retes, the outicok in Creaisr Boston oversl appears
pasiiive over the next faw years.

Further considerations are as follows:

6 Bictechnology and iigh-lech companies-are major grovih-divers n-the region and the develapment
of new faciliies will aliow for future expansion. The area’s soncentration of premier services at the
regions' top universities s vital to bictechnclogy, high-tech, and R&D focused companies who desice
access o the firsi-class services found at these universities. As science-based industries prograss
and hirng increases, demand for the area’s high-tech goods and services will serve 1o aid in the
aconomic recovery. Gambridge, in particular, is home to some of the nation's fastest growing
companies that need to be positioned near other high-tech and start-up organizations for
collaboration purposes.

o The ares’s largest employment secior of Education & Health Services has sheltered the region from
the depihs of the racession and paved the way for a sirong recovery. National healthcare reform is
axpecied to increase employment in Education & Heelth Services and further strengthen the sector.
With the expansion of heslihcare coverage o nearly 30.0 million uninsured Americans, more jobs
and agencies in the Education & Healih Services secior will be needed in order to help
accomimodats those individuals In the coming years. As such, employment in this area should grow
1.5 percent annually aver the next five years according to Moody's Analytics.

8 Massachusetis added 3,800 jobs in February 2014 after shedding jobs in January. The Boston MSA
contributed 3,400 of those jobs, most of which were seen in Education & Health Services and
Professional & Business Services. Trade, Transportation, & Utilities and Leisure & Hospitality lost
jobs ai the beginning of the year. Looking forward, most new nonfarm wage and salary jobs wili
emerge in Health Services and Professional & Business Services where the MSA has a competitive
advaniage over other areas. Because of this growth, demand for new professionais in these sectors
¥l increase and drive most of the new jobs in Boston through 2016. Most of the fastest growing
ocoupations are concenirated in Healh Services and Technology.
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LoCALl ARES ARE Lvals

The properiy is locaied in the heart of Bosion's Financial District on the west side of Federzl Strest. The subject
s within walking distance of Faneull Hall and Quincy Markst, Boston Oty Hall and Governiment Cantar, C‘sﬁ‘ae;
iandmarks in the vicinly of the subject inciude the Ol Siate House, Post Office Squars and Noman 8. Leventhsi
Park. The neighborhood is also within easy walking distance of Downtown Crossing and Boston's weterfront.

Loca! area accessibilty is generaily good, relying on ihe following wansporiation arerics:

Congrass Sreet

- Congress Street is e | Financial District's primary northisouth eriery.
Congress Strest generally travels south from the Government Center area
through the Financia! District into South Boston.

Other significant noritysouth arteries in the Financiai District include
Sumimer, Federal, Pearl, Oliver, and Broad Streets. Alantic Avenue runs
north/south along the waterfront east of Interstate 93.

Purchase Straet Purchase Street generally runs eastiwest along the southern edge of the
Financial District. Other significant easthwest arteries in the Financial
District include High, Franklin, Milk, and State Streets.

Storrow Drive Storrow Drive is a mulii-lane limited access roadway that travels along the
Charles River and provides access to Cambridge and points west of
dowritown Bostorn.

Interstate 93 interstate 93 travels noril from Braintree, Massachusstis through
' downtown Bosion to New Hampshire and Vermont. 1-93 provides access to
-95/Route 128, Route 3, 1-495 and ali other regionai roadways.

Interstats 90 (Mass Pike) The bass Piks is the region’s primary sastiwest artery. The Mass Pike
travels west from Boslon through the state of Massachusetts info Newy York
state. The Mass Pke provides access to 1-95/Route 128 and 1-495.

The greater Boston area and the Financial District have a highly-developed public transporiation systermn that
includes subway, commuter rail, bus, and water shutile systems throughout the metropolitan area. The subject's
locai area s wel-ocated relative o transportstion access. The properly is in ciose proximily to both North and
South Station. Logan International Alrport can be accessed by subway or water shuitle.

NEARBY AND ADIACENT USES

The subjects local area is composed primarily of office assets including 75/101 Federsl Street, Onz Federal
Siresst, 100 High Strest {150 Faderal Street), 50 Post Office Square (Verizen Building), 200 State Sirsst, 99 High
Street, Exchange Piace, 99 tHigh Street, International Placs, 225 Franklin Street, 100 Federal Street (Bank of
America Building), One Financiai Center, ihe Faderal Ressrve Bullding (800 Alianiic Avenus), Independence
WWhart (470 Allantic Avenue) and the recenty compisied Atiantic ¥Wharr.

Addiiionaily, ithe subjeci’s neighborhood is homs io many iourisi desiinalions including the Nsw England
Aquarium, Fansuill Hall, the Rose Kennedy Greenway, Boston's North End and the Boston Children's fMussum.
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SPECIAL HAZARDS OR ADVERSE INFLUENCES
We observed no detrimental influences in the local market area, such as landfills, flood areas, noisy or air
poliuting industrial plants, or chemicsl factories.

The local arss is a wel-esizbiished office oriented location within the Beston CBD. There are several moderm
and historic office properties nearby and an extensive array of nearby shops and restaurants, many of which
atiract the high volume tourist trade. More Importanily, the Financizl District has the CBD’s largest concentration
of office space totaing 34.6 million square feet in 162 bulldings. it is the office market that is expected to provide
the majority of the demand for the subject wars it to be a parking gsrage. The sublect, under either valuation
scenario, would benefit from s location and should coniribuie positively o the local area for the forsseeable
futurs.
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A variely of faciors influsnce the performance of a properiy in the market. In this section, we provide an in-degtly
snalysis of the U.S. ofiice market, the local office market in which the subject properly competes and is poskion
within that markst.

INTRODUCTION S

The fourth quarter of 2013 bagan with one of the biggest corfrontations in Washington in decades ss the inabiiity
of Congress to pass a budget led to a partial government shutdown. After two weeks of acrimony and debaie, a
temporary budget was passed and a process was put in place to pass a budgst for the year and diminish e
brinkmanship that has characterized the budget discussion in Washington for the past two and a half years.
Surprisingly, the process appears to have worked. In early 2014 Congress passed a budget that was signed by
the President and for the first ime in nearly three years the confrontational politics of Washington appear o be
shifting more toward compromise.

This change in the climate in Washington is having a positive impact on the national econorny. Since mid-2011
one of the major constraints on the economy has been the ongoing unceriainty caused by the mabiiity of
Congress and the Administration to agree on a budget and the seemingly endiess confrontations that have
characterized this debate. This uncertainty has caused both businesses and consumers to remain cautious aven
as their finances continued to improve. With the uncertainty diminished confidence has Increased and both
business and consumer spending appear i have picked up. in December 2013, real (inflation adjusied) retall
saies were 4.9% above their yeas-sarlier level, the sirongest growih since 2010 and the second stronges? ysar
since 1899. In addition, shipments of capital goods excluding defense products and sireraft (so-called “core
capital goods”) increased 2.9% from a year ago as of November, the best growth in nearly 2 years and these
shipmenis are now at an afi-time high.

U.S. gross domestic product (GDP) expanded at a 3.2% annual rate in the fourth quarter. This foliowed an
unexpeciedly strong 4.1% annual rate of growth in the third quarter. Importanily, the fourth quarter growth was
driven by rising consumer and business spending along with increasing exporis. This stronger demand should
lead to healthisr growth in 2014 as well. Another important positive development during 2013 that bodes well for
2014 was the steady improvement in the housing sector. Rising home sales and prices led to increases in
rousing staris that will boost 2conomic activity in 2014 as consumers buy durable goods to fill their homes and as
they fsel wealthier dus to higher home values.

Employment growth did not reflect the stronger GDP performancs in the second half of the year. Job growth in
the first half and second half were almost identical, as the sconomy added 1.2 million jobs in the first six months
of the year and 1.0 million in the second hali. Sigrificanily, employment in office-using indusiries (financial,
information and professional and business servicas) grew somewhat more strongly during ihe year (2.5%, versus
1.6% for tota! employment). As a result, the economy has now fully recovered all the office-using jobs lost in the
recession and as of December, office-using employment was at an all-time high.

Overali, 2013 was a year of transition and the U.S. economy appears to be poised for sironger growth in 2014
when employment growth should finally kick inio high gear leading to stronger income growth and boosting
consumer and business spending furthar.
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NATIONAL OFFICE INVENTORY

The national office market, as racked by Cushman & Wakefisid, conizined a inial of 4.8 billion rerisbis sguare

feel a8 of fourth quarter 2013, consisting of approximaiely 1.5 billion square fest of CBD inventory end 3.2 billion
squers Tae! of suburban inventory. The folowing sections provide & statistical overview of the CBD end suburban
markeis nationaly, by submarket The nsional CBD markeis have direct and oversli vscancy retes of (4.2
parcar end 13.1 percent, respectively, while the netional suburban markets have an sggregaie vacanoy rate of
13.8 percent on a direct basis and 15.1 percent induding sublease space.
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 The severe recession of 2008-2008 jed i higher neiional ofiice vacancy raies and decreased tenant demand,

which in tumn began driving asking rents down, beginning In 2009. National office mearket fundamsitals have
showin signs of rebounding as a botiom appesr o have been reached. In 2010, overall average asiing renis
stood at $27.53 per-square-foot annually. Through year-end 2011, average national asking rerts increasasd by 0.7
percentage poinis on a year-over-year basis to $27.72 per-square-foot annually. As of year-end 2012, the overail
average asking rents experienced an increase to $28.47 per-square-foot annually, representing a 2.7 percent
increase from the previous year-end rate of $27.72 per-square-foot, annuaily. During third quarter 2013, average
rental rates in the National office market was $26.03 per-square-foot, annuailly, while CBD rents experienced an
upfick of 11.3 percent to $34.54 per-square-foot, annuaily from the previous year-end 2012 rate.

Cushman & Wakefield forecasts indicate the nationai office vacancy rate has stsbilized and will graduaily decline
o 12.9 percent by year-sand 2020. The subseguent exhibit includes the recessions of the early 200Cs and the
most recent and most severe recession of late 2007 to mid 2009. The recovery period following each downtum
corresponded with improving conditions in the office market. Furthermore, the upward trend in vacancy rates
appears t© have slowed in 2010 and 2011 trending towards stabilization for the CBD and suburban markets
through year-end 2012, with an oversll vacancy 13.1 percent and 17.6 percent, respectively. During fourth quarter
2013, direct vacancy raies decreased in suburban markets by 120 basis points to 15.3 percent from the fourth
quarter 2012 rete (16.5 percent). National office asking rental rates are expectad to gradually increase through
year-end 2020, as indicated by the improving market fundamentals through the forecast period, as exhibited
below.

The following graph shows the historical and projected vacancy rates natonally based on projections by
Cushman & Wakefield Research, as well as the average asking rents from 2006 to 2020:

National Office Markst
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"esentad in the following iables are the national office market statistics for the major CBD and subu “isan

(S0

urth guarter 2013:

Office Market Statistics by Market
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EMPLOYMENT

The most critical component of any recovery is obviously job growth when determining demand for cffice space.
Foliowing the loss of 8.4 million jobs in the US during 2008 and 2008. non-farm employment otals experisncag
an orease by sppradmataly 5.9 milfon jobs during the recent recovery cycle. The unemployment rete hies since
trended cownward from fis peak in the thind quarksr 2009 of 10.0 percant, representing & dedine of 330 basis
points. The nation's recovery has axperienced moderate growth during the recovery ard is in on pre-recession
levels. The widaning of the “job gap” is a resuli of workiorce eintrants expanding the labor force and growth In tha
overall population. Since fis botlom in 2009, employment in key office-using industdes {finandial, profassionar
pusiness sarvices and information) has increased by about 1.3 million jobs.

~Through the monih of December, the US Labor Depariment reported that US empioyiment increased significantly

during the current recovery phase; slighfly below the employment growth I 2012 when ar average of 183,000

jobs per month were added. The number of preliminary payroll jobs for the month of December was iower than
the vear-to-date 2012 increase of 219,000 jobs, and further balow the 230,000 jobs added during December
2011. The unemployment rate has experienced a dedline to a level last recorded in 2008, below the 7.0 percent
range (6.7 psrcent). The iabor market have shown signs of improvement across the nation, however. the outlook
will be determined by the adaptstion to the evolution of the workplace. New trending fechnology platforims have
reduced the demand of office space-per-worker, while promoting utiiization of remote employees.

As exhibited below, private sector labor gains outpaced the total increase in jobs in June 2013. The office-using
industry sector during June posted the largest net employment increase notably with 745,000 jobs from the
previous year-to-dste. Job increases were aiso reported in the Professional Services, Leisure & Hospitality,
Education & Health, Retail, Health Care, and Financial seciors.




The following graph provides a breakdown of the employment change by indusiry sectors of the ecc nomy for the
naiionat oifice marks, as calculated by Cushman & Wakefisld's market research group.
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ABSORPTION

Leasing activity, absorption and the corresponding rental growth trends are directly related to employment growth.
The severity of the recent recession is evident from the significant negative absorption, including approximately
75.1 mitlion: square feet of negative nationai absorption, or 33.5 millicn in the CBD and 41.6 million square fest
within the suburban market, respectively, during 2009. On a nationai basis, the trend iurned posiiive during 2010
with 2.2 million square fset of positive net absorption In the CBD while the suburban market experienced
significant improvement from the previous vear, however remainsd at negative 0.2 million sauare feel
Throughout 2011, the suburban market posted 18.5 million squere fest of positive net absorption, supporting the
confenton thet the markat is poised for favorable growth over the near term. A comparison of the periods
following prior recessions indicates that the market experiencas “spikes’ in absorption beginning about two years
following the end of a recession. The severty of ihe most recent “great recession” resuited in a more delayed
pericd of racovery, but the trend stabilized in 2010 and twrmed positive in 2011 and 2012,

While sonsruction actvity in the national office market have fallen te thelr lowest totals in over a decads during
the recovery period from year-snd 2010 through thind guarter 2013, overall net absorpiion has ouipsced
construction levels since 2011, As expected, the recovery momentum: slowed as ieasing ievels declined iromr. the
pravious year-snd, contributing to the CBD markets posting 5.2 million sguars fest and the suburban markats
posiing 20.7 miilion sguars feet of absorption. During fourth guarter 2043, the positive recovery wrend in the
naiional CBD has increased moderately, while e trend in the suburban cffice market absorpiton has ofiset the
negative rats recorded during the downiurn,




he following char summarizes national office absorpiion irends In the U.S. from 1956 ihrough “ourth guarier
013, segmenied bsiween the CBD marksis and the non-CBD markeis:
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While the trends on a national level have turned positive, the recovery in the job markets and office markets weill
not be across the board. The following chart, “Comparative Office Oversil Absorption,” provides a breakdown of
the preceding sbsorpiion exhibit troken down by the relative performance of the major CBD and suburban
markets. Indicated below, the CBD and suburban absorption, and leasing momentum, are proportionate:y
distributad i submarkels in the middle of the recovery arc. A majorily of sbsorption aciivity was experienced
accelerating earlier in the cycle including Downiown New York, Desnver, and Siicon Valley. Consistenty
improving CBD and suburban markets includs Atlanita, Boston, Daliss, Fi. Laudaidale, Baltimore, Orange County,
San Diego, iiami, Palm Bsach, Oakland, Los Angeles, Cortra Costa, Sacramento, inland Empirs, Houston,
Partiand, and Danver, respactively.
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The charts below highlight the national office absorpiion trends for ihe major markais In the U.S. from 204~
through fourth quarter 2013 segmenisd beiwesn the CBD marksts and the suburban markats.

COMPARATIVE CBD

Office Ovaralt Absorption, Tear-ie-Ciate

sl
e ————— -~ o - o @2l
600 7 T

B 1]

508 + BiGi3

200 +

108 +

SLISMAN S A CERE T bl

jllly Co95 IR &
om0 S BCEFTELL,



R
Gl L ekt

WIGE Rl MET AR

it
2G|
Sy
il @
S B = ————— - —_— S e . =
i

LR
é‘-{s‘ a\‘&x i $ ‘:;;o
3 = &
S & & &
2 ™
o (3 o3 X

Ladenlat Gotap 29ED o

BIFURCATED MARKETS

investors targeted the best quaiity assets in “core” markets early in the recovery, and are gradually showing an
inciination to move “down the food chain® in terms of qualily and market location where there is surrently lsss
competition and beiter vield potentiai over the mid-term. There is no doubt however; that assets iocated ouisice of
the major “core” markets are considerably in less demand.

Cushman & Wakefield's Research group svsluated the stage in the markst cycle for the major CBD and
Suburban markets in the U.S. in the folowing charts. The following U.S. Marke! Cyclss chart includes the most
curment data avallable in third quarter.
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Ag shown on the exhibits, the CBD markeis are ahead of the suburban markats in the recovery cycle, lad by Sar

Francisco, New York, Houston, and Boston. The Los Angeles CBD is positioned on the “cusp” of recovery, while
sulburban Lcs Angeles is in the early siages of recovery.

Accerding to the PwC Emerging Trsnds In Real Estate 2014, investor momenium wiil broaden s scope o include
secondary merksis focused on higher yields. The Sen Francisco economy is expectad to continue to flouiish in
2014 with incraased net migration and improving produgiivity. Housing, nonresidential consiruction, and a revival
ir exploration industries will be the key economic drivers In the Housion merket. The energy econoimy has
propslied growdh in Houston in recert years, as well as the foliowing compsnies relocating headquartsrs
operations o Houston including: EPL Off & Gas, Ecwon Mobil, Chevion, CIRCOR Intemaiional, Inc, and Nobie
Energy. The San Jose office marketl's major drivers sire its tschnology pnesencx, and hlg"u‘y educsisd 2 N:mlla'i]-m 1.
“This will continue o develop and draw INNovaLvs companias Towards i 1) Sl COnCETne
view prices ars reaching slevated levels, causing cap rates o drop pmpitously iow. Employment m‘eahon has
notably exceedad benchmarks, leading amongst other metropolitan areas. The consiruction sector in New York is
expeciad to uptick in 2014. While Dallas is not typically considered & volatile market, the area is supporiad by
technology companies, corporate headquarters operations, robust logistics, and above-average population gains.

As of fourih quarter 2013, positive net absorption and significant leasing activity is atiributable in large part to
significant leases signed inciuding: Dallas, Far North Central submarket (State Farm Insurance; 805,600 square
feet), Bostor, Somervilie-Medford-Maiden submarket (Pariners HealthCare; 675,552 square feet), Northern
Virginia, Huntington/Eisenhower submarket (Mationai Science Foundstion; 660,848 square feet), Northern
Virginia, Tysons ComerfMclLean submarket (SAIC., 640,000 sguare feet), Houston, West Looon/Galieria
submarket (BHP Billiton Petroleum; 540,000 square feet), Houston, Katy Freeway submarket (ConocoPhillips;
530,000 square feet), Manhattan, World Trade Center submarket (Grouphi; 516,000 square feet), Silicon Valley,
Mountain View, North submarkst (Google, Inc.; 500,000 square feet), Cenirai New Jersey, Middiesex South/8A
submarket {Lam Cloud Management, 491,000 scuare fest), Denver, Denver / Boulder Turnpike submarket
{DigitalGlobe; 450,000 square feet).

Notable national sale ransactions have occurred in Los Angeles (Brookfield Properties; Undisclosed amount in a
4 Building Portiolio), Houston {Cousins Properties Inc.; $950.0 million at the Greenway Plaza (iC-bidg portiolio),
Houston {Parkway Properties; Undisclosed amount in a 5 Building Porifolio), Los Angeles {Cormmonwealth
Parters: $752.3 million at 515 & 555 South Flower Street), Manhatian (Fosun Internationai Lid; $725.0 miliion at
{1 Chase Manhsitan Plaza), Manhattan (Zhang Xiv Moise Safra, $1.3 billion at 767 Fifth Avenue), Manhatian
{American Realty Capital, $647.0 million at 825 Eighth Avenue), Dalias (M-M Properties, Undisclosed amount at
Comerica Bank Tower).
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OFFICE INVESTMENT ACTIVITY

Office transaciions {iolal dollar volume) more than doubled during 2010 In comparison o 200
transacticns 2lone iotaied approximatsly $47.3 billion in 2010, or more than during all of 2009 (from $17.
in 2011, office sales volume totaled $87.0 billion, representing an increass of 41.8 percent over the somn

period during 2010 The bulk of the malor sales cecurred in the prime markets of Manhattan and \_@’ggﬁﬁp@ 3
D.C., wiich repressniad about 22.0 percent of all office sales volume nationally in 2010 and 30.2 percent of &l
seles Hwough 2011, A shift occurred in 2012, as investment volume in Suburben properties and secondar
rarkats incieasad 41.2 percent, comparad o 10.2 parcent in rophy CBD owers. As of fourth quarisr 2043, ‘CB!%
office sales fotaled §51.7 billion, a 28.0 percent significant increase fom $40.4 bilion on a yearend 2012, The

,,ﬁLbumm navrke‘i also axmnemad muc«as\: gn’%ﬁ of % 0 g‘sc;:cem in 2613, io;alim $40.9 bL' on i offlce

I

as closesd

?Q‘i S.

$17,484,754,017.08
2010 $47.267,078.432.31 170.3%
2011 $67,004,463,707.67 41.8%
2012 $80,126,360,241.41 10.6%
2013 $101,610.643,915.5 56.2%
[Source: Resi Cagial Analylics 1

The five largest transactions in terms of investment volume were recorded primarily in New York, whila the most
significant transaciion was reported in New York at the Generai Molors Buiiding acquired by Zhang Xin JV M.
Safra & Co. for a purchase price of $1.36 billion, or $1,766 per square foot (per Real Capital Analytics, or “RCA™.
PISTRESSED SALES ACTIVITY DECELIMES

The chart below summarizes the toiel office transaction volume in the US on an annual basis since 2009, based
on data from RCA. The data inciudes “nor-disiress” and “distress” investment activity, with a corresponding
column showing the percentage relationship of distress investments to the total activity. “Distress” sales consist
of transactions nvolving properties which are considersd “Troubled”, Including in delinquency or defaul,
foreciosurs, and facing loan maturity. As shown in the chart, disiress activity as a percentage of total eailes as
declined during 2012 and YTD 2013, marking a refurn to a more “normalized” markeiplace in comparison to the
zciivity during the recession.

. % of Total
Year Nen-Distress Distress Total Sales

2008 $14,051 445 586.78  $2,533,286,430.32  $17.484,734,017.08  14.49%
2010 $41,244,562,208.47  $5,801,560,635.89  §47,048,112,834.36  12.33%
2011 $56,747,105,706.97 _ $9,986,659,000.71  $86,733,764,707.67  14.96%
2012 $72,257,5638,369.19  §7,208,734,642.92 §79.464,273,012.11 9.07%
2013 $30,361,641,265.36  $10,309,639,716.84 $100,671,480,982.23  10.24%

[Seuroer Reel Capital Anslytice |




The following chart raflects the iop office markets for fourth quartsr 2013 as reported by RCA:
< (o 1 b s

Year-End 2013 Top Office Markets

: Market 2013 Sales Volume {$M) YOY Change
kanhstian RS 320,044  54%
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Source: Data courlssy of Real Capital Anaiytics, Inc.

The increasad demand and availability of debt led o & decline in capiialization rates, an increase in par-square-
foot pricing, and the initial signs in the recovery of the markst in tferms of total volume, particularly for CBD assets.
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The following graphs summarize ihe trends in historical cap raiss, average price per equare foot, and sales
solumes for the national offica annually sincs 2001:
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stmg vacancy rates and a growing preference among businesses o remain cioser o urban corss ~asulied n
suburban oifice assets falling out of faver among investers. This is beginning to chenge as strong ‘nivestment
demand and low interest rates continue io apply downward pressure on suburban OARs (Overall Ca pitalization
Rates). The office sector's momenium has also been enlivened by robust investor demand for CBD properties in
major markets, The performance of individual CBD office markeis is exiremely bifurcaied with iog-iier CBDs
ouiperiorming ihe couniry as a whole and smaller downiown areas struggiing. Average overalil cap raies rerraii




ower for most $BD submarkeis than for their suburban counterparis since higher barriers to sntry & J..
land for new development tend o keap supply and demand a bit more balanced in a market's CBD. a resuli
CBD assats typically achisve higher rental rates.

The PwC Reai Esiae Investor Survey siates that the national CBD and Suburban O£&Rs both sppearad to botom

in 2007 ai an average of 5.8 percent and 6.7 pavcent, respactively. During 2008, beth groups ncreasad by ab

50 basis poliits, and in 200€ the rslonsa @m@ witinessed an QAR jump of 170 basie points white the Su wc_&m_
8

office axpedisncad an increase of nearly 70 basis points. Through 2011, the Netonal CBD oxm was m perces
a 10 basis point decrsase over year-and 2010. The National Suburban OAR also declined 30 basis polnis on &
yoar-over-yeas basls siending st 7.7 percent. As of 2012, the OAR for the Nafional CBD declined ..m basis w&;%

to 6.3 percent from year-end 2011, %:% the Suburban cap rste similany experiercsd a dedline or & year-over-
year basis of 20 basis poinis{7-5 pereent). During-fourth-guarier 2013, the Natonal CBD QAR declined by 30
basis points on a year-over-vesr basis at 8.5 percent and a 40 basis point dediine in the National Suburban office
market, respeciively.

The following graph refiects nalional historica! trends for CBD and Suburban overall capiislizsiion rates as
surveyed by the PwC Real Estate Investor Survey:

Historical National CBD and Suburban Overall Cap Rates

=

9.0% 3
8.5%
m 7.5%
7.
..l,.ln.vw‘ pa—
§.5% »
.m.?mﬁ PR e b i T Ss B [inie SRt s GEED HE Sy Sy SLS ) T T T T T
BR82E8EEEEERER2888288_cnooNYNNERa
UMQQQQQQQQQQQQQQGQQQQQQQQQQQQUQQQQ
£ CTANMSCrNNDT T TANODT NN TNAOI - NOIT~TNDRFT-~NTS
AMALYSIS PERIOD

Soures: PuG Resl Esiats vestor Suvay




L SR L S R

The PwC Rsal Esiats Invesior Survsy and the National Council of Razl Esiste Invastmen: Fiduclaries NCREIF}
methodologies offer unigue perspectives on capitslization rate tremfs "'hc-z PwC F{esi Esiate ﬂm ssior Survey
calculaies fie data based on a personal survey of major in i i

gorirast, NCREIF looks at deta from aciuai appraisals inciuded in hei berehmark pmpc: ¥ relurn ndex. Tie
index con guariedy performancs data for unleversd Invesimeni-grade income-produding proverties that
owniad by, of on behalf of, exempt insiftutions.

Despite displaying distinet retes, similar trends are apparerit in both PwC Real Estats nvesior Survey and
NCREIF daia. According to NCREIF, national office cap rates declined unil the end of 2007 and then started i
ncrease precipitously at the end of 2008 bsfore baginning their dissension at the beginning of 2010. Thiough
vear-end 2012, the average cap rate decreased to 5.8 percant, representing a 30 basls point deciing from the
previous year-end rate. Through-the fourth-quarter 2043, ihe national office cap raie incressed 30 basis poinis io
5.34 percent on a year-over-year basis. The trend for overall caputaiszaﬁov‘ rates are expecied to show further
growih as the market recovers from recessionary effecs.

=%

The following graph refiects national historical cap rate trends as reportad by NCGREIF:

Historical National Office Cap Rates
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THE $/RCA COMMERCIAL PROPERTY INDEX

"k‘"“‘ne i‘v‘md 'S "RCA CO&TEW@Y@&I Pm@eﬁ:y ﬂrdex {CPPI} measwes the "hange in price of mw'nmemiall s@al estaﬁe

mnj]“mmm wutn a wnso*tmm of ﬁlrms inciuding Mﬁ@dy s and RLA, ihe index tra’*l\s price changesg based on
dosed transaciions, and implements advanced repeat-sale regression (RSR) analytics to gaugs performance in
current and prior perods.

The ocurrent notiona! aggregate indsy (Nmmmher 2013} was 184,75, an increase of 12,1 percent over Nowverminer
2012 and a 10.4 perceni decline since its peak in DecL—.-mber 2067, The naaanal office index {property type
informaiion released on a monthly basis) is at 141.18, up 11.9 percent from ithe same period one-year prior, and
down 14.2 parcent since iis highest point in fourth quarter 2007. Of the four property types, national retail




experienced the largsst year-over-ysar increase of 22.9 percent, while national office and apanments foliowed
closely, sach with 11.9 percsnt.

The following graph displays the CPPI Index from fourih quarter 2000 ic November 2612:

Moody's/RCA Commiercial Property Price Index
National Aggregaie & National Office
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Source: Moody's/RCA CPPY, National Sggregste reflects Novembar 2013 data

SALE PRICE PER-SQUARE-FOOT

Historically, office pricing did not experience the same dramatic fluctuations as seen in the sales volumea rends.
This was, in large part, due to sellers holding out and walting for markst fundamentals to improve. Between 2003
and 2007, the annual average CBD office price per-square-foot increased from $191 to $353, or 85.3 percent. in
2008, the iotal annual average price par-square-foot declined by 5.7 percent to $245, from year-end 2007 peak
figures. In 2008, jofal office sale volumes sharply declined by 30.1 percent fo $171 per-squara-foot, annually. In
2010 and 2011, the annual average price per-square-foot increased from $201 to $214, representing a 6.7
percent increase on 2 year-over-year basis. As of year-end 2012, overall office pricing exhibited an increase of
0.5 percent from the previous year-end 2011 to $215 per-square-foot, annually. The suburban markets are
axperencing a surge in pricing with the recovery in the non-major mefro sectors.

Suburban properies in fourth guarter 2013 increased 10.3 percent to $175 per-square-foot, annually over the
same ime one-year prior. The transaction volume in the CBD slightly tralled the suburban markets for the first
time in the recovery oyde. During fourth quarter 2013, prices increased in the CBD class by 6.2 percert to $323
per-sgusre-foot, annually. In many of the secondary marksts, invesiors ars migrating capital to selective marksis,
which ajppaar 1o apply upward pressure on property prices.
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The iollowing graph reflects the national office historical average price per-square-foot, annuaily

rends
surveyed by RCA for fourth quarter 2013:
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$400

ale Prigs (PSE)

m1mmmmmmm \10920102@?02@31%122@

<<<<< Total = Gifige - CBEY

Offic2-8niz

Source: Real Capiial Analyiics hifp:ifuy reanalyiics com
Notas: Fouwth Quarter 2013; mmbwanmﬁmﬁam

'«j;\‘i,.cr . ;‘g |

Propedy owners’ pemeptions are gravitating towards dlsposihon in resporse o cap raie compression ocourring ir
certain sectors of office locations. Properly values are returning to their peaks as a result of market fundamentals
and capital markets improving in favor of property owners. The trend in office space uitilization in National CBDs
however, has slowed smployment crestion in urban infill locations within offics-using spaces. Ceneration Y will be
a major determinant in the commercieai real estate landscape adapiing to office reconfigurations.

Many investors anticipate a near-term modest increase in interest rates and 10-year Treasuries, according to the
PwC Emerging Trends 2014. As the national economy improves, the rising interest rates should balance the sost
of leveraging with higher absorption and increasing office rents. The fiscal stimulus bond repurchasing program is
anticipated o begin tapering with expectations leading to an increase in the GDP and improving Treasury yields.
Concern siill persists as Federal monetary policies are under scrutiny over the timing of rate guidance.

INTRODUCTION
CGATELEY Tre

The Bosion sr‘i%ce market coniinued to flourish afler sirong performances in 2012 and 2013. Relocations wers
pravalent in all the CBD markets, and developrment aciivity grew as anchor tenants have broken ground on
saveral buik-io-sult projects. PricewaterhouseCoopers and Goodwin Procter LLP are two companias that ars
following this trend in the Ssaport District, and should occupy thelr new buildings in 2015 and 2016, respectively.
The technology sector continues to migrate from Cambridge and Route 128, desiring the downtown area with
small speculatve spaces with irmadiaie avaiiabiiity. While ieasing in the CBD was down 25.0 percernt yeai-ove’-
vear, the Non-CBD markets picked up ihe slack and helped ihe total Boston office markei close the quarisr 15.9
percani highar than lasi ysar's mark. The Suburban office market coniinued to see demand as ths inner Route
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128 submarksis ouperiormed the Route 495 submarkets. Rental raiss pushed higher in hese marceis result 0
from ihe increass in demand over the past few quarisrs.

Robusi sxpansion in high-tech and healthcare has led the way in Bosion's recovery effort. Over the pas: we
83,700 jobs war added o Massachusetis overall, 14,400 of which were in Professional & Businass Se
Curreniy, thee is 3.4 million sguers feet of office spsce under consiruciion, with a significant poriior
davelopment concentraiad in the CBD. Low-rise office speoa {floors O to 19) has seen is vacansy rsie d

percent in the Financial District over the psst two years. These spaces are typically less expensive than CRD

high-rise oifice svace and aliow for many tenants  relocats to the downtown market without paying a pramium

office price. Likewise, high-rise vacancy improved 20 basis points over the past iwo years.

Further considerations are as follows:

s Cambridge: DivcoWest increased s Boston-area assets in eaﬂy 2014 aﬁe&*ﬁufﬁa&r)@@ﬁé -
Kendall Square for $395.0 million. The nine-buiiding, 670,000 square foot campus and 1,500-car
garage is home o some of Graater Boston's best office, laboratory, and retail space.

o [Financial District: Colonnade Properties sold 400 Atlantic Avenue, the 100,000 squere foo? offce
building o Credit Suisse for $50.0 million in the first quarier. The building has been home to
Goulston & Storrs, P.C. since 1985 and features privats deck views of the water and the Greanway.
This property was 100.0 percent leased at the time of the sals.

7 Dewntown Crossing: Millennium Pariners began construction of the Millennium Tower/Burnham
Building in Boston. Located in the city’s Downtown Crossing Disirict at the site of the former Fiiena's
Department Store, the $630.0 million project consists of the landmark 1812 Burnham Building and a
new, mixed-use tower that will rise 625 fest tall. This bullding will have first floor retail (Roche
Brothers Grocery comimitted 30.000 square feet). new office space. and 442 luxury condominiums.
Arnold Worldwide will be the first occupant in the office space beginning Seplember 2014. Amoild
and iis sister agency, Havas Media, wiill occupy about 125,000 square fest.

v Greater Boston: Bosion's office market is improving afier years of weakness, with rents riging
switly as local companies add employess and move forward on consiruction of new buildings in the
ity and nearby suburbs. Duiing the firsi guarter 2014, averaige rents in Boston’s Class-A buiidings
jumped to $37.21 per square foct, thelr second highest level in four years. In addition to consistent
leasing activity, several major firms are buliding new office complexes, including Converse
ine., PricewaterhouseCoopers, and State Sireet Corp. Additional buildings are being planned in
the Back Bay, Cambridge’s Kendall Square, the Seaport District, and near North Station, totsling 3.4
millien square feet of office space under consiruction. With an unemployment rate of 5.5 percent s
of February 2014, Boston has rmore than regained all the jobs i lost during the economic dowsmitur: .

o Besport: PricewaierhouseCoopers, one of downiown Boston's largest employers, signed a 15 year
lease for 333,000 sguare fest at 2 new bullding in Ssaport Square at the end of 2013. The Firm vvil:
ocoeupy a majority of the office space and will relocats more than 2,500 employsss from s current
space at 125 High Strest. Employess wili also have access {o a fiiness centsr and interactive calss
with lounge areas in the bullding as well as exclusive access o an oscean-view outdoor lerrace on
the fifih floor. This is one of the largest current office construction sites in Greater Boston. Goodwiin
Procter LLP is undergoing a large buitt-to offics space in the Seaport for 378,000 squars fast. The
law firm wili occupy aii of ihe commerdial space in the Wwsi and Liing Mmore than 860 spioyees
Fan Pier.
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= Suburbs: The lack of available large, Class-A space in prime suburban markeis has push=d rsnis
and resulisd in new development. Most noteble is TripAdvisor Inc.'s new 282,000 square fo ot offics
building that broke ground in November at Cenisr 128 in Nesdham. The company Is expacisd io
move into its new bullding in 2015 where i will relocate more than 300 jobs. TripAdvise: lne. is
experiencing 30.0 percent growth annually end the incrsase in space will support fulure conpany
expansion.

e [Finencial Disiriet: The Rockefsiler Group and RMitsubishi Esisie New York purchased 28 State
Strest in March 2014 from Blackstone’s Equity Office Propeities Trust for $345.0 miliion or $605.22
per square fool. The 40-story bullding is locsisd near Fansull Hall and has 572,000 square feet of
office space with an additionsl 7,000 square fest of ground ficor retall. Major tehanis at 28 Sisie

- Sireet incude Morgan-Staniey ard Gllizens Financlal Grovp.

5 {28 West: Blackstone Group continued to offload its propertdes in its local Equity Office portfotic with
the sale of Wellesley Office Park for $237.0 million. Manulife Financial Corporation purchased the
850,000 sguare foot, eight building porifodio. The complex is locaied on Wikiam Street off Route 8

and overlocks the Cherles River.
Suburbs: After years of delays, Universily Station has officially broken ground at fts developrment
site in Wastwood. The development, iocated at the junction of Interstaie 95/Route 128, includes

approximately 750,000 square feet of retail and restaurant spece, 350,000 square fest of office
space, 650 residentiai units, a 160-room hotel and an assisted living facility with 100 units. Much of
the project is expected to open in 2015. Town Administrator Michael Jailiet said this development
would bring net revenues of $5.0 million annually ongce it is completed and help balance the tax
base.

kladoet Chscieisties

With over 191.8 million square feet of office inventory between the CBD and Non-CBD markets, Boston ranks in
the top 10 as one of the nation’s largest office markets. The CBD contains approximately 65.5 million squsre feeat
of office space while the Non-CBD contains nearly 126.3 million sguare fest. Roughly 100.0 miilion square feet of
office space is dlessified as Class-A, or 52.1 percent of the Greater Bosion office market's total inventory. The
CRBD coniains 406 buildings while the Non-CBD hoids 1,138 buildings across ail asset classes.

Further considerations are as foliows:

v Boston's Financial Diswict, cortaining almost 34.8 million square fest of office space across 162
buildings, is the largest submarket in the CBD and the entire Boston office market. The second
largest disirict in the CBD is Back Bay, which maintains 12.6 million square feet of invantory
spanning 59 buildings.

o Since the beginning of 2010, the Seaport disirict has added over 2.1 million square feet of new office
space. This area is one of the more popuiar arsas of development due to the avsiiability of
construcion sites and re-developmeant opportunities of exdsting bulldings which are attractive o stait-
ups, professional services, end tech companies. The area currently has 1.4 miilllon square feet of
office space under construction and delivered the Verisx Pharmaceuticals building (1.1 million
sguare fest) at the snd of 2013,

@ The Charestown submarket, with almost 2.0 million square feet of inveniory spread out across 18
buildings, is the smallest submarkst in the CBD.




© With 23.1 million squars fest and 272 buildings, the 128 West submarkst is the largsst among the
Suburban submarkeis. 53.8 parcent of the office inventory in 128 West is considerad dass=/a space,
yei only 30.1 percent of the buildings contain Class-A space.

J

g The AlewiiafFresh: Pond Lab submarket, with 480,788 sguars fast in 12 bulicings, Is the smiallest
submarzet. Ris localed within the Cambyidge markst,

“The following is 2 graph detaliing the Bosion office markest inveriory by submarket:

SFFEICE NWENTORY BY MAJOR SUBMARREY
BOSTON M8A
ST GUARTER 2834
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The follawing map highlights the Bosien office market as broken down oy major submarket:

BOSTON OFFICE SUBMARKET MAP
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SUPPLY ANALYSIS
S iy
Greater Bosion wilnessed a 30 basis point decrease in its vacancy rate through first quarter 2014 from the same

timme last year, falling to 14.7 percent. Both the CBD and Non-CBD markets saw improvements in the beginning of
2014 after a strong leasing total in 2013. Dirsct vacancy rates in Class-A space edged up 50 basis points i 9.9
percent in the CBD as several blocks of quality space returned to the market. Moreover, Class-B office space
remained in-tine with the previous quarter, staying at 8.2 percent vacancy in the CBD. Overall, CBD vacancies
has been trending downward since 2010 and increased demand in this area should continue to tighien the market
in this area. The Non-CBD office market has remained below 20.0 percent vacancy since the beginning of 2012
and should zortinue to strengthen through the 2014 calendar year. Vacancies in the Boston office market have

improved at a sisady rate over the last few quariers and are expecied o foliow this trend over thie next few
guarters as the downtown markets remain tight.

Further considerations ars as follows:

o in first guarier 2014, the CBD recorded an overall vacancy raie of 10.C percent, which was flat

cornpared o the previous quarter. However, this rate marks a 30 basis point reduction frorm first
guarter 2013, Four out of the six submarkets availabie for yesr-overyear snalysis
{FenwayLongwood not available) located in the CBD reported dedlines in vacancy with the Midiown
area recording the lowest vacaney rafe at 2.9 parcent. These rates have improved in line with the
sccnomy as Professional & Business Services and high-tech have seen improved employment
growth numbers through the end of 2013 and into the beginning of 2014.
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The Cambridge market recorded the lowesi overall vacancy rate in the Boston office marks? &t &
parcent in first quarter 2014, slightly below ihe CBD raie. This raie worsened by 80 basis poiits #
the previous quartsr but improved 20 basis poinis sincs the same time last year. This marke: is
eht and boasts a high demand from high-tech and life scisnce businessss that benefit fom the
soncshirstion of lab space and univarsity resourcas at Harvard University and MiT. Vacanoy rates in
ihis srsa should remain relatively consisiant over the next few quarters as construction comipletions
are not expecied untll 2015 and 20186.

White the Suburban markei recorded ihe hiphest oversl vacanscy rate in the Boston office mmauiket,
the long isrm haalth of this arsa seems bright. Suburban vacancy closed first quarter 2014 at 18.9
percent. a 30 besis point increase from the previous guarier and flat from first quarter 2013, The

-~ most seught afier markeis-of 128 North and 128 West saw aach of their vacancy rates drop as iarge

blocks of quality space are limited. Given the constrained merket, landlords have become cautious
about offering concessions to prospeciive tenants.

The 495 North submarket, with over 19.6 million square feet of office inventory, experienced ihe
largest decrease in vacancy over the past twelve monihs. Since second quarker 2012, 485 Norih
saw its vacancy fall o 23.1 percent from 26.3 percent (3.2 percantage points). Leasing activity in this
submarket slowed in 2013 compared o previous years, but performed well compared to other areas
in Greater Boston. Through first quarter 2014, leasing is behind last year's volume by 27.6 percent.
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ROER SUBURES TOTAL 5,805,758 1469  12.0% @ 25,83 200,086 2347 29,08
“SUBURES
128 North 2120540  127%  109% 120000 86038 275000 $3144 $24.65
128 West 23,498.190 147%  120% 0 (52218 500006 531.03 $27.58
128 Souih 1202595  28%  219% 0 A 0 52136 $1e.74
Matrotiest 4730473 244%  184% o (21129 6 9402 $21 .18
495 North 10663730 23.4%  206% 75008 52574 8 S20.41 81783
495 West . i44BAZES  28%  222% o (78509) ¢ sS04 $16.23
485 South 2890804  185%  177% ¢ [20708) 6 52029 $17.21
_ Basi o (BS% 1675 195000 {iaZe) 866000 63850 Gau.vo
NON-CED TOTALS 12B.296,775  17.4% 48 445000  (9,286) 1,708,808 02841 $23.31
EOSTON TOTALS OL802714  14T%  128% 225000 (565,000) 5361805 68721 o28.48

Source: Cushman £ Waltefield Research; compiied by C&YY Valuatlion and Advisory

The following graphs highiight building complstions and absorption with overall vacancy rate in the Boston CBD
and Non-CBD:

COMPLETIONS & ABSORPTION VS. VACANCY
BOSTON CBD, 2004-14Q:1
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Copaiiretion

There is currently 3.4 million square feet of new office construction underway in the Boston office market with
soime large projects expected to come online by the end of 2014. A major contributing factor is the activity in the
Seaport Disirict that is currently undergoing 1.4 million square feet of ofiice construction and several additional
projects are expected to start soon. At the end of 2013, Vertex Pharmaceuticals compieted 1.1 million square foot
of build-to-suit space at Fan Pier in the Seaport submarkst. One Channel Genter in the Seaport, which wili be
occupied by State Street Bank, is expected to reach completion in the middle of 2014. Plenty of construction

projects are underway in Cambridge in the Kendall Square Laboratory area as that submarket is a popular
destination for pharmacsutical and life sclence firms.
Further considerations are as follows:

o Alexandria Real Estate Equities officially opened Biogen ldec’'s new corporate headquarters at
Alexandria Center in Kendall Square. Roughly 1,200 empioyees have relocated from Biogen idec's
former Weston headquarters fo the life science cluster ecosystem in Kendall Sguare, whers the
largest bictech company based in Massachusetis has leased 306,000 square feet of high-quality fife
science space. This building was officially delivered in late 2013, is the first of Alexandria’s 1.4
million square foot world-class science park.

o Other faclites are currently under construction and coming to market over the nexi few ysars in
Alexendiia Center. The second project is 75/125 Binney Sireet, which is fully leased to Ariad
Pharmaceuticals. This 386,540 squars foot facility is expected o reach completion at the beginning
of 2015. The science park will provide leading life science entities with a unique opporiunity to drive
productivity, accelerate innovation, and recruit and retain the brightest sclentific minds.

o State Street Bank is in the process of devsloping a 485,000 square foot space at 1 Channsl Center
in the Seaport Disitrich. Slated for completion in mid 2014, Siate Strest Bank will join
PricewatarhouseCoopars and Goodwin Procter LLP in the Seaport District this ysar. Daspite the
large size of this new space, State Sireet’s move 1o the Seaport will be a reduction in occupied
space from its current location at the Hancock Tower and Coplay Place.
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CITY &ARH: SITE SUCTOR CRIACE MARHE

B Skanska USA s investing $265.0 million in a 455,000 square foot office bullding in the Ssaport

District that will be primarily occupied by PricewaterhouseCeopers. Construction this building zegan
in August and Is sxpected to reach complstion by late 2015. About 20,00C squars feet of stacs o
the ground foor will be designated for retall spaces. PwC signed a 15 year isase for 333,000 squars
feat of the tullding. The fine expecis o move 2,500 employess o e new workplace and e lesse
will suppoit additional expansion.

i B

o Goodwin Procter will occupy 378,000 squers feet of the 488,000 square foot buiiding at Fan Pler in
the Seaport. In addition to e 378,000 squars feat that Goodwin Procier will occupy, there will be an
additional 120,000 square fast of office space balow the law firm svalisble in the same bulldirg srd
18,000 square feet of reisll space. Goodwiin Procler’s move-in date has baen pushed out by about
three monihs. The firm was expeciing o move I somewhere-around -March or Apdl of 2018 and
now is planning for a June or Juiy move-in date that same year.

In the Massachusetts Avenue/Harvard Square Laboratory submarket, Takeda/Millennium
Pharmacewicals is developing a 230,000 square foot build-iv-suit Class-A office building at 300
hassachussits Avenue, Cambridge. Scheduled for completion in eaddy 2018, the estimated cost for
this faciity is $58.9 million.

8 in Burlingion, 78 Blanchard Road reached completion in the first quarter of 2014 for 120,000 square
feet of speculative office space. This building is iocated directly across the highway from the
Burlington Mall and is outfitiad with & fitness center and new energy efficient mechanical systems.
This space s currently 100.0 percent vacant.

The following is a graph detailing construction completions within tihe Boston office market from 2004 to 2014
year-to-date:

CONSTRUCTION COMPLETIONS
Boston Office Market, 2004-2094 YTD

FINOM-CBD ' CBD
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Source: Cuehman & Wakefield Ressarch; compited by C&W Vaiuation and Advisory
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Overall asking renis in the Greaier Boston office market showed a slighi increase in the first quarier ¢f 2014 due
io tightening inventory levels and sirong lsasing volume in the second haif of 2013, especially in the C3D market.

Leasing aci




especially (n large spaces will drive rental raiss upward. On a yvear-over-year basis, the overall aski
ihe Boston office market increased by 3.0 percent io $28.48 per squars oot in first quartsr 2014, This

by the CBD and the suburban markst that saw rental raies surge 4.0 ang 5.2 percent, respectival
corresponding time period, Class-A asking renis posied 2 4.2 percent improvement o $37.21 per bquaﬁ'@ oL,
This growth I rented retes Is indicative the sdded demand for office space in the Greater Bosion ares, specifically

in the Class-A market. Going forward, rsnt levels are expedied to expsarience sieady growth over the next year
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Closer exarination of Bosion's asking rents reveals the Toliowing:

B Even though the Greater Bosion sew rent rates increase, some markets grew more than others.

Whille the Cambridge market axperienced a mere 0.7 opencent increase v rents, the CBD miarkat
benefitied from strong demand and imoroved its overali rents by 4.0 percent. Four out of the six
“subrrarkets-in-the-CBD-experienced renial increases. The Financial Disirict and Back Bay office
markets, the two largest in terms of office inventory, saw year-o\ier-yeasﬂ rental incrsases of 5.5 and -
5.8 percent.

The Cambridge market is the most expensive in the Boston area, due fo its high proportion of
axpensive laboratory space and limited inventory. Overall asking rents in this markst experienced a
minimal decrease of 0.7 percent on a year-over-year basis, ending first quarter 2014 at $50.48
overall per square foot. Over the past two years, several large firms have moved into or expanded
their presence in this market including: Google, Microsoft, Monsanto, Biogen and Sanofi-Aventis
{which bought Genzyme). Ariad Pharmaceuticals signed a large lesse and moved into the Kendall
Sguare arsa during the third quarter.

@

o The Suburban market sew iis average rent rates increase 5.2 percent year-over-year. Class-A rental
rates surged 8.4 percent in the suburban market, driven by the 128 West and 128 North submarkets
continued io lead the suburbs ai $31.03 and $31.44 per sguare fool, respectively. Demand for this
space is expected to continue espedially with some larger bulli-to-suit office spaces coming online
within the next year.

The following charts illustrate asking rents as compared to overall vacancies within the Boston CBD and Non-
CBD:

OVERALL VACANCY RATE & OVERALL ASKING RENT BY YEAR
BCSTON CED, 2004-14Q1
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Source: Cushman 8 Wakefield Ressarch; compiled by C&W Valuaiion and Advisory
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Source: Cushman & Waiksfield Ressaich; complled by CEW Valuation and Advisory

DEMAND ANALYSI(S:

Leasing Aativity

First quarter leasing kicked off the year with strong activity in the Non-CBD markets. Cambridge posted 449,189
square feet of total leasing, a 7.2 percent increase year-over-year highlighted by the Aegerion Pharmaceuticals
lease for 85,640 square fest in East Cambridge. The Suburban market closed the first quarter with nearly 1.5
million square feet of leasing, 1.0 million square fest of which was leased on the 128 West, 128 North, and 128
South corridor. There was a high demand for Class-A space across these suburban markets, especially for larger
spaces. In office requirements over 50,000 square feet there were twenty three new leases signad toialing
approximately 2.3 millon square fest over the past fifleen months. Shrdeen of these leases wers Class-A product.

iMany companies are opting for more open, consoclidated office footprints in the downtown area that allow for
improved coliaboration to atiract prospective empioyees 1o the urban center. First quarter 2014 leasing in the
CBD was 25.0 percent lower than last year's mark despite robust demand from prospective tenants, Businesses
located in the CBD area prefer its public transit accessibilfity and concentration of professional services resources.
Oniine home retalier Wayfair.com accounted for 20.0 percent of the total leasing aciivity in the CBD), signing a
170,000 squars foot iease in the Back Bay. This company, which signed for 105,000 square feel iast year, will
occupy 275,000 square fest in Gopley Placs beginning this year. The lingering, tough winter hindered Boston
CBD's Isasing numbers, which closed the quarter with s slowest quarter of leasing since 2005.

Further congiderations are as follows:

o Wayfair.com compieted the largest least of the first quarter with 170,000 square feet at One Cooley
Pﬂazs in the Back Bay. The company will occupy this additiona: beginning in the third quarier of

v Also in the CBD, Cambridge Innovation Center {CIC) signed a 12-ysar lease in March 2074 for
69,207 sauara fest. CIC will be ke up three floors at 50 Milk Sirest in the Financial distrist.
Cushrman & Wakefield represented the tenant in this leese agreament.

o Arowstrest Capital signed a 90,000 square foot lease in the first quartar at 200 Clarendon Strest
{Joln Hancock Tower ). This expaision wil give Aivowstrest 00,117 additional squars 188t of spacs

beginning April 2015.
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The 128 West submarket experiencad a large amount of leasing sctivity in the first quarter o7 20
reaching 545,401 square feet. This is 113.7 perceni higher than the submarkets first quarter -
from 2013. Forum Pharmacsuticals signed a 122,000 squars foot Isase at a Class-B building
Second Avenue In Waliham. The phamaceutical company will iake the snfire building spacs:, +
boasis 532 total parking spots. Woliers Kiuwer signed & 113,000 squars foot lsase a 280 Thipd
Avenus in Waltham during the first quarisr. This Class-A building has & day care center, cafeiaria,
wellness senter, hotel and restaurants on site.

The larpest new leasss signed during first quarter 2014 are pressnied In the foliowing table:

Waytair.cora 170,000
225 Sacond brenus, Waltham 198 ilifest FORIM Fnermareuficals 122,008
230 Taird Avenue, Wailiharm 4128 st Waiters Khowae 113,008
280 Clarerden Sirsst (dohn Hanssck Tower) Back Bay Arrow sirest Capiial 8G.0a2
600 Technology Pk Driva, Bilerica 495 N insulet Corgoraiion 8g,762
Cae hisie Sireet & 107 Mine Stect Kandzli 808 Caminilgs Aegerion Formmssaiicals 35,540
50 M Siraet Firansial Cisirict OIS (Cambrfdgs mnovaiion Canier) 89,2aD
201 Bonaid 4 Lynch Boisvard, Madhorough 495 Nordh Sendisk 57,964

Sousce: Cushinan & Takersld Research: compllas by Cau Gailaion and ATMSory

[Migiatisal Mo gheorgiion

After fnishing 2013 with healthy absorption numbers (mostly due to Vertexx Pharmaceuticals in the Seaport), the
first quarter of 2014 put 588,986 square feet of space back on the marist. These poor absorption numbars were
most prominent in the Financial District and the Seaport Metlife vacated iheir space at 501 Boyiston and
retuned 181,092 sguare feet to the market, which accounts for most of the negative absorption in Back Bay. In
the Financial District, 100 Federal Street saw 51,644 square feet return to the market when Bank of America
vacated a portion of iheir space, and One Financial Center withesses 120,364 square feet of negalive absorption.
Tenants that contributed to that number were Columbia Management and Westfield Cagital. Demand in the CBD
remains high as vacancy rates and rental rates have both improved, which should help strengthen absorption
numbers over the next few quarters. Outside of the CBD, absorption was essentially flat with negative 9,286
square feet.

The following bullet points lusirate the current irends within Greater Boston’s overall absorption:

o The Suburban market saw negative 43,259 square feet of absorption through the first quarier of
2044. This decrease was largely driven by 128 West and 495 West that experienced 130,764 square
feet of negative absorption combined. Conversely, 128 Norith saw 86,038 square feet of positive
sbsorption. This submarket In parlicular performed very well in the first guarter as renta; rates
sruised ahead of 128 West. Even with factors working against the absorpiion rate (78 Blanchard
Road in Burtingion rsached comidietion and is vacant), the submarket still showed strength after &
strong quarier of lsasing.

8 The Camoridge office market saw a 7.2 percent incrzase in [2asing volume year-over-year and its
absorpion numbers, which influenced the slight positive absorption in the first quarter. Mors

ihan

300,000 squars feet was absorbed in the Kendall Square/East Cambridge Laboratory subrnarkst.
This helped offset the negative 250,000 square fest of negalive absorplion seen in the

Massachuseiis Avenue submarkst. There are significant amount of new availabilities including the
old Vertex Pharmaceuticals space ai 88 Sidney Street for 145,000 square feet and Phizers &),U0U

< TN

square foct space at 620 Memorial Drive.
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The following charis detail Bosion's overali net absorpiicn and historical net absorption by CBD vers. s Non-CBD-
e BN = L.

OVERALL NET ABSORPTION
Bosten Office kerlet, 2004-2044 YT
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Source: Cushman & Wakefield Research; compiled by CeYY Yailuation and Advisery

OVERALL NET ABSORPTION

BY CBD & NON-CBD
Boston Office Market, 20042014 YTD
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Souwrss: Cushman & YWaksfield Research; compiled by CEW Valuation and Advisery
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Greater Boston's core industries of Education, Healhcare, Techrology and Life Science helped insulate the
market from the negative eifects of the past national recession. These employment sectors are stimulated by the
presence of some of the finest leaming institutions and univesiies in the wordd and thelr kighly rained and
gualified stalf and faculty that go along with them. ¥While the unemployment rate worsened in the middle of the
vesr, Bosion saw moderate irmprovement in office-using and laborsiory-based indusiries through the end of 2013.
As of February 2014, job growth stood at 1.4 persent year-over-year in Massachussits. More than 3,400 lobs
have been created in the Boston MSA since the beginning of 2014, driven largely by Professiona! & Business
Services. Office-using employment is expected o add to its payroll at .9 percent for 2014 and 1.5 percent
annually over the next five years. Bosion coniinues io experience healihy demand from ienanis across an
increasingly diverse mix of employment segmenis. While Professional & Business Services somprise a significant
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Dortion of iat demand, the requiremenis of technology, biciechnology, and pharmaceutical isnaniz ars on g
rise.

Further considerations are as follows:

B Education & Health Services s the largest employment sector In the Boston MSA, ac;muﬂ_:ng for
20.4 percent of total smployment. Despite the recant recession, this seclor axperienced contirust r@ﬁ:
gains in 2013 and is polsed to be & major growth diiver in 2014. Employment growh in this sacior is
expectad  continue over the nexi five years, at an average annual rate of 1.5 percent.

a

Growth In the Technology and Life Sclence secir Is forecast to drive both employment and demand
for office space in the region (espedaily in the Cambridge and CBD markeis) i the near term.
Boston has emerged-as a-hub for tschnology-based companies, a  secior which is forecast © fue! the

region’s recovery over the next severa years. T e

Professional & Business Servicss is the second leading industry in terms of employment share in
Greater Boston, at 17.3 percent. Despits falling 5.8 percent in 2009, this sector has recovered,
showing positive growth every vear since 2010. The Boston MSA is responsible for than half of the
states jobs and 85.0 percent of the new jobs in 2014 are classified at Professional & Business
Services. This secior is expected to see payroll growth of 2.5 percent annually through 2018.

Lrapiapel fForeaast

Cushman & Wakefield's office market forecasis are derived using a regression model developed by our Research
staff. The modél is based on irends in historical occupancy and rental rate movements as well as factors such as
employment growth, new construction and absorption tendencles. (Please note: fourth quarter 2013 statistics are
the most current available data for this demand forecast.)

Mathematicai assumptions wnderiying our approach are as fotiows:

o Occupancy is a function of employment. For the historical poriion of this analysis we use total
nonfarm employment as defined by the U.S. Bureau of Labor Statistics (BLS), and utilizing North
American Industry Classification System (NAICS) coding. For the forecast portion we use
iMoody's Analytics figures.

8 Vacancy s a funclion of demand, available space and new supply {including both under
sonstruction and proposed projects).

o Rent is a function of overall and direct vacancy, taking into account both inflationary and
dafistionary tendendles, as well as current, historical and anticipaied trands.

This mathematical aporoach limiis subjectvity and the forecasts are statistically estimated to have an
approximate 90.0 percent accuracy level. Highlights of the demand analysis are as foliows:
o Economic data suggests that office-cocupying employment will grow over the next four va

ars
peaking ai 2.1 percent in 2015. This supports the notion of & growing economic ma«efpss\‘e
e Greater Bosion area.

(it}

Overall inventory s expected o remain relativaly constant over the naxt four years. New
consiruction projected © coms on-line in the next four years amounts o approxdimately 4.4
percernit of curreri total office inventory.
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= Demand for space in the Bosion office market will experiance marginal growth in the ne=r jerm.
Absorpiion levels ars predicisd io axperience improvement and raturm positive through e and
of 2014 and the next fow ysars. Wiih significant demand improvemeni expected in subs aquent
auariers, ihe market is projeciad to become under-supplied n 2015.

= Overall vacancy is axpecisd to deding over the next wo wesars, dropping Fom 14.6 peroent to
13.3 pereent by the end of 2018. This predicted decline in vacancy will be a resutl of the
significant absorption, additonal emplovess, and sivonger demand for office space.

5]

Looking at the Boston office market as a whole, vacancy and absorption will improve over the
next four years. Toia! ocoupled spacs Is forscast to increase by 3.8 percent from 2014 o the
~ dlose ol 2018, highlighting the snticipated-improvement inthe jobmarket.

The below table and subseguent graph outline the demand analysis for the Boston office markst

Ofhice Market D

Seahit : - 3 e oStk B . =
[Ysar-end lveniory 180,080,277 192,008,717 198,478,717 197,283,717
INew Construction GBD 485,000 685,000 1,482,000 248,000 246,600
New Consiruction Non-CBD 700,000 1,353,440 1,805,000 858,000 658,000
|New Construction Totai Markat 1,185,000 2,038,440 3,377,000 804,000 904,000
Oocupied Spass {Sg. FL) 58,182,885 50,260,831 80,224,871 @0,520,850 ©0,472,580
Vacent/Awilsble (Sg. FL.) 8,318,214 5,914,748 6,441,708 6,382,820 6,888,019
Ovarall Vacancy Rats 9.8% 2.1% 8.7% 9.5% 10.0%
Faracasi Net Absorption (Sg. Ft.) 569,544 1,087,187 955,036 305,079 (5’/‘.39@)(
SF Qver (Under) Supply {37,124) {508.772) {125.807) (209,121) 70,035
Oecupled Spasa (Sq. FL) 104,318,955 108,553,485 100,247,661 108,448,880 107.867 961
acani/Avalleble (Sq. FL.) 21,241,743 20,360,853 18,861,477 21,018,158 22,257 477
Cuarall Vacancy Rats 18.8% 18.0% 18.2% 18.2% 17.1%
Forecast Mel Absomtion {Sa. Ft.) 306,884 2,234,530 2,694,178 {798,881) {881,018}
SF Over {Undar) Supply 287,182 519,811) (1,835,249 {588,371} 540,834
Oceupled Space

is—q Ft.) 182,501,220 185,823,316 189472.332 188,978,230 188,340,521

VacariiAvallabls {Se. FL.) 27,558,857 28275401 26,003,485 27400787 28,943,196
Owvarell Vacancy Rels 14.5% 13.7% 13.3% 14.0% 14.7%
Forecest Mel Abserption (Sa. FL) 878,537 3,321,808 3,640,218  {483802)  (838,400)
|SF Over {Undsr) Supply 250,008  {1,308,383) (2.081,048)  (797.482) 810,870

Smrce: Dt Cawissy of Moody’s Analytivs, Custyman & Walkafield Resesrch
Rote: Over {Under) Supply 5 bezed on hisiorios! sishlized sooupsnoy trende w Rhin the markst.

Ehzorgion i based on @ propristary regrassion model using hisiorical ssoupancy, rsnisi rale moversanis, empioyment
grow th, new construction ard absorpiion endancles.
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The sunject property, if redeveloped as an office use, is Viesumed o be a Class A mixsed-use proparly with &
significant portion of its net rentable area dedicated to office. The Financial District is the largest of Boston's CBD
office markets and contains approximately 35.1 million square feet across all classes in 169 buildings. The overall
vacancy at the end of 2013 was 12.5 percent while direct vacancy was 11.6 percent. The overall weighted
average rent for the submarket was $45.75 per square foot. In terms of Class A metrics, the current direct
vacancy rate was 12.6 percent combined with a weighted average rental rate of $49.74 per square foot. The
table and chart present historic Class A trends for ths Financial Distiict




Greater Boston Office Statistics

Financial District - Class A

1997 21,219,814 3.2% : 1,336,124 833,574
1998 21,219,614 3.0% 2.0% 1,199,232 51,983 $46.40
1988 21,218,514 3.1% 24% 781815 (130,775}  $50.91
20 21,528,250 1.2% 1.1% 2,828,836 585,676 $54.64
2001 21,528,250 ~ 106%  52% 618850 (745,180)  $5854
2002 21491276 40 13.0% 8.5% 1,689,714  (754,446)  $49.53
3 21,603,001 39 15.6% 11.8% 1924982 (702,302)  $39.69
2004 22583837 38 11.7% 8.8% 1,893,274 806,400 $39.02
2005 22857394 39 11.7% 8.9% 2,071,798 (232,839)  $40.77
2006 22,841,394 39 6.2% 5.6% 2,189,567 1,124,527 $48.75
2007 22,841,394 39 5.7% 47% 1,667,803 33,435 $69.04
2008 23,104,150 40 7.0% 6.0% 1,819,557 (276,268)  $65.25
2009 23,149,550 39 114% 9.1% 628071  (825499)  $47.78
2010 23,149,550 39 14.9% 134%  1,175480 (933,187)  $44.92
2011 23,908,550 40 16.3% 15.2% 1203324 102,061 $47.64
2012 24,153,192 4 12.0% 11.8% 2099439 862748 $49.19
2013 25,145,356 41 13.6%_ 12.6% 1456233  {(28477) $49.74

! Changes i fwentory reflect addiionefdeletions io daishase 23 well a8 new consiuction. Owrer-oooupiad bulidings are exciuded from Iweniony .
2 Weightad average renial raie on direct space.
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CONCLUSION

Strong leasing across many employment sectors was the story of the first quarter. The Suburban market saw a
58.3 percant jump in leasing volume and rental rates seared in select markets compared to first quarter 2013, an
indication that demand Is growing. While first quarter CBD leasing numbers wers the lowsst total sincs 2003, new
office projects in a majority of the CBD submarksts coupled with a healthy office-using employment forecast for
the metro area should keep prospects bright. Job growth in Professional & Business Services and Education &
Heatth Services will help absorb space over the next few guarters. Cambridge is poised for another solid year as
it continues to be at the 1op of the nation in obieining capital funding for research and development. Further,
deveiopment within Technology firms relocating from outside the market will continue to drive office space
ocoupancy upward in the CBD. The CBD has seen both rental and vacancy rates Impiove in 2014 as businesses
ars seeking the "live, work, play” amenitiss that the downtown market provides.

Further considersiions are as follows:
o Due io the lack of large, available, premium office product in the Greater Boston market, buiki-to-suit
devsiopment  continues 0 be shong. fi iscsit queartes, TipAdvYisor, RKeuilg, Novaris,
Pfir‘ewaterhouseCoopers and most recenﬂy Goodwin Procter LLP, which recently broke ground and
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Overall vacancy in the Graater Boston office markat remained sisady in the first quarier, dro;
basis poinis ysar-over-year. Though lower than previously forscasted, continued job grow (1
in raducing vacancies throughout ihe near tarm. \;’:c:ncy iﬂ the CBD has coniinued io dec i’
2011 as the area has fransiormed iself into a lsading life sciences and business services it » Yor the
neiion. The Greater Boston market should experience umpmt.ad vacancy rates througn 201<..

The Boston Suburban market s expecied o see demeand from tenants in blotechnology and
Professional & Business Services indusiries. The highly sought after 128 North and 128 West
submerkets, where large blocks of qualiy space is limited, will continue to see markst fund smmentals
tighien over the next few quarters.

Thers are subsiantial construciion projects alieady underway or-expecied (o commence-im-Greater -
Boston. Gurrently 3.4 million square fest of new office consiruction Is in progress and s expeciad to
come online over the next two years.

Owverall, the Greater Boston office market is expecied to experience improvement in rental rates and
occupancy levels in 2014. CBD fundamentals should imorove at a slow, steady pace. In the
Financial District, the largest of the seven submarkeis in the CBD, will continue to se= sisady
demand from tenants seeking more diverse public transportation options and a lower cost aiternative
to the Class-A rates in Cambridge, the Back Bay, and the surging Seaport District.
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Parking Garage Market Analysis

The following garage market analyeis is based upon all available information, inclusive of publishec repaoris and
the appraiser's market observatiors.

NATIONAL CBD PARKING RATES AND TRENDS

The analysis of national parking raies and trends Is based upon review of the 2072 CBD Parking Rate Surve
published by Colliers International. This survey is inclusive of the top 56 CBD markets in North America (US: -’M
Canada: 12) On 2 national basis Collier's notes the following:

» Monthly unseserved parking rates increased year-over-year by $547 or 34 percent— — —— ——
> The average monthly U.S. median unreseived parking rate is $166.26 USD.
> Daily ratss increased by 2.9 percent io an average of $17.19, up from $16.71.

> The five most expensive median unreserved parking rates in the U.S. are Midiown Manhattan ($562),
Downiown Manhatian ($533), Boston ($405), San Francisco ($375) and Philadelphia ($313).

> The five least expensive are Las Vegas ($65), Columbia, SC ($65), West Paim Beach ($56), Phoenix ($55) and
Bakersfield ($55).

> One-third of all U.S. markets have waiting lists for new parking customers. The average wail fime is 9.3 months.

> Only 13 percent of markeis characterize weekday parking availability as “abundan{’, with parking garages
consistently less than 60% full. The majority of markets {55 percent) characterize parking availability as fair, with
parking garages 80-80% full on weekdays and on weekends during special events.

o Just six of the U.S. markets surveyed expect new parking o be construcied in the next two years.
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The charis on the following page present the top 10 monthiy and daily parking rates in the United Statas for 2012,

{ Top 10 U.S. Daily Parking Rates
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The char! below illusiraiss the trends in average national daily and monthly pariking rates.

Hational Daily & Monthly Parking Rates (2008-204 &)
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BOSTON CBD PARKING RATES AND TRENDS

The most recent report that is spedific to parking in the City of Bosion is based upon & December 2001 report.
This repost is identified as “Access Boston 2000-2010, Parking in Boston™. The 73-page study was commissioned
by the City of Boston and releassd in its First Edition in December 2001. The report is intended to provide a
direction for planning and growth with regard to Boslon parking for the foreseesable future.

INVERTORY & AVAILABILITY

The siudy ncludes an estimate of parking inventory & availability for the City of Boston, which is surnmarized
below from Tabie 3 of that report. The total 1997/1998 inventory of 118,300 spaces in tha Clly {axcluding Logan
Alrport) is most heavily concentrated in Downtown, where 40,500 spaces or 34 percent of the total car be found.
Not surprisingly, the Downtown area is by far the most dense in terms of parking per square mile, zis would be
expected relative to office development in the Financial District. Nonstheless, with the highest concentration of
emplovess per square mile at 160,000+~ persong, the Downlown srea ofiers among the iowest ner ceapita
invenitory, at only 0.18 spsces per smployee.  Note thei the total inventory excludes resident oniy pariing
associated with some areas of the dliy. Also, it is important 1o note that the City has never updated this rspor. At
the time of the report, the City had approved an add¥onal 14,000 spaces citywide combined with another 12,000
ihat were proposed. Assuming that the bulk of these spaces wers constructad, the total inventory would be
incroasad by approvimatshy 28 000 spaces. Whils this appears o be 2 significant increace, it must he naoted that

pog sy

{otal offics inventory in Boston has increased by 8.3 million squars feet over the same time period.
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f BOSTON PARKING INVENTORY AND AVAILABILITY

Downiown 40,860 14 189,700 29,100 0.18
Back Bay 11,600 0.6 183,400 18,760 0.17
LMAFonwayKenmore 20,200 i85 24,200 13,100 0.32
South End 7,500 4.7 22,400 0,300 G.44
Al 8800 08 14800 8300 0.58
South Boston 17,700 2.8 §.900 8,500 0.42 7
Lower RoxburyDudley Sq. 5,500 1.0 8,700 5,300 047
Charlestown 5,800 1.3 @,200 4,800 0.48
Zast Boston 3,800 1.0 3,800 3,800 0.58
SUBTOTAL 118,200 11.1 363,600 10,700 0.2
Logan Alrport 14,800 29 5,300 5,100 0.30
TOTAL 133,700 14.0 31,700 9,500 0.28

(1) excludes parking restricted or hotel guests
Source: Table 3, Access Boston, Parking in Boston, Dacember 2001

1975 BOSTON PARKING FREEZE

in 1975, the Environmenta! Protection Agency (EPA) esisblished a moratorium on the construction of rew public
parking spaces in Downtown Boston. The moratorium Emited off-sireet commercial public parking to the 1973
levei of approximately 35,500 spaces. Over the past iwo decades, new additions to parking inventory have been
associated with new residential, hote! and office develogments for the exclusive use of tenants in the particular
developrnant, which are considerad exempl.

The siudy indicates that the inventory of public spaces has increased only 9.0 percent, but that the number of
exempt spaces has increased by 26 percent. The morstorium is maonitorad by the Alr Pollution Corrimission in
conjunction with other City of Bosion agencies. Any new garage development componsnt must be approved by,
and a sermit must be lssued by the sommission.

HISTORIC BOSTEN RATES

According to the Collers Intemational pardng survay, Boston ranks third, behind only midlown Manhatian and
Honeoluiu In tens of monthly parking rates. The survey reports a monthiy parking range from a low of $375and a
high 3600 per space per month. Dally parking rates ranged from 2 low of $24.00 to a high of $32.00 per space

per day. The charis on the following page pressnt historic monthly and deily parking rates for Bostor: along with
the national median for reference.
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COMPETITIVE PARKING PROJECTS

Both the Finandial District and Back Bay are typically associaied with the city’s highest parking chargaes. These
areas chargs daily parking in the range of $25 to $40 per day and monihly rates of $350 io $4350 per ronth. Qur
compeiiiive sel indudss only public parking garages not sffitiziad with 5 specific building. in the Finsrclal Diswics.
several oifice bulliings have significant related garage parking below thefr buiiding. These ndude intemations]
Place, One Lincoln, 125 High Street, 80 State Sireet, 200 State Street, Exchange Place, 78/107 Fadersl Stras:,
90 High Sireet, 228 Frankiin Strset, One Federal Street, 33 Arch Sirest and One Post Office Square. While these
garages also offer transient and monthly parking to those oulside of iheir respeciive bulidings, we have focused
only on those garages without a buili-in demand genarator.

The: iable below-presenis-several-publiic- parking gerages thei are deemed most compelitive with the subjec,
assuming its full renovation. This table is followed by a map on the foliowing page that shows the competitve
parking projects in relation to the subject.

COMPETITIVE PARKING GARA

OPERATOR  #SPACES MONTHLY
SUBJECT NIA 1,125 NiA NiA
1 Govemment Cenisr Garage Standard Parking 1,850 $35.00 $350
2  Haymarkst Garage MTA 225 $33.00 $340
3 Dock Square Garage Dock Square Parking 98 $35.00 $410
4  PostOffics Square AmeriPark 1,460 $34.00 $445
5  North End Garage Cantral Parking €90 $25.00 $260
&  North Station Garage MBTA 1275 $19.00/$54.00 $280'
7  PiAlley Garage icon 300 $38.00 $475
8  Bosion Common Garage Ceniral Parking 1,318 $28.00 $360
9  Bosion Herbor Garage intarPark 1,380 $35.00 $400

! 24-hour access is not availabls. Dus o Boston Bardsn svents, monthiy parkers only have scoess from 5:00 a.m. o 6:60 pm.
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Agcording to Collie’s *Reflecting siow growih irands in the greaisr economy, the cost of downiown cisily parking
raies increased by an average of 1.6 parcent year-over-year in 2012. Fees remained fat or grew slighily in most
MNorih American diies. Oaly rine dfes In he U.S. and Canada saw & drop in dally rsiss. This positive trend
reflacts the overall economic nairative of recant years. In 2019, daily parking rates dropped by 1.4 percant. Rates
stabilized in 2011, showing & simall Increase of 0.8 pereent. This price increass In 2012 shows garage ovwners snd
operators beginning o test the waiers with modest rate increases as demand slowdy dses.

The cosl for monthly unreserved parking grew by 2.5 percent. Oniy 10 cities saw decreases in mionthly
- unresenved raies, Including Torento, Boston and Vancouver. Hourdy parking retes grew as well, incrassing by an
average 3.7 percent. Fifieen North American markets saw increases, induding Chicago, Washington DO and San
Francisco.

Nortlh American office markets have seen modest positive absorption each guarter since Q2 2010. Vifith more
office space leasing, we generally expect monthly parking to see a higher demand, which results in higher prices.
Meanwhile, consumer gasoline costs have seen peaks and valleys in the past year, wilh lower prices early in the
year now making way for recent price jumps. With gasoline futures climbing, we expect consumers o see even
further cost hikes at the pump. This could prompt more urban commuters to carpool or take public transportation,
decreasing demand for paid parking and dropping rates. However, continuad positive demand for office space will
help to counteract the effects of gasoline prices.”

In terms of the local market, Boston has historically ranked third nationally in terms of parking rates, behind only
midtown and downiown Manhatian. A driving force on the high paiking charges is the aforementioned 1975
parking moratorium that prohibits additions to the public parking inventory—outside of what is required to support
a particular prolect. Assuming the sublect wers & good quality, funclioning parking garage, the majority of the
subject’'s demand is presumed to come from daily parkers, both those working in Boston as wedl as those visiting
{tourism).




SHYE DESCRET Tr0

Location:

Shape:
Topography:
Land Area:
Frontage:

Visibility:

Soil Conditions:

Utilities:

Site Improvements:

Land Use Rastrictions:

Fleod Zone Description:

Weilands:

115 Federal Strest
Boston, Suifolk County, Massachusetis 02110

The sublect property is lncated heiwean Devonshire Sireet and Feders! Siveat, sonii
of Frarklin Street and norih of Summer Sirset in Boston's Financisd Disiriat,

lregularly shaped

Level at strest grade

1.10 acres / 47,738 square jost

The subject property has good frontage.

The subject property has good access.

The subject property has good visibility.

We were not given a soil report t© review. However, we assume that the soil's load-
bearing capacity Is sufficient to support existing andfor proposed structure(s). We did

not observe any evidence to the conirary during our physical inspection of the
oroperly. Drainage appesars  be adequate.

Utility providers for the subject property ars as follows:

Warter Cly of Boston
Sewar City of Boston
Electricity National Grid
Gas Nationai Grid
Telephone Verizon

The site is currently improved with a 5-level, 750-space parking garage that has been
shuttered due to siruciural issues.

We were not given a tite report o review. We do not know of any easemients,
encroachments, or restriciions that would adversely affect the siie's usa. Hovever,
we recomimand a title search to determing whether any adverse conditions exist.

The sublect property is located in flood zone X (Arsas determined to be autside fhe
500 yaar food plain} as indicated by FEMA Map 25028600816, dated Saptember 25,
2009.

We were not given a weilands survey io review. If subseguent enginearing data
reveal the presence of regulaied wetlands, it could materally affect property value.
We recommend a wetlands survey by a professicnal enginesr willh expertise in this
field.




Hazardous Substances:

Oversll Sita Uty

Locsition Rating:

Corrwnent:

¥e chservad no evidence of toxic or hazardous substances during our inspe
the site. However, e ars not trainad to perform technical environmenial ins

and recommend the hiring of a professiona! engineer with expartise in ti

Good
We havs valued the subject under two different scenarios. The first assumes thet the

exisiing mprovements will be razed and thei the siie will be redevaloped wh a

477,380 square foot office building based on the as-oi-right zoning of & 10.0 FaA

Scenario 2 assumes that the improvements are removed and are replaced wih a
1.125-space parking garage.
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RENT PROPERTY TAXES

'"E ssct property s locsted in the Exing judsdicion of The City of Bosion, and the assessor:

A
:umwc:r’:@w mmber 0304225000. Becauss the subject sits is owned by the City, it Is exempt fron sl ¢

iexes. The assessment for the property is preseniad below:

PROPERTY ASSESSMENT INFORMATION

Asssssor’s Parcel Nurihar: 0304225000
Assessing Authority: This City of Boston
Curreng Tax Yeer: FYa20i4

- Assessment Ratio (% of teerket Valus) — ————— ——— 100% -

ASSESSMENT INFORMATION

Assesssd Value T
Land:
Improvenients:
Totai:

TARUABILITY

Total *axRaE-:(P@rSi 000 Assessed Value)
Propertly Taxes

Cormpiled by Cushman & Wakefield of Messachusetis, inc.

Taxes in the Cily of Boston are assessed on a fiscal year basis, runring from Juﬂy ist to June 30th. Tax
payments are made on a guarisily basis in August, November, Febiuary, and May. The propeity’s assassmieritis

based on its eslimated markst value as of January 1 preceding the currant fiscal year (e.e., January 1, 2013 for FY
2014).

Under siste law, the total tax burden for the City can increase by & maximum of 2.5% each year, aithough an
individual property’s tax burden may change by a greater or lesser amount. The reader should rote that a
property in not reassessed upon sals.

REAL PROPERYY TAX CONCLUSION
This report assumes that the subject property is assessed in line with comparable properties. Addiionaily, it is

assumed that wers the sife to transfer to a third-party, it would be assessed and @mx at market levels
commensurate with area comparabies.

mllu
-qam;
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GENERAL INFORMATION

The property s zoned Boston Proper — B-10 by The City of Bosion. A summary of e subject's zoAing ie
provided belovw:

il —

nicipality Governing Zoning: The City of Bosion
Gurrent Zoning: Bosion Proper — B-10
Coveptlse: =~ Parking Garage {not operating)
Is currsai use parmitiad: Yas T e
Permiited Uses: Permitted uses within this distdct include multi-family residential, hotal,

office and retail uses

Prohibited Uses: Prohibitad usas within this district include single-family residential.
open storage, automotive service and most industrial uses

Rinimern Lot Araa:
Maximum Building Height:
Maximurn Floor Area Ratio (FAR): 10.0 times lot area
Compilad by Cushman & Walkefisld of Massachuseis, inc.

ZONING COMPLIANCE

Properly vaiue is affecied by whether or not an existing of propused improvement complies with zoning
regulations, as discussed below.

o pipieng Mss

An existing or proposed use that complies with zoning regulations implies that there is no legal risk and that the
existing improvemenis could be replaced “as-of-right.”

e =2 Bativagg, Par-tiaanpdylmg e

in many areas, exisiing buildings pre-date the current zoning reguiations. When this is the case, it is possible for
an existing buiding that represents a non-complying use to siill be considered a legal use of the property.
Whether or not the rights of continued use of the bullding exist depends on local laws. Local laws will also
detarmine T the axdsting building may be replicated In the svent of loss or damage.

Mg Goais rng b

A proposed non-complying use t© an edsiing building might remain legal via variance or special usa permit.

Y¥ihen appraising a properiy that has such a non-complying uss, it is important to undsrstand the local lavws
governing his use.

W know of no desd restrictions, orivate or public, that furiher limit the subject property's use. The ressarch
required to delermineg whether or not such resirictions exist is beyond the scope of this appraisal assigniment.
Deed resirictions are a legal matter and only a tile examination by an aticrney or iille company can usually
uncover such rasirictive covenanis. ‘We recommend a tile examination to determine if any such resirictions exist.

MHL ool
Sge:

=




ZONING CONCLUSIONS

We analyzed the zoning requirements in reletion io the subject property, and considered the comp liznce of e

axisting or proposad use. We are not axperis in the interpretation of complex zoning ordinances but t>ased on o
review of pubiic information, the sublect property, as proposed aind dascribed by our cllent, is asstmed to be &

complying use.

Deteiled zonlng studies are tvpicelly pesformed by a zoning or lainé use expert, induding atiomeve, land
planners, or aichitecis. The depth of our study corslates directly with the scope of his assignmment, and it

oy e i ool conaen R . H 2o Mol P aoe Y 02 ool fdaimany acm A HH
considers all parinent lssues that have baen discoversd Bwough our due diligence.

W nots that this appraised is not intended io be a detalied detarminstion of compliance, as fat defzrmination
beyond ihe scope of this real estaie appiaisal assignment. — — ———— ———  —




HIGHEST AND BEST USE DEFINITION
The Dictionary of Real Eslale Appraisel, Fifth Edition (2010), a pubiication of the Appraisal Instiiute, defines the
highsst and bes! use as:

The most probabie use of a properiy which is piwsically pussible, appropriaisly justified,
legally ¢ @er‘m%:ble ﬁnancsal!y :easikﬁe ant:l wi’nzd*: resutrs in the hghes: value of me- i‘smp@ﬁ‘i\,
being valued.

To determine the highest and best use we typically evaluate the subject site under two scenarios: as vacant land
and &s presendy improved. In both cases, the properiy’s highest and best use must meet the four criteria
described above. Since this property is land only, evaluaiing it as presently improved is not applicable.

HIGMEST AND BEST USE OF PROPERTY AS VACANT
Legally Permfesihie
The zoning regulations in effect at the time of the appraisal determine the legal permissibility of a potential use of

the subject site. As described in the Zoning section. the subject site is zoned Boston Proper — B-1C by The City
of Boston. We are not aware of any further legal restrictions that limit the potential uses of the subject.

Pehiwsdos iy Pogsibla

The physical possibility of a use is dictatad by the size, shape, topography, avallability of utifities. and any other
physical aspecis of the siis. The subject site contains 1.10 acres, or 47,738 square fest. The site is irregularly
shaped and level at sireet grade. It has good frontage, good access, and good visibility. The overall utility of the
site is considerad to be average. All public uiiliies are avalilable to the site inciuding public water and sewer, gas,

eleciric and telephone. Overali, the site is considered adeguate to accomimodate most permitied development
possibilities.

lebipegic Inbdy Foseilibe and Blavimeaily Fraducs s

In order to be seriously considered, a use must have the potential to provide a sufficient return to atiract
investment capital over aliernalive forms of investment. A positive net income or accspiable rate of retumn would
indicate that a use is financially feasible. Financially feasible uses are those uses that can generate = profit over
and above the cost of acguiing the siie, and consiructing the improvements. OF the uses that are permitted,
possible, and financiaily feasible, the one that will result in the maximum value for the property is considered the
highest and best use.

GONCLUSION

We considered the legal issues ralated o zoning and legal restrictions. We also analyzed the physiosl
characteristics of the site 1o determine what legal uses would be possible, and considerad the financ al feasibility
of these uses b determine the use that i3 mesdmally productive. Considering the subject site’s physical
characierisiics and location, as well as the state of the local market, i is our opinion that the Highest and Best
Use of the subject sile as vacant is a mixed-use development buili to the maximum feasible density.

JIl“LﬂL
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METHODOLOGY

There are duee generally accepted approaches to developing an opinion of value: Cost, Saiss Comiparison anid
income Cepiialization. e considered each in this appraisal o develop an opinion of the market value of e
subjest sarty. In appraisal praciice, an approach io vaiue is included or eliminated based on s &pplicability o
the prope:ly type baing valued and the quality of information available. The reliebility of each aporuach cﬂepe};g"g
on the avallabiliy and comparability of markst data as well as the motivation and thinking of purchasers.

The veiuation process is conciuded by anaiyzing each approach o valve used in e appraissl. When more tha
- one approach is used, each approach is judged based on its appiicability, reliability, and the quaniity and quality

of its data. A final value opinion is chosen thet elther comresponds © one of the approachss o value, of is g
correlefon of all the approaches used in the appraisal.

We considerad sach approach in developing our opinion of the markst value of the subject property. We discuss
each approach below and conclude with a summary of their applicabiiity to the subject property.

Gt Sppraach

The Cost Approach is based on the propostiion that an informed purchaser wouid pay ro more for the subject
than the cost to produce a substitute property with equivalent utiity. This approach is particularly applicable when
the property being appraised involves relatively new improvements which represent the Highest and Best Use of

the land; or when relatively unique or specialized improvements are located on the siie for which there are few
improved salss or lsasss of comparable properties.

In the Cost Approach, the appraiser forms an opinion of the cost of all improvements, depreciating them to reflect
any vaiue loss from physical, functional and external causes. Land vaiue, entrepreneurial profit and depreciaied
improvement costs are then added, resulting in an opinion of vaiue for the subject properiy.

Hales doprurariaan 2ndroee i

in the Sales Comparison Approach, sales of comparabie properties are adjusted for differences to estimate a
value for the subject property. A unit of somparison such as price per square foot of building area or effective
gross income multipliar is typically used to value the property. When developing an opinion of land value the
anaiysis is based on recent sales of sites of comparabile zoning and utility, and the typical units of comparison are
price per sguare foot of land, price per acre, price per unit, or price par square foot of potential bullding area. In
botl: cases, adjustiments are applied o the unit of comparison from an analysis of comparable sales, and the
adjusted unit of comparison is then used to derive an opinlon of value for the subject propeity.

Crerarae: S0 pwslization Apmeagad

in the income Caplialization Approach the income-producing sapacity of a property is estimated by using contract
rents on exdsting leases and by estimating market rent from renta! sciivity st competing properiies fo v the vacani
aspace. Deductions are then made for vacancy and colleciion loss and operating expenses. The resuling net
oparsiing ncome s divided by an overall capitalization rate to derlve an opinion of value for the subject property.
The capislization rate represents the relationship between net operating income and value. Thizs method is
referrsd o &3 Dirsct Capitalization.

Related to the Direct Capitalization Method is the Yield Capitalization Mathod. In this method periodic cash flows
{which consist of net operating income less capital costs) and a reversionary value are developed and discounted
0 a oreseni value using an internal raie of retum that is determined by analyzing current irvestor yield
requirements for similar investments.
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SUMMARY

This appraisal smpioys the Sales Comparison Approach to determine the valus of the subject ez a poten
development sits. In addition, we have employed the income Capitalization Approach o determine the valus o7
the subject assuming it were a fully funciioning perking gerage. Based on our analysis and knov: 'sdge of the
subject propeity ivpe and relevant linvesior profiles, i s our opinion that these approaches would be considerec
recessary and applicadls for market participanis. Typical purchasers do not rely on the Cost Agtrosch whar
purchasing a property such as the subject. Thersfors, we have not employed the Cost Approach o devslop s
opinion of markst value. The absence of this approach does not diminish the reliabiifty of the analysis.




=

Ve used the Sales Comparison Approach o develop an opinion of iand value. We examined currani offerings
and analyzed pricss buyers have recently paid jor comparable sitss. If the comparable was su;
subject, & downward adjustment was made o the comparable sale. I inferior, an upward adjustiment was misde,

xarior o the

The most widely used and markst-orented uniis of comparison for oroperties with characleristics simitlar to those
of the subject is price per square foot of potentel bullding area. All transactions used in this analysls are based on
the most apopropriste method used in the iocal market.

The major elements of comparison used fo value the subjest siie ndude the properly tghts conveved, the
financial terms incorporated-into-the -iranssction, ihe conditions_or_metivations sumounding the sels, chenges in
markst conditions since the sale, the location of the real estats, its ulility and the physical characieristics of the
progperty.

This analysis is predicated on the assumption that the existing improvements will be razed and that the site will be
redeveloped with a 477,380 square foot office buliding based on the as-oiright 10.0 FAR. The comparables and
our analysis are presented on the following pages. Comparable land sale data sheels are presentsd in the
Addenda of this report.
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Size
Losation {Asres) Proposed Use
3 [Subjesct Properiy a0 477,900 L ]
¥ [Seswort Bowevard and 0 | 4Te00| | omee | 5 Fmﬁ‘fﬁ‘ The 1 acrs parael |3 [ocaied In 1he Seaport DistHet within the Geaport Square mbxed-use
Bcs@n Whari Foacd, | Seaport. LLC | Cemmersial developmont. The siie will be vesd to devalop & 426,000 squars foot (1:5i) office building
Boston, MA i | Development with relall at grade. At thls tme, the buyer doss not have any fenanis. Thus, this was a
: speculetive purchase.
? izﬁwa?ﬂ'gm e, 146 11378474 | Mied Use Vornado Millsnnium | 643 | 3 [This he sala of the iormer Fllene's Basement site (One Franklin).
Boston, MA | Pariners The maln percel was lo nclude @ 63-story mbted-use tower to include 451 residential
! I condos, 77,000 square fest of rstall space and 460 parking spaces. The 8-story
! Burnham Bullding {Fllene's Basemant) was io be redeveloped 1o include 198,750 square
fest of office space and 76,724 squars feet of ratell spaee. The buyer had executed a
leage for nearly all of ihe office space.
- I |
3 ;ﬁ'aﬁl Boul?vard @ 3.93 )86, 000/ Oifice ! Morgen Stanlay Shaneka USA | 1212 | 533,000,000 | $72.65 [This parael (L.1) was purchased for & 485,000 Class & offlos bullding wiih streei-level
.én)st \/K;ozrr Road, ! ratall space. Skanska recsndy purchsssd the sdjscent parcel () with the intention of
e, ] bullding & 360-unit apartment lowayr, Both parcels are pari of the masier-plenned
: Spaport Sguare which has bean spproved for 6.38 million sguae feet of mixed-use
S . 3 i SPECE.
4 Sif,-{’n?." si;ulevard. 1.20 ::ra«,m:' Res ?ntl Mulil-fMorgan Stoniey| Skenska & | 212 | 20,026,000 | 875,00 [This reprasents iha sale of Bilook 1 of Seaport Sguars. Hkanska and Twining Properiies
e Family | Twining will devalop Watermark Seaport, 5 276,00D-squers-foot upaiimsnt tower with 346 uniis
and 26,000 squars faet of mtall. The sits is losated on the souiheast cormer of Seapoit
! Boulevard and Bosion Whart Road within the 26-acrs Seapoit Square, which is approved
' ’ for 8.3 million syuare fest of residantial, ofles, ratall, hotel, and clivic/culiural space.
i ' Construction is expected to commants In the first quarter of 2013.
i i
560 South 51, : 907,198 7 607 |
Bk IVIZ 0.43 07128 Offlco i Rose Lingoin 607 19,877,900 | $85.97 [This property was purchased by Linooln Property Gompany D/E/A 60 South Street LP,
! ! Assodales Proparty Proposed Is & 12 story 207,129 3F (10.9 FAR) flist class ofiics building with 10,000 SF of
Company ratail and 200 below grade parking spaces. Toial projestad project cosis $537.48/SF.
T8 [Congress Street PX ' ——— —
o e 16 | 6R1000 | bed Use cslon | 307 | B105,400,000 | 512242 [AlBnic Wharl Is & mixad-une daveloprisni which 1& approvad for 330,600 equare feet of
Group Properties Ing. resldontal unlts and & new, 8D0,000-sguare-foot, 31-story oiflce tower. The plan also
Includes 59,000 sguars fest of retall and chvic uses as well as 23,500 squars fest of open
space. The alte was improved with A thras building complasx of dlder brick bulldings, that
have their historlc facades retained as part of the redevelopment.
207,128 . = e
4 adn @‘v E » b L. q &
S |l 1212 | 105,400,000 | $122.42
. ol 211 | 861,400,483 | $86.48

“ornpited by Cushiman & Wakafiald of Macssachuseaits, g,
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the fee simple nterest impliss that the buyer is acquiring the full bundie of rghts. Acguiring & leesed fes irite
typlcally means that the properly being acguired s ercumbered by at least one leass, which is & bindtrg
agreamant iransfening rights of use and occupancy o the isnant. A lsasehold insrest involves the scquistiionr of
& lease, which conveys the sights to use and occupy the properiy o the buyer for a finils period of ime. A ke
end of ihe iease e, here is iypically no reversionary velue to the leasehold inisissl. Sincs we aie valui: g
fee simpie imeresi as feﬂecteo by each of the mmparaiﬂea &n aam stment for properﬁy nghrs is not mqu,m,

Flianeial Ters
The financial terms of a ransaction can have an mpact on the sale price of a properiy. A buver who purchases
an asset with favorable financing might pay a higher price, as the reduced cost of debl creates a favorable debi
coverage ratio. A ransaction involving above-market debt will typically nvoive & lower purchase price ted o the
lower equity retums after debt service. We analyzed all of the transactions fo accoust for atypical financing terms.
To the best of our knowledge, all of the sales used in this analysis were accomplished with cash or market-
orfented financing. Therefore, no adjustmenis were required.

Gomdi fiene of Sale
Adjustments for conditions of sale ususlly reflect the motivations of the buyer and the seller. In many situations
the conditions of sale may significantly affect ransaction orices. However, all sales used in this analysis are

considered to be "arms-length” market transactions beiwsen both knowiedgeable buyers and sellers on the open
market. Therefore, no adiustments were required.

L Py AT RN

The sales that are included in this analysis occurred between Mearch 2007 and December 2013. The market has
fluctuated over this time period, refleciing the subprime crisis that began in August 2007, and the ensuing credit
orisis that begen in September 2008. We acknowledge infiection points occurring following these two pivoisl
moments. Please refer to the adjustiment grid for reference to these assumptions.

Lascmgienp

An sdjustrnent for location Is required when the locaiional characterisiics of a comparable property differ from
those of ihe subjact propeity. The subject property Is rated good in location. We made a downward adjustment to
those compersbles considered superior in locgiion comparad fo the subjact. Conversely, an upward adjustment
was rmade to thoss comparables considerad inferior.

iz

The adjustrnernt for size generally reflects the inverse relationship between unit price and ot size. Smaller lots
tend fo sall for higher unk prices than larger lots, snd vice versa. in our opinion, four of the st comparablas were
of 2 size similar to the subject and thersfore did not wartar g size adjustiments. Comparable 3 was larger and
adiusted upward wiils Compsarable § was smaller and adjusted down.

" r sl . RO AT s
[Frifafio: 703000 =

The avallability of public utlities has a significant impact on the valus ¢f a propsrty. Municipal utility providers
aﬁnn bu?' n@i‘ arwavs provide utili“cies such as gas wa’ter eler-i'n'c sewe' and te!eahone It 33 i:?'mrefc:a@'e impoﬁ'ani‘
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comparebles. All of the sales, like the subject, had full access o public utiliies at the iime of sale. T srefore, o
adjustments waers raquired.

The subject parcel s adequately shaped to sccommmodate & typical bullding. it has good accass, good frors
and good visibiliy. Overall, it has been determined that the site has average utility. Adjusimente ‘were mad
whers a comparsbie was considered to have superior or nferior utility. These included Comparabizs 1 ang 3-¢
as each was superior in terms of staging for a proposed construsction project.

ke

-in-some cases, ofher variables will have an impact on the price of & land ransaction. Examples incitide sol! o
slope conditions, resirictive zoning, essements, wellands or exiernal influsnces. In our snaivsis of the
comparables we found that Comparables 1, 3, 4 and 8 offerad potential fenants good water views that would be
lacking at the subject.

DISCUSSION OF COMPARABLE SALES

= Sale Mo, d

This comparable property is located along Seaport Boulevard in Boston's Seaport District. The parcel contains
43,560 square feet, or 1.00 acre. MS Boston Seaport, LLC sold this property fo Skanska USA Commercisl
Development in December 2013 for a total price of $36,100,000, or $76.00 per square foot of poteniial building
area. This properly has good utility, and all avaitable public utilities. lis intended use at the time of saie was a
office project. The 1 acre parcel is located in the Seaport District within the Seaport Square mixed-use
development. The ske will be used to develop a 425,000 square foot (net) office building with retall at grade. At
his fime, the buyer does not have any tenants. Thus, this was a speculative purchase.

iy

Foliowing a market conditions adjustment, negative adjustments were required for both superior utility and water
views. After all adjustments this sale indicated a value of $61.54 per square foot of potential building ares.

Tonipy et T bde Sade Mo, 2

Comparabie No. 2 is located at 426 Washington Street in Boston's Downtown Crossing neighborhood and it
coniains 83,598 squars fest, or 1.46 acres. Vomado sold this property to Millennium Pariners in May 2013 for a
price of $93,400,000, or $70.79 per square foot of potential bullding arsa. Public utifiics on this site are ail
available and iis utllity is good. This ransaction represants the sale of the former Fliene's Basement site (One
Franidin). The main parcel was to include a 52-siory mixed-use fower 1o include 451 residential condos, 77,000
square feet of retall space and 450 parking spaces. The 8-story Bumham Building (Filene’s Basement} was o be
redevelopad to Include 198,750 square feat of office space and 75,724 square feet of ratail space. The buyer had
execuisd a lease for nearly all of the office space.

This site was considered similar to the subject and raquired only a markst conditions adjustment. After all
adjustmers this sale indicated a value of $72.90 per square foot of potential building arsa.

GO Ve 5ElE el &

Located along Seaport Boulevard and Boston Wharf Road in Boston's Seapert neighborhood, this property was
sold from Morgan Stanley to Skanska USA in December 2012 for $33,000,000, or $72.53 per square foot of
potental buillding arsa. At the dime of sals, this slie was intended for an office use. it contains 170,880 squars
feet, or 3.93 acres. The site has good utiiity, and pubiic utiiities are ail availabie. This parcei {L 1} was purchased
for a 455,000 Class A office building with siresi-level reiail space. Skanska recently purchased the adiacent
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This comparable propesly is locaisd slong Seaport Boulevard in Bosion’s Seapori neighborhood and i
encompasses 92,272 square feei, or 1.20 scres. Al the itme of saie he iniended use of this site was resicential-
_ muti-family. Rorgan Stanley sold the property 1o Skanska & Twining In February 2012 for a price of $20,825. 00¢,

Commpara b

or §75.00 per square foot of pot poteniial buiiding area.  This site has good wility, and public utiiiies Favaileble, —
This represents the sale of Block K of Seaport Square. Skanska and Twining Properties will develop Watermark
Seaport, 8 275,000-square-foot apartment tower with 348 units and 25,000 square feet of retall. The site is
locatsd on the southeast comer of Seaport Boulevard and Boston Ywharf Road within the 25-acre Seaport
Syuare, which is approved for 6.35 million squears fest of residential, office, retall, holel, and sivicicuiturat snace
Construction is expecied to commence in the first quarter of 2013.

Following a market conditions adjustment, negative adjustments were required for both superior ulility and water
views. After ail adjustments this saie indicated a value of $64.11 per square foot of potentiel buiiding area.

Comiparanle $ale Mo, ¢

This lot is located at 80 South Street in Boston’s Financial District. its size is 18,948 square feet, or 0.43 ascres.
Lincoln Property Gompany acquired this property from Rose Associaies in May 2007 for $19,877,900, or $95.97
per square foot of potentia! bullding area. The utility of this site is good with all available public utiliies. The
infended use of this site at the time of sale was a Class A office space. This property was purchased by Lincoln
Property Comgpany D/B/A 60 South Street LP. Proposed is a 12 story 207,129 SF (10.9 FAR) first class oifice
buiiding with 10,000 SF of retail and 200 below grade paiking spaces. Total projected project costs $537.48/SF.

This project reguired a market conditions adjustment as well as size and uiility adjustmenis and is considered

very similar to the subject. After afl adjusiments this sale indicated a value of $61.84 per square foot of potential
building area.

g arable Sals Mo, &

(,osmambée No 6 was a sele from The Blacksione Group io Boston Properties Inc., which ocourred in March
2007 for a price of $105,400,000, or $122.42 per square oot of potential building area. Locsted as the
intersaction of Congress Street and Allantic Avenue n Boston's Financia! district, this parcel contains 95,000
squars feat, or 2.18 acres. The site has good utility and pubdic utiliies are all available. Aflantic Wharf is a mixed-
use developrment which is approvad for 330,000 square feet of residential unfis and a new, 500,000-squars-foot,
21-siory office iower. The plan aleo inciudes 31,000 sguare fest of retail and civic uses as wali as 23 500 squars
faet of open space. The site was improved with a three building complex of older brick bulldings, that have their
historic facades retained as part of the redsvelopmerit.

Following a market conditions adjusiment, a slight negative adjustment for location was deemed necessary based
on this parcsl's location adjacent to the Rose Kennedy Greenway. Additional downward adjustments were
required based utlity and this parcei's water views. After all adjusiments this sale indicated a valus of $69.94 per
square foct of potential bullding area.




CONCLUSION OF SITE VALUE
After a thorough analysis, the comparable land sales raflect adjusied unit values ranging from a low of $81.54 ner
nuilding square foot io $72.90 per building square foot, with an average of $85.77 per building squars “oot.

Wiie placed greatest reliance on Land Sale 1 basad on its recent fiming as well Comparsbies 3, 5 and 6 for ‘heir
similar uses. Therefore, we concluded that the indicated land value by the Salss Compearison Approach is:

Price Per]|

AS IS VALUE CONCLUSION Building SF|
indicatad Valua $65.00

o _ o Building Arsa Measure X 477,380
Indicated Value i $a1,0%8760
Rounded to nearsst $100,000 $31,000,000
$iArez Basis $84.94
LESS: Dernolition Cosis £$3,000.000)
LAND VALUE CONCLUSIGN §28,000,000
$/Arez Basis $58.65

Campiled by Cushman & Walkefeld of Massachusetis, Inc.

As presented above, it was necessary to deduct the estimated costs to demolish the existing improvements which
consist of a shuilered 5-level parking structure with approximately 750 spaces. These cosis were provided to us
by our client and are assumed to be accurate.
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METHODGLOGY
The Incomes Ceplialization Approach determiines the value of a property based on the enticipeted aconomic
benefits. The principis of *anticipation” is essantial to this approach, which recognizes the rsistionship betwesn an
asset’s potental fuiure income and lis velus. To vaiue the andicipsied sconomic benefis of & property, poieniial
income and axpenses must be projected, and the most appropriate capitalizetion method must be selactad.

The most coivimon methods of converting net income into value are Direc: Capitalization and Yield Capitalization.

~In-direct capitaizaion. net operaling income is divided by an overall capitalization rate to indicaie =n opinion of
market value. In the yield capitalization method, anficipated Tuture cash-flows-and-a-reversionary value are
discounted to an opinion of net present value at a chosen yield rate (internal rate of ratum).

Investors acquiring this type of asset will tyvically look at year one returmns but must also consicer long-term
strategies. Hence, depending on certain faciors, esich of the income approach methods has merit. This aporaisal
gives most consideration to the Direct Capitalization Method.

I BAYE VY

The subject, as proposed, would be a mulii-lsvel 1,125-space public parking garage localed in ‘he heart of
Boston's Financial District. The subject would represent one of a few structured public parking garages in the
Financia! District that is not within an existing office use. The subject would be proximate to several significant
demand drivers in the form or Class A office towers including 75/101 Federal Strest, 100 Summer Street, One

Federal Strest and 133 Federail Street. In addition, the subject would be a short walk to ssveral of Boston's most
visited fourist attractions.

Potential gross income is generated by a number of distinct elements including both monthly and transient
parking revenue. The first step in this appraisal is to analyze the potential gross income from similar parking
operaions.

COMPETITIVE PARKIRG RATES

As stated in the Markest saction of the report, the Financial District has a host of avallable garage parking options.
However, uriike the subject, many are part of exisiing office towers. The subject is somewhat unique in that it is
a dedicated pubiic parking facility, not affiliated with a spediiic building. Due to the contihued Boston parking
moratorium, new dedicated public parking garages are not allowed. Garage parking can only be bullt to support
another use within the same development i.e. office, hote! or residential. \While the sudject does iack the buli In
demand driver of many of the area garages, i is well positioned to capiure much of the area’s tourist demand as
well as ovarflow from those smailer garages within existing office projects.

AM“LLA
jamy
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The iable below presenis the public parking garages not affiliated with = specific office iower that are

. L i deemraqg
mesi competitive with the subject.

COMPETITIVE PARKING GARAGES

MAP  LOGATION OPERATOR #SPACES  DAILYMAX  MOWTHLY
SUBJECT Mg - 4,128 Hi& BEA
q Govarnment Cenier Garage Siendard Parking 1.88 $35.00 $350
2 Hawanarksi Garage BATA 325 $33.00 TR
3 DockSquare Garsge  Dock SquarsParking 896 %000 Wadc
4  PostOffice Square AmeriPark 1,480 $34.00 $445
5 Mot End Garage Caniral Parking %0 $25.00 $260
&  North Siation Garage MBTA 1,275 $19.00/$54.00 $260%
7  PiAlley Garage lcon 300 $38.00 $473
8 Boston Commeon Garage Central Parking 1318 $28.00 $3ae
] Boston Harbor Garage IntierPeark 1,360 $35.00 $400

As the tabie shows, the daily transient {exciusive of early bird speciais} ranges from a low of $25.00 to a high of
$36.00. Further, the range for monthly rates is from a low of $260 fo a high of $475 per month.

PARKING REVENUE

Because the subject lacks a refiable hisiory, we analyzed the per space revenue geneiated by several area
garages deemed similar to the subject, as progosed.

PARKING GARAGE REVENUE COMPARABLES

2 94-hour access is not available. Dus to Boston Garden svents, monthiy parkers only have access from 5:00 a.m. to 8:00 p.rr .

COMPARABLE  #SPACES WONTHLYS TRANSIENTS  TOTALS$
Garage 1 1,380 spaces  $2,769/space  $6401/space  $9,230/space
Garage 2 600 spaces  $1,933/space $5270%/space  $7,212/space
Garage 3 598 spaces $770/space  $10.520/space  $11.290/space
Garage 4 561 spaces N/A N/A $6,452/space
Garage 5 800 spaces A MiA $4,90%/space
Garage 6 825 gpaces NFA NIA $6,615/space

AVERAGE: 827 spaces  $1,824/space  $7.420/space  $7,617/space
MEDIAN: 782 spaces  $1,933/space  $6,46i/space  $6,914/space
C&W ESTIMATE: 1,125 spaces $2,100/space  $5,000/space  $7.100/space

itiﬂijl {
48Ey 3
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The table above presanis per space revenue for six Bosion parking garages. Comiparables 1 and & are ic cg e
adjacent to twe of Bosion's top tourist desiinations and therefore have a high percsniage of ransient or g
parkers. Total per spacs revenue ranged from & low of $4,801 per space {0 a high of $11,290 per =dace
average of $7,617 per space. In addition, monihly parking revenue ss a percsntage of oial Income rsnged Fam
& lowe of 7 percent o a high of 28 percent. The low end of the range is rom a garage stusted adjscant to cre of
Boston's top tourist aitractions which hes an abnormally low perceriage of monthly parkers. Finally, rarsient
revenue s a percentage of total Income ranged from a low of 71 parcent to a high of 83 percent.

Based on the sbove comparables, we project tolsi per space revenue of $7,100 per space allocated 30:7n
belween moihly snd ransisnt revenve. In our opinion, our revenus sstimate appears reasonable based on the
——sbove coinparable data and is beiween the medien of $6.514 per space and the average of §7.617 per space.

OPERATING EXPENSE ANALYSIS

Cushman & Wakefield, Inc. recognizes the standards defined by the Appraisal Institute as the definitive standards
by which operating expense data should be analyzed. Ali operating staternents provided by ownership have been
recast to reflect these definitons, which are provided in the Giossary section of this appraisal report. In
forecasting exvenses, we analyzed expense levels at competing properties as presentad in the following table

= gtz

PARKING GARAGE EXPENSE COMPA

RABLES

COMPARABLE ~ #SPACES TOTAL$
Garage 1 1,380 spacss $3,194/space
Garage 2 600 spaces $3,984/space
Gamage 3 698 spaces $2,728/space
Garage 4 561 spaces $3,099/space
Garage 5 900 spaces $1,634/space
Gairage 6 1,318 spaces $2,380/space

AVERAGE: 910 spaces §2,830/space
MEDIAN: 799 spaces $2.913/spasce

C&W ESTIMATE: 1,125 spaces $2,875lspace

The table above presents per space axpenses for six Boston parking garages. Comparables 1 and 2 each have
significant retsil components which elevate ihe typical parking garsgs sxpense load. Expenses can vary
significantly based on the type of operation {self-park or valet) as well as the struciure of the management and
operating agreements

Based un the above comparables, we project total per space expensas of $2,875 per space. in our opinior, our
expense sstinate appears reasonable based on the above comparable daia and s tetwesn the average of
$2,830 per space and the median of $2,913 per spacs.

mmj
fmm
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NCOME AND EXPENSE PRO FORMA

The idllowing chart summarizes our opinion of income and expenses for ysar ona.

Mocﬁﬂv Paikmg Revenue T $5.362500 $3,10
Transient Parking Revenue 5,625,000 $5,000
Subiotal $7,987.500 $7,100
POTENTIAL GROSS REVENUE §7.087.500  $7.100
Vacancy and Collection _ -0 s
EFFECTIVE GROSS REVENUE $7,887,500 $7,100
OPERATING EXPENSES
mm, EXPENSES

NET OPERATING INCOM| =
_
me&wmwmmmm

Based on our revenue and expense projeciions, we have esiimated net operating income of $4.,753,125 or
$4,225 per space.

The U.S. economy entered 2014 with strong momerium following a solid fourth quarier of 2613. Both business
and consumer confidence was rising and the risk-taking in Washington between Congress and the Administration
was declining, as a budget was passed early in the year and the debt cefiing was raised without confrontations.
With the uncertainty about budget policy reduced and confidence rising, the U.S. economy was expecied to
accelerate in 2014. Then the U.S. was hit with some of the worst winter weather in decades, which disrupted
business and sconomic aclivity in most of the country dusing January and February. As a result, the U.S.
economy slowad, as U.S. Gross Domestic Product {GDP) is now astimated to have increased at roughly a 1.5
percent annual growth rate in the first quarter, compared with a 2.8 percent growth in the pravious quarter.

However, data released for March suggest that the economy will quickly rebound from the winter doidrums. Motor
vehicle sales, which had dropped by roughly 6 percent between NMovember and February, surged back to an
annual rate of 16.3 million units in March, the strongest sales since the end of 2007. it is likely that this increase
will be reflacied in stronger retall sales for the month as well. Other indicators including an increase in: the March
Purchasing WManagers’ Index and falling jobless cleims {which dropped to the iowest level since before the
recession in early April) suggsst that the sconomy has shaken off the winter weakness.

oy ca e soca

investment in the comimercial Teal estate markst continued to Improve, highlighted by an increase in transaction
volume and consistanily low overall cepitalization ratss. For the most part, the ongoing price appreciation and low
intersst rates have fueled the Improvement it the commersial real esiate market. However, price appreciation
slowsd during the first few monihs of 2014. According to kMoody's Commarcial Property Price Index, the value for
properties in primary (or gaiteway) markets increased 2.4 percent during ihie first two months of 2014, the same
amount of appreciation for properiies in non-major markeis during the same fime.
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CURRENT ECONOMIC CONDITIONS

The evidence of a sironger economy prompied the Federal Reserve’s Open Market Commities (FORC o
announce that the Ceniral Bank would gradually reducs its purcheses of long-ierm Treasury securities sid
morigage backed securities widely referrad to as quaniiisiive easing. Duding the first few months of 2044, He
FOMC hes coniinued o reduce the amourt of bonds purchesed each month, indicating the Central Bapjrs
confidence that the economy does not require the additional stimulation thet this policy has been providing, Ty
tapering of ihe Fed's bond purchases Is leading to higher long term interest rates, which are axpeciec to coniinue
a slow and steady dimb over the near term.

Often viewed a3 a forward-looking indicator to GDP growth, the slow start of the siock merket iIn 2044, when
compared “to- the previousthreeyears, explains -theweaker-GDP -growth-in-the-first-quarier. Nevertheless, —
stronger refurmns have shown through over the past several wesks. Not only does this suppori the premise of more
confidence in the marketplace, it suggests that GDP growth will be healthy over the remainder of 2014

The following graph displays hisiorical and projecied U.S. Real GDP percent change (annuelized on a quartedy
basis) from first quarter 2009 through first quarter 2019 (red bar underscores the most recent quarter 14Q1):

Historical 2nd Projected U.8. Real EDP
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Notable concems regarding current economic conditions are as foliows:

= The FMOGC, which voted to reduce the pace of iis monihly bond purchase program by $10 billion to $55
billion, stated an increase in interest rates would likely start six months after the monthly bond-buying
program ends. As a result, S-year U.S. Treasury rales increased sbout 20 basis poinis last menth.
Additlonally, the difference betwesn the vields on 5-year and 30-year bonds namowed to the smallest
margin since 2009, as many think the end of the stimulus could raise interest rates sooner than
forecasted.

2 Pregin reporied that real estate funds have an unprscedented $110.0 billion of “dry powder” targeting
North Armerican investments. This amount of committed equity avallable is up 4.0 percent from the end
of 2013 and up 24.0 percerit from year-end 2012.

8 Fleatng raie lenders Including banks, debt junds, and CMBS are actively bidding new ‘oans. In addition
o ncrease prepayment flexibility, floating rate loans typically offer some future funding component to
pay for caphal improvements, tenanting costs, or loan upsizing upon increasing cash flows. The pricing
for loans with these features typically rangs from L + high 100s 1o 400s depending on leverage and other
considarations.

o Home prices continued to increass. For the 12 months ending February 2014, home prices incressed
2.8 parcent; however, they remained sieady frorn January o February.
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US REAL ESTATE MARKET IMPLICATIONS

The commercial raal estats market really started io pick up in 2012 and continued to show signs of sirengi
2013. According 1o Real Capiial Analyiics, 23,015 properties wraded hands in 2013 for a fotal iranseciion
of approximaiely $355.3 bilion. This was 19.0 percent increase from year-end 2012, which was pri
by strong sades i offics and apartment propertiss - these sesiors recorded a transaction volume of 3101 ;
and 103.5 biiticn, respeciively. Cornmercial real estale sales volume remained sirong during the first quarter of
2014, as transaction voiume totaied $87.0 billion. This is up 15.0 percent when compared to ihe same time last
vear. lavesiment in apariment and office properiies remained robust; however, the retall sector was the rasl
winner in terms of volume gains, as fransaciion volume was up 147.0 percant over the same time last year.

A

The competition-for prime-assets remalined siroag during the firsi quarier of 2014, causing cepitelization rates to
dedline roughly 0.1 and 0.2 percentage points across the board. Apartment proparies continued o rade hands at
the lowest overail capitalization rates ending the quarter at 6.1 percent, which is down about 0.1 percentage
points from the same time a year ago.

The following graph compares national transaction volume by property between 2003 and first quarter-end 2014:

National Transaction Volume By Property Type
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Despiie the slowsr economic growth in the early part of 2014, the Commercial Real Esiste invesimert markst did
not skip a beat. Transaction volumie totaied $87.0 million during the first guarier of 2014, up 15.0 percent from he
same time last year, as the access (o capital continues to be relativaly easy for most investors. VWihat's more,
transaction volume might have been higher, i not for the lack of guality offerings in the markeip:ace. Going
forward, prices for prime assets are expected to sty high, as the competition among buyers rermains fierce,
sspedially in core markets. Addidonaily, the flow of capital in the marketplace is expecied to rernain steady,
despite the prospect of rising interest rates, according PriceWaterhouseCoopers First Quarisr 2014 Investmsnt
Survey. As a result, the commercial real esiate investment market should continue o experience posiive rends
over the next six monihs.
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Hisioric trends in real estats investment help us undersiand the current and iuture direction of the n
Invesiors’ reium raquirements ars a benchmark by which real sstaie asssis are bought and sold. The folic
graph shows the historic ends for CBD office space spanning a period of four vears as reported in the
Esate invesior Suivey pudlished by PricewsterhouseCoopers. We empioyed the offce vields andi rstes ae
benchmark as PwC does not track parking specific investment retuns. That said, pariking operations I josei
where supply i limited coupled with strorng demand typically irade at cap rates bealow that of office procuci
is due to *he reduced risk associated with garages that operats in parking constrained merksts.

INVESTOR SURVEY HISTORICAL RESULTS
Survay: PwC End Quaries:
NATIONAL CBD OFFICE 1Q 14

1911 2011 3011 41 G2 2017 3012 4TI2 1012 2013 3010 4Q13 1014

| 895% 691% B84%| 703 £86% 686% 670%| 863% 66I% 658% B.45%| E.Z7%
| 7.58% 7.25% 7.a8% 721%| T4 7.59% TAB% TA0%| T23% T23% TOTH G.88%|

QW 3qw QW
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INVESTOR SURVEY HISTORICAL RESULTS
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ANALYSIS PERIOD

Source: Pw C Real Esiate Invesior Suivey
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The finandlal orisis has made investors mors cautious and risk-averse resuliing in higher retum recuiremenig.
Invesiment rafes have subsequently siabilized and declined as access io capital has increased and 2 greaier
number of quallly properiies have traded.

CAPITALIZATION RATE ANALYSIS

On the foldlowing pages we discuss the process of how we detemmine an appropriate overall capitalizstion rate o
apply o the subject's forecest net Income.

CAPITALIZATION RATE FROM COMPARABLE SALES

The most receni parking garage sale to ocour in Bosion was the 2013 sale of the Necco Garsge. This 657 space
~ zbove-giade garage is located in Boston's Fort Peint neighborhood and traded at a report cap raie of 8.3 percent

which resuited in a per space value of $51,750. T S

Additionally, several Boston CBD office buildings have transacied over the past several years that had significant
parking operations including the John Hancock complex, Landmark Center and 33 Arch Street). These three
transactions offsred an allocated range in parking returns from a low of 5.0 percent to a high of 5.7 percent.

CAPITALIZATION RATE FROM INVESTOR SURVEYS

We considered data extracted from the PwC Real Estaie Investor Survey for competitive properties. As stated
earlier, parking uses are perceived as having lower sisk than more traditional assets such as office product. We
have analyzed the capitalization rate trends of office product as a means of establishing a ceiling for a
capitalization rste for the subject. Historically, parking uses trade at rates that are 25 to 50 basis poinis below
simiiarly located office product. Earlier in the raport, we presented historic office capitalization rates for the prior
four year period. The most recent information from ihis survey is listed below:

3.75% - 8.00% 8.27%

PG - Refers to National CBD Office markst regardiess of dass or occupancy

DERIVATION OF Ro FROM MORTGAGE-EQUITY ANALYSI(S

host properiies are purchased with debt and equity capital; thersfore, the overall capitalization rate must satisfy
the market refum requiremenis of both invesiment positions. The lendermorigagee must anticipaite a rate of
return that is appropriate for the investment's perceived risk in ordsr to make the loan; the loan principal is
typically repaid through periodic amortization payments. The squity investor’morigagor must also anticipate a rate
of return that is commensuraie with the Invesiment's perceived risk or they opt for an alternative investment.

Mortpage-equity analysis is defined by the fifth edition of The Dictionary of Real Estale Appraisai as
*capitalization and investment analysis procedures that recognize how morigage terms and equity requirements
sffect the valuz of income-producing property.” This analysis is also known as the Ellwood Formuia, which is
defined as 2 “yield capitalization method that provides a formulate soiution for devsloping a capitalization rate for
various combinations of equity yields and mortgage terms. The formula is applicabie only to properiies with stadle
or sizbilized income sireams and properties with incorne sireams expected to change according o the J- or K-
factor pattarn.” Thus, raies of return for debi and equity are analyzed as well as anticipaied charnges in both
income znd value.
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The Ellwood formuls is as follows:

R, = Yg = Mi(Yg + Pi/S, - Ry) = A01/Sy
14 A
Where:
Ro = averall cepitslization rate
YE = equity yleld rate

i = JOEI-0-vELUE Tatio

- P-= perceniage ofloan paid off -~

1/8n = sinking fund factor at the equity yield rate
Rivl = morigage capitalization rate or morigage constaint
AQ = change in total property value

Al = total ratio change in income

J = J factor

The portion of the formula represented as: Yz — M(Yg + P1/S, — Ry) can be referred to as the basic capitalizetion
rate, which satisfies the lender's requirement and adjustments for amortization; it also satisfies the investor's
equity reguirement before an adjustment is made for income and value changes. Therefore, the basic rate starts
with an investor's yield requirement and adjusts it to refiect the effect of financing. The resulting basic
capiialization rate is the building block from which an overall capiialization rate can be devslopsd with additional
assumptions.

if leval income and no change in value are anticipated, the basic rate will be identical to the overall capitalization
rate. The last part of the numerator, Ag1/S,, alows the appraiser to adjust the basic rate to reflect an expectad
change in overall property value. if the vaiue change is positive, referred to as property appreciation, the overad
capitalization rate s reduced to reflect this aniicipated monetary benefit; if the change is negative, referraed to as
deprediation, the overall capitafization rate is increased.

Finally, the denominator, 1 + A, accounts for any changs in incoms. The J-factor Is always posiiive. Thus, if the
change in income is positive, the denominator will be greater than one and the overall rate will be reduced. I the
change in income is negative, the overall rate will be ncreased. For levelincome spplications, A = 0, so the
denominator is 1 + 0, or 1.

The morigage-equity procedure developed by Chardes B. Akerson substivies an arithmetic format for the
slgebraic equation in the Ellwood formula. This format is applicable to level income situations; when modified with
the J or K factors, { can slso be applied to changing inceme situations.
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The Akerson formula for a level income siuation is:

Loan Ratio x Anual Morigage Constant = | Mortgagse Component
+ (Equity Ratio x Equity Yield Rats} + | Equity Component

- {Loan Ratio 1 % Paid off iIn Projection Period x #/8,) | — | Cradit for Equity Buildup

= Basic Rate = | Basic Caplialization Rate
+ depraciation or — appraciation x 1/8, % | Appredistion/Depreciation adjustment
= | Rp

= Overall Caplisization Rate

in the following sections, we discuss the various components used in the Al\erson formula, which are then
followed by a calculaiion of the overali capitalization rafe.

Mortgage Venns

The following morigage interest rate is based on periodic conversations with representatives of lending
institutions providing local mortgage financing. Thus, given the physical and economic characieristics of the
subject property, and on the basis of our research, the market terms for conventional loans made on properiies
similar to the subject are as follows:

Amortization Term (Years) 30
Nurmber of Payments 360
Loan-to-Yalue Ratio (M) 60.00%
Equity Ratic (E) 40.00%
Morigage Constant (Ry) 6.06%

Cormpiied by Cushman & Wakefisld of Massachussiis. inc.
The preceding data ars used in the development of an overall capitalization rate (Ro) for the subject property.

The capitalization rate for debt (indicated in the preceding iable) is known as the morigage constant {Ry;); it is the
ratio of annual debt service to the principal amount of the morigage ioan. It is calculated as follows.

R _ Monthly Payment x 12
e Ameount of Loan

The monthly sayment of a loan is calculaied using the following formula:
interest Rate {i
1 - Present Value Factor
The Preserit Yalue Factor can be obiained from fnancial tables that show the six funciions of a doliar.

Merihly Payment =

Fority Vield @dis e
The Appraisal Institute defines equity yvieid rate as = rate of retum on squity capital over the investrenr period. It
is the equity nvestor's internal rate of return. The equity yield rate that will be employed in this ansivsis is a

reflection of current rates of return souoght by equity investors.
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Eguiy Yield Rate {Yg} 12.50%
——
Cormplied by Custunen & Wakelisld of Massachussiis, fne.

Projection as&aumphona are as foliows:

PROJECTION ASSUMPTIONS

Projestion Period (n) 10 Years
Annual Appreciation/Depraciation T 300%perYear .
Total Appreciation/Depraciation 34.39%

Compiled by Cushman & Wakefield of Massachussits. Inc.

The projection period represents a typical hoiding period for commercial real estate; this projected holding period
is also consistent with the typlcal yield capiialization projections. The annual appreciaion/depreciation is
projected based on our view of current market condiions as well as future conditions anticipated during the
holding period. Both assumptions are considered reascnable for the subject property.

Slnldng Pl Faser & Paresatage of Lean Pald &F
The Sinking Fund Factor WS,.) ihat is employed in this maﬂysus is calculated based on the estimated Equity Yield
Rate (Yz) and the Projection Period using the following formula:

e =  Yet{(1+Ye 1)
The portion of the lean that Is pald off during the p:ﬂemcw period s calculated based on the mortgage rete,
morigage amortization ten and @he iength of the projection period; this caleulation is as follows:

8,

Percentage of Loan Paid Off = T

USp (Meortgage Rafe w
{{1 + (Mortgage Rate + 12)) =1)

The sinking fund facior and the percentage of the loan paid oﬁ during the projeciion period, which are calculated

based on the foregoing assurptions, are as follows:

e o o 15 e

Sinking Fund Facior {1/S,) 5.56%
Perc@nfage of Loan Paid Off 1€.91%

Caﬁmeaw&ahm&weﬁsha&eassamm e

il !||l 17
)
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The caloulation of the overall capitalization rate (Ro) using the morigage-equity technique is as follows :

'MORTGAGE-EQUITY PROCEDURE - DEVELOPMENT OF CAPITALIZATION RATE

Loan-te-Velue Ratio x Morgage Consiant = 80.00% » 6.08% 3.65%
Equity Reatic x Equity Yield Reie = 40.00% x 12.80% = 500%
Waighied Averags 8.65%

Loan-o-Yalue Ratio x % of Loan Paid off 3 Sinking Fund Facior = 3000% x 18.81% x 5566% = 0.88%
BasicRatz I s e To®es
Less reciatio iation

Appreciation/Depreciation ;:Sinki@ Furd Factor = #.39% x 556% = 1.91%
Indicated Overall Rate (Rg) 8.07%

Compiisd by Custinan & Waksfiskd of Messachuseits, inc.

CAPITALIZATION RATE CONCLUSION

We considered all aspecis of the subject property that would influence fhe overall rate. Our analysis suggests that
a capitalization rate of 6.00 percent represents reasonable investor criteria under current market conditions based
on the subject’s location and proximity to demand drivers. This rate is supported by the fact that, according ic the
PwC survey, National CBD office space currently trades at average going in rate of 6.27 percent which is 27 basis
points above our projection. As mentioned earlier, because a garage is perceived as less risky, they typically
trade at cap rates which are 25-50 basis points below those of area office product.

in terms of comparable garage sales. we point to the 2013 sale of the Necco Garage. As stated eailier, this
garage transacted at a going-in rate of 6.3 percent or $51,750 per space. Given this comparable’s inferior
location we have selected a capiialization rate that is below this sale.

Finally, we have spoken to boih investors and brokers and beoth have indicated that a capitalization rate between
5.50 and 6.00 percent would be reasonabie for an asset similar to the subject (as proposed).




GHEY Gl S - -
SEERRES SEE NGUIES, G e 220100 e b IOt I, R

DIRECT CAPITALIZATION METHOD CONCLUSION

in ihe Direct Capiialization Method, we developad an opinion of market value by dividing year one net opersy

income by our selected overall capitalization rais. Our conclusion using the Direct Capitalization Medhod ﬁ=
icilows:

DIRECT CAPITALIZATlON METHOD ‘

NET @PEPA‘E‘MG mc $4.753,128 $4,295
Sensitivity Ansivsis (0.25% OAR Spread) Vealue $!Space
Based on Low-Range of 5.75% $62,663,043 $73.478
Based on Most Probable Range of 6. 0@% $72,218,750 $70,417
Basad on High-Renge of 6:28% _~ $76,050,000  $67,600
Preliminary Value _ §72218,750  $70417
Roundzd to nearsst $100.000 oo §79,200,000 $70,400
ADJUSTMENTS TO PRELIMINARY VELUE

LESS Demolition Costs {$3,000,000) ($2,667)

LESS Developmeni Cosis ($48 600,000)  ($41.422)

Indicaied Value

The above analysis yields a stabilized parking garage value of $79,200,000. However, for the purposes of this
report, it was necessary to deduct the costs io demolish the existing improvemenis as well as the costs
associated with consiructing the new asset. As reported earlier in this report, our client provided us with a
demolition cost which totaled $3,000,000 which has been deducted from our above value.

The Marshalt Valustion Service s used to determine the replacement cost of the proposed subject garage. These
costs include iabor, materials, supervision, contractor's profit and overhead, architects plans and specifications,
sales faxes and insurance. Base cosis are provided by the Marshall and Swift (M&S) Square Foot Commercial
Methodology. These costs are refined, if applicabie, for differences in heating/cooling costs, and the presence of
sprinklers and elevaiors. The refined base costs are then further adjusted, i applicable, to account for building
height, interdor well height, buliding perimster, current costs, location variations, end prospective value multipliers.
Beyond the base buiiding costs, specialty components or site improvemenis are provided by ihe segregated cost
gections of the M&S Commerdial Cost Explorer.

Due to exireme cost verigtion with balow-grade and above-grade parking structures, we ulilized bwo areas of
Marshall. Our anzlysis assumes two levels of below-grade parking totaling 300 spaces plus six leve!s of above-
grade parking totaling 825 spaces. Our analysis also assumes an average size of 325 square feet per space
which includes trevel lanes, sic. This exercises yielded a total replacement cost of $48,800,000 or $41,422 per
space which was deducted from the stabilized valus.

Our estimates of Replacement Cost New {RCN), Indirect Costs and Srtreprensurial Profit for the subjsct property
ars surnmarized on the following page.




IMPROVEMENTS (STRUCTURES)

DESCIRIPTION Bosion Clty Garsge
arshail & Swift - improvemant Type Underground Pariding (3885] Parkade L:j
Construction Class B B
Quelily of Construction Good Good
barshall & Swifi - Section Section 14 Section 4
tiarshall & Swift - Page Pags 34 Page 34
Dafs Fah-i4 Feb.i4
Muinber of Stories 2 3

Bage SF E@& $36.55 s
Sprinkiers $2.00

Adjusied Base Cost §90.55
Number of Stories 1.000
Hsight Per Story 1.000
Perimeter 1.000

Adjusted Base Cost - §30.55
Currant Cost Multiplier 1.040 1.040
Locai Arsa Multiplier 1.300 1.300
Prospective Multiplier 1.000 1.000

Adjusted SF Cost $122.42 $91.57
TIMES: SF for Replacement Cost Purposes 97,500 268.125

Adjusted Cost $11,836,301 $24,552,808
PLUS: indirect Costs 5.0% $596.818 $1,227.640

Adfusted Cost §12,633,118 $25,780.448
PLUS: Entreprenaurial Profit (Structures) 20.0% $2,506,623 $5,156.090

Replacemernit Cost Mews (RCN) §15,039,739 $30,936.538

— ___REPLACEMENT COST SUMMARY (STRUCTURES) :

Total Adjusted Costs %$26,489,109
PLUS: Total Indirect Costs $1.824 485
PLUS: Total Entreprensurial Profit (Structures) $7.662,713

Total RCN $48,976,277
Total GBA (3F) 368,625

PSF of GBA $125.78

Par Space {1,125) $40.868
Toial inciudas aff componant 7 bullding cosls as deialiad above

LOSU M@

Unit Type Area (Units)

Unit 5.0% Cost Cost New
Site Improvemenis]  SF 47,738 $10.00 $477,380]  $23,869 $501,249 $100,250 $6G1,499
Totals | $477,380)  $23,869 $501,249 $100,230 $601,499




" MARKET VALUE TYPE
COST SOURCE

[MPROVEENTS (Struciures)
Adjusiad Costs
PLUS: indirect Costs
PLUS: Entrepraneurial Profit
LESS: Totai Deprecistion

TOTAL DEPRECIATED VALUE OF HMPROVEMENTS (Structuras)

[MPROVEMENTS (Site)
Cost New
PLUS: indirect Costs
PLUS: Entrepreneurial Profit
LESS: Total Depreciation

TOTAL DEPRECIATED YALUE OF HIPROVEMENTS (Site)

SUMMARY (ALL IMPROVEMENTS)
Adjusted CostsiCost New
PLUS: Total Indirect Gosts
PLUS: Total Entrepreneurial Profit
TOTAL REPLACEMENT COST NEW
LESS: Total Depreciation
TOTAL DEPRECIATED VALUE OF PROVEMENTS
Depreciated Vaiue PSF of GBA

Depraciated Valus Per Unit

TOTAL DEPRECIATED VALUE OF IMPROVEMENTS
PLUS: Land Value (Primary Sits)
INDICATED VALUE BY THE COST APFROACH
Rounded fo dhe Nearest $100,000
TOTAL GBA (SF) 321,131
Cenclusion PSF of GBA
Conclusion Per Space

eGONE CAPTIALEATION “PPROACR=PARISING G4~ G

Market Value Ag-jg
Marshall & Swift {Cornmercial Cast Byl

SXEC e

$36,489,1 gg
$1.824 458
$7.862,713
$0

$48,976,277

$477,380
$23.86¢
$100,250

$601,499

$36.066,489
$1,846.324
$7,762,963

$46,877,776
m

$46,877,776
$145.04
$176,431

$0

$46,877,776
$46,600,000

$145.11
$41 422
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ALUATION METHODOLOGY REVIEW AND RECONCILIATION
This appraisal ampicys the Sales Comparison Approach o determine he value of the subject s a potental
deveiopment sfie. In addition, we have employed the income Capiisiizaiion Approach to determine the value of
the subject assuming it were a fully funclioning parking gerage. Based on our anslysis and knovwiedge of fhe
subject property iype and relevant investor profiles, it is our opinion thet these approaches would be considerad
necessary and applicable for market participants. Typical purchasers do not rely on the Cost Approach wihen
purf‘h l"ng a i ,J'-y such as the wbgmﬂ ﬂwe"emre we hﬂve mi emplayed the Cos-i Appmach i‘a deweiﬂj:x an

Income Capiialization Approach

Direct Capitalization NI NJA $29,600,000 $26,311
Final Value Conclusion ~ $28.000.000 $58ES $20,600,000 526,311

Compiied by Cushiman & Wakefield of Massachussiis, ine.

We relied on both the Sales Comparison and income Capitalization Approaches because these mirror the
methodologies used by purchasers of this property type.

Based on our review of national investor surveys. discussions with market participants and information gathered
during the sales verification process, a reasonable exposure time for the subiect property at the value conciuded
within this report would have been approximately nine {9) months. This assumes an actve and professional
marketing plan wouid have bean empioved by the current awner.
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“Report” means the appraisal or consuliing repori and conclusions stated therein, ic which these Assumptions and Limiting
Condiiions are annexed. N

“Property” means he sublect of the Report.

"GCEW” means Sushman & Wakefield, ine. or its subsidiary that issued the Repoti.
“Appraiseris)” means the employss{s) of CEW who prapared and signed the Report.
The Reaport has bean made subject to the following assumptions and limiting condiions:

& No opliion is isndsd 10 Ue expresssd and no reaponsibility is assumed for the lega! desaription or for ey matlers
hai are legal in naturs or reyuire isgal sxpertse or spedialized knowledge beyond that of a real esizis zppraiser.
Tile o the Propaity is assumed to be goed and marksiable and the Property is assumed o be fres and cleer of ak
fiens unless cthervwise stated. No survey of the Property was underiaken. I -

o The information contained in the Report or upon which the Raport is based has been gathered from sources the
Appraiser assumes to be rsliable and accurate. The owner of the Propeity may have provided some of such
information. Neither the Appraiser nor C&W shall be responsibie for the accuracy or compisteness of such
information, ncluding the correciness of estimatss, opinions, dimensions, sketches, sxhibits and faciual matters.
Any authorized user of the Report is obligatad to bring fo the atteniion of C&W any inaccuracies or encrs that i
belisves are contained in the Report.

o The opinions ars only as of the date stated in the Report. Changes since that dake in external and markst factors or
in e Property itself can significantly affect the conclusions in the Report.

B The Report is to be used in whole and not in part. No part of the Report shall be usad in conjunction with 2ny other
analyses. Publication of the Report or any portion theraof without the pror wiitien consent of C&W is prohibited.
Reference o the Appraisal Insifiute or to the MAI designation is prohibited. Except as may be otherwise statad in the
istiar of engagement. the Report may not be used by any person(s) other than the pariy{ies} to whom it is addrassed
or for purposes other than thet for which & was prepared. No part of ihe Report shall be conveysd to the public
through advertising, or used in any sales. promotion, offering or SEC maierial without C&W's prior writien consent.
Any authorized user(s) of this Report who provides a copy fo, or permits reliance therson by, any person or sty
not authorized by CEW in writing to use or rely thereon, hereby agreses io indemnify and hold C&W, s affiliates and
their respeciive shereholders, direciors, officers and employess, harmiess from and against all damages, expanses,
claims and costs, induding sttorneys’ fees, incurred in investigating and defending any claim arising from or in any
way connecisd to the use of, or reliance upen, the Report by any such unauthorized person{s) or entity(ies}.

o Except as may be otherwiss stated in the letier of engagement, the Appraiser shall not be required o give tssiimony
In any court or adminisirative proceeding relating io ihe Property or the Appraisal.

o The Report assumes {a) responsible ownership and competent managament of the Propery: (b} there zre no
tidden or unapparsit conditions of the Property, subsoil or siruciures that render the Property mors or less valuzsble
{no responsibility is assumed for such conditions or for arranging for engineering studies that may be required
disoover them); {c) full compliance with all applicable federal, state and local zoning and environmental regulations
and laws, unless noncompliance is stated, defined and considerad in the Report; and {d) &l requirsd Hoensss,
ceriificaies of ocoupancy and oiher governmental consenis have been or can be obtained and renewed for any use
o which the value opinion contained in the Report is based.

o Ths physical conditon of the improvements considerad by the Report is basad on visual Inspsction by the Appralser
or other parson identified in the Report. C&YW assumes no responsibility for the soundness of strustural cormponents
or for the condition of mechanical equipment, plumbing or electrical components.
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o Ths forecasied p

s¢ potantial gross income refierred io in the Report may be based on lease summariss mrovide 3 i ¢
owner or third perties. The Report assumes no responsibility for the authenticity or complaianess fzas:
information provided by others. C&W racammends that legal advice be cbisined regarding ths inisrpretatior of lease
provisions and the coniractual righis of pariies.
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@ The forecesis of ncoms and expenses are no! pradiclions of the future. Rather, they are the Appralsers's best
opinions of cuvent markst thinking on futurs incoms and expensses. The Appraiser and C&W make no warranty of
repraseniztion that these forecasts will maisriaiize. The real estate market ks constently fluctuating and changing.
is not the Appraiser’s task to predict or in any way wamant the condiiions of a fulve real ssizie merket the
Anpraiear con only reflect what the i i commimity, as of e dais of the Repor. envisages for the firure n
ferms of rental rales, expenses, and supply and demand

o Unisss otfienvise stated in the Report, the existenca of potentially hazardous or toxde meterals that mey hiave been
used in the consiruciion or maintenance of the improvemenis or may be located at or about the Property was not
considerad i ariving at the opinlon of vaiue. These maisrials (such as formaldehyde foam insulation, asbesios
insulation and other potentially hazardous maisrials) may adversely affect the value of the Property. The Appraisers
are not qualiified to detact such subsiances. G&W recommends that an environmentsl expert be employed to
determine the impact of these matiers on the opinion of value.

o Unless otherwise stated in the Reporl, compiiance with the requirements of the Americans with Disabiliiies Act of
1980 (ADA) has not been considersd in arrving st the opinion of value. Failure to comply with the requirements of
the ADA may adversely affect the value of the Property. C&W recommends that an expert in this fisid be employed
fo determine the compliance of the Property with the requirements of the ADA and the impact of these matters on
the opinion of value.

o If the Report is submitted to a lender or investor with the prior approval of C&W, such party should consider this
Report as only one factor, together with its indspendent investment considerations and underwtiting criteria, in its
overall investment decision. Such lender or invesior is specifically cauiioned v undesiand &l Exraordinery
Assumptions and Hypothetical Conditions and the Assumgpfions and Limiting Conditions incorporated in this Report.

o In the event of a daim against C&W or its affiiaies or their respective officers or empioyess or the Appraisers in
connaction with or in any way relating to this Report or this engagement, the maximum damages recoverable shat!
be the amount of the monies actually collected by C&W or its affiliates for this Report and under no dircumstances
shall any claim for consequential damages bs mads.

o Ifthe Report is refarred o or included in any offering material or prospecius, the Report shail be deemed referred to
or inciuded for informational purposes only and C&W, #s employess and the Appraiser have no labliity to such
recipients. O&W disciaims any and all liability ©© any parly other than the party that retained C&W o prepare the
Report.

o Any sstimais of insurable value, if included within ihe agreed upon scope of work and presentad within tis report, is
based upon figures derived from a national cost estimating service and is developad consistent with industry
practices. However, actual iocal and regional sonstruction cosis may vary significaniy from our estimate and
individual insurance policies and undenwriters have vailed spedifications, exclusions, and nondinsurable fierns. As

ich, we sirongly recommend thet the Client obiain esimates from professionals sxperienced in establishing
insurance coverspe for replacing any sirusiurs. This analysis should not bs refisd upon o determine sy
coverage. Furtennons, we make no warranties regarding the accuracy of this estimate.

o By use of this Report sach parly that uses this Report agrees (o ba bound by ali of the Assumpiions and Limiling
Conditions, Hypotheiical Condiiions and Exracrdinary Assumpiions stated herein.
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Ve cerlify that, i the best of our knowledge and belisf:

a

a}
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The staiements of fact sontzined in this report are rue and correct.
The reportsd analysss, opinions, and conclusions ars limited only by he reporied essumpiions anc Imiliing
condttions, and are our persenal, impartial, and unbiased professionsl ansiyses, opinions, and conslusicns.

Ve have no present or prospeciive interest in the property thai is the subject of this report, and no persona
intersst with respeat to the parties nvalved.

Vs ihave no bias with respact to the proparty ihat is the subject of ihis report or o the pariies involved with this
assigniment - ' D

Qur engagement in this assignment was not contingent upon devsioping or reporting predetermined resulis.

Qur compensation for completing this assignment is not contingent upon ihe development or reporting of a
pradetermined value or direction in value that favors the cause of the: client. the amount of the value opinion, the
attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of
this appraisal.

The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the requirements of the Code of Professional Ethics & Standards of Professional Appraisal
Practice of the Appraisal institute, which include the Uniform Standards of Professional Appraisal Practica.

The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives.

Robert N. Skinner, MAI, MRICS did make a personal inspeciion of the groperty that is the subject of this report.

We have performed a prior appraisal of the subject property within the thres-year period immediately preceding
five acoaptancs of the assignment.

No one provided significant real property appraisal assistance o the persons signing this report.

As of the date of this report, Robert N. Skinner, MAI, MRICS has completed the continuing education program
for Designated Members of the Appraisal instituie.

Robert N. Skinner, MAL, MRICS
Managing Dirsctor

iA Ceriliied General Appraisar
License No. 75057
robert.skinner@sushwake.com
{617) 204-5912 Office Uirect
{617} 330-9499 Fax
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ADDENDUM A
GLOSSARY OF TERMS & DEFINIT S

Tha following definiions of perinent s are taken Fom The Dicfonary of Real Sstale Appraiesl, Fih Edition {2010, published by the Rpprafssl nsiiue,
Thisago, [L, 98 we: a8 oiter smuces.

AS IS MARKET VALUE

The esinmiz of the market valus of real propaerty in ils surent physical condition, use, and zoning as of e appraizal dels. (Proposad Interageney Appraisal aad
Evaluation Guidelines, OCC-4813-33F 20%)

BAND OF INVESTMENT
siiriuizhis i The o ivestment

CASH EQUIVALENCY

An anshical process in which the ssie price of a ransaction with nonmarket Snancing or inancing with snususi sonditions or incentives is converted inte a orice
expressed i torms of cash.

DEPREGIATION
1. in appeaising. 2 loss in property vaiue from any causs; the difference between e cost of an improvement on the efiestive dats of the appraisal and the markst

vaiue of the improvement on the same date. 2. In accourting, an sliowance made sgainst ihe loss i value of an assel for a defined purpose and computed using
a spedified mathod.

ELLWOOD FORMULA.

A yisid capitaiization method that provides a formulaic solulion for developing a capitelization raie Tor various combinations of squity yields and mortgage temms.
The formude s appicable only i propertiss with slabie or siabifized income sirsams and properties with income siieams expecied fo change accorniding ko the J- or
K-facto: patiern. The formula is

RO=VE-M(YE ¢P 18 -RM)- AD I/Sa~]{[1 + Al

WHTISES

RO = Ovarail Capitalization Rate

YE = Equily Vsl Rais

il = Loando-Vaiue Ratio

P = Peroantage of Losn Paid OF

15 am = Sinking Furd Fadior &t e Equity Yiek] Rels

R =dorigage Capiializaisn Rats

AG = Change i Total Property Value

Al = Tolai Ratio Change in ncom

J = J Fackor

Also called morigage-aguty ormuls.

EXPOSURE TIME

1. The e a sroperly remzins on the markel. 2. The sslimated lsngth of me the propenty intsrest being appraised would have been offered on tha markst prior o
fhe typothetical sonsummation of 2 sdle st markst value on the sfieclive date of the appraisal; a rebrespective esiimals based on an anabysis of past svents
assuming & sormostiive and open markel. See also mavkeling me.

ORDINARY ASSUMP

&0 assumpiion, direcily relaisd & 2 spediic assignmant, 26 of the effiecive dais of the assignmand results, witsh, if found o bs faise, sould aiter e appraisers
opinions o conckisions.

Comanit: Exracrdingry sssumplicns presume &8 fact oherwise unceriain information about physics), legal, or svonomic charscteristics of the subject propary,
or about sendiions axismal o he proparty, such as markst condilions or rends; or about the integrity of date used In an analysis.

=L ! UY

Absoluts ownership unencurmbersd by any other interest or ssiale, subject onfy io the fmitations imposed by the govemmental powsrs of taxation, eminent
domain, polics power, and eschest.
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A condition, direcly relaied io a specific assignment, which is contrary fo what is known by the appraiser fo exist on the effective date of the essignment rasuits,
ibut is used for the purpose of analysis.

Corpmant: Hypoihstical condilions are confrary o inown fecis ebout physicel, legal, or sconomic characteristics of the subject peoperty; ¢ aboul sondiifcna
aserna ko the property, such a8 mearkst conditions or Tends; or about Hw Hiegrily of deta teed i an anslysis.

iINSURABLE VALUE
A type of value for fisurancs purposss.

INTENDED USE

The use or uses of an oppraiser’s reponied appreies, sppraisal revisw, of eppraisal consifiing assigrment opinfons and conclusions, as Menliied by the sppiser
Hesed on sererunicstion wilh #e diisnt &b the Sme of the assignmert.

INTENDED USER— - - B ‘ )

The clont and any other party as dentified, by name or type, as usars of the appraisal, apprasai review, or appraisal consulling repent by the appraiser on the
basis of commurication wilh fe dient at the @ime of the assignment.

LEASED FEE INTEREST

& freshold {ownership inisrest) wiers he possessory interest has been gramed o anolher parly by crealion of a coniractual landiord-lenant reiationship {ie., a
lease).

LEASERCLD INTEREST

The tenant’s possessory interest created by a lease. See also negalive leasshold; posilive leasaheid

MARKET RENT

The most probable rent that a properly should bring in & competiiive and open merket refieciing ail condiiions and restistions of ihe lease agrecment, inciuding
permitied uses, use restricions, expense cbligailions, term, concessions, renewal and purchase options, and isnant mprovements (Tls).

MARKEY VALUE

Az defined in the Agencies” appraisal regulaiions, the maost probable price which a properly shouid bring in 2 compeliive and open markst under all conditions
reguisiie io & fafkr sals, he buyer and ssiier each acling prudently and knowledgeably, and assuming the price is not affecied by undue stimulus.

irnplicll in this definilion ase he consummeation of & szle as of a speciiied dete and the passing of itle rom sellsr io buyer under condilions wheraby:
o Buyer and seller ars typically molivalad;
o Buth pories are well informed of well edvised, and aciing i what they considsr  their own bast inferesis:
o Aressonsble ms is dliowed for exposure in the open market

2 Poanent s made B terms of cash in U.S. dolisrs or in terms of Snancle! errangemenis comparable thersis: and
o The price repesenis he normal considaration for the property soid wnaffacied by specisl or creative financing or sales concessionz gramted by
anysne sssociated wilh @e sals.®

MARKETING TtME

An opinion of Hhe amount of tirme & might take o seff 8 real or personal property imerest at the sonclded markel vaius level during ihe period Immsdiatsly after the
eflerive dale of an appraisal. Merksling time difers from exposurs me, which is always presumed o preceds the sffeclive daie of an appraisal. [Advisory
Opinton 7 of the Apprabsl Slandsrds Board of The Appraisal Foundation snd Stalement on Anpraise] Stendarde No. 8, “Reasonable Exposure Tirme in Real
Property sud Personal Property Markst Value Opinions” address the delerminetion of reasunsble expesurs and markeling $me.) See also enposurs fme.

Cagiigiization and inssiient analysis propedures that recognize how morigage lerms and egully requirements affect the value of income-producing property.

Other Taxas, Fees & Permits - Personal property iaxes, sales faxes, uiiiity iaxes, fees and permit expenses.

3 “Interagancy Appraisal and Evaluation Guidelines.” Federal Ragisier 75:237 (Dacember 10, 2010) p. 77472.




Proparty [nsurasce — Coverage for loss or damags o the properiy ceusad by the perils of fire, lighining, exiended coverage perils, vandalis -1 a:d malislous
mischief, and additional peiils.

Maragement Faes - The sum paid for management services. Management services may be contracted for or provided by ihe property ownsr. Manacement
axpenses may include supervision, ur-sfie offices or apartments for resident rmanagers, telephone service, dlerical help, legal or accc uinting saivices,
oriniing end posiage, and adveriising. Management faes may oscasionsily be inchided among recoverable operaling axpensas

Tolal Adminletnative Fees — Depending on the nabire of e roal cstale, thess ususlly includs professicnal fees and ofher general admirdsi~silve aipenses,

such as rent of siices and he scrvices neaded i opersis the properly. Adminisirstive expenses can be provided eifer in the following srpense
subcategories of it @ bullk bial. 1) Professional Fess — Fees peid for any professionel services contrasied for of incuwied in property opers dor; or 2) O
Silrminisiiaiive — Ay ciher general administralive expenses ncusred in properly operaiion.

Heating Fual - The st of heating fust purchased from ouiside produsers. The soet of hea! is generslly a ionant enpense in single-tenant. | ~dustria! or rstad
mroparkes, and sparkment projects wilh ndividual healing units. | is & mejor expanse #em shown in oparating statements for office bulidings and many

apariment properies. The sl consumesd may be soai, o, o puliic seain. Heeling suppliss, mointonenme, and workers’ weess are nglude 5 & his eupense
eafegory under corinin scoouaiing neihods.

Eleetrieity - The svsl of electlully purchased from ouleids produszre. Allhough Ee cost of sleclicly for leesed space i Requenlly & enant expense, and
mmmmmﬂmmammmmmmmmmmm o run slovators
and viher bullding squipment.

Gas - The cuet of ges purchased from outside producers. When used for hesling and sir eonditioning, gas san be a maior expense llsm that is eiher pald by
he tonant or refiecied m e rent.

Water & Sewsr - The cost of water consummed, inchuding water specially trested lor the circulaiing ice weier sysiem, of purshased for dinking purposes. The
cost of water is a maier consideration for indusiral plants thal use prosesses depending an waier and for mulifamily projecis, I which “he cost of sewer
gervics usually lies iv he amount of watsr used. It is also an imporiant consideraiion for laundries, restawrants, taverns, hokels, and similar sperations.

Other Wiillities - Ths cost of other uliliies purchased Fom outside produsers.

Total Utilities - The cost of uliliies net of energy sales o stores and olhers. Uliliies ane seiviees rendered by public and privaie uiilily companies {e.g.,
elaclricily, gas, healing fusl, watersewer and other ufiilies providers). Utifily expenses can bz provided eilher in expense subcategonies or it @ bulk iotsl.
Repaivs & Mainlsnance - All expenses incurred for the general rapairs and maintanance of the bullding, including commen areas and gensral upkesg.
Rapairs and msintenance srpenses include elevator, HYAC, cleclrical and plumbing, strusiwralieof, and otiher repeirs and maintenance @mense Hems.
Repairs and Msiniznance expenses can be provided either in the folloning expense subcalegones of in & bulk tolal. 1) Blevaior - Tha expensa of the
contract and any addilional expenses for elavator repairs and raintenancs, This expense iier may aiso molude escalaior repairs and mainienance. 2
HVAC — The expense of the conliast and any addifionsl enpenses for healing, ventilafion and air-condiioning sysiems. 3) Eleckricsl &8 Plumbing - The
expense of &l rapaiss and maintenance associaied with the propery’s eledirical and plumbing sysiems. 4) StrucluraliRos! - The expense of all repairs end
mainienance associated wilh fhe property’s building shuciure and rocf. 5) Pest Control — The axpense of insect and radent conbrol. 8}. Cither Repais &
Commen sArea Naintenanee - The common area is the tal s:ea withit a propery the? is not desigres for sale or renlsl, but is available for common use by
all awners, tonants, of ther inviless, e.g., paking and s sppurienances, malls, sidewalks, andscapsd areas, recreation areas, public toilets, truck and
sarvice faciities. Common Area Maintsnance (CAM) expenses can b2 entered in bulk or hrough the sub-caiegories. 1) Utilities — Cost of utiliiies (hat are
incheded in CAM charges and passed fwough o enants. 2) Renair & Meinlensnce — Cost of repair and meinienance items thet are included in CAM charges
aned passed through lo tenanis. 3) Parking Lot Mainisnance — Cost of parting lot mainfenence fiems hat are included in CAM charges and passed fivough
o fenants. 4) Snow Removal — Cost of snow removal that are includer in CAM charges and passed ttwough i tenants. 5} Groumnds Maintensnos — Cost of
grownc waintenames Rems that are inchuded & CAM charges and prssed through @ tenants. §) Other CAM enpensss are flems that are included in CARM
charges and pessed frough lo ienanis.

Painting & Decorating - This axpense category is relevant t residamial propertiss where the landiord is reguired o prepare & dwelling unit for sooupancy in
bebween ienancies.

Cleaning & Janiterial - The expenses for buliding dleaning and janiiorai services, for both daytime and nighi-time deaning and janitonial ssnvice for lenant
apaces, public arsas, mmmm&mmmMmNMMmMMQsmmg
entered in & bullk bisl. 1) Contract Serviees - The expense of deaning and janiiorial services contracied for with cutside senvice providers. 2) Supplies,
Matorisls & WMise, - The eost any cleaning maissials and any cther janfiorsl suppiiss required for property cleaning and janitors! senices and not sovered
slsewhers. 3) Trash Removat - The sxpense of property (rash and mubbish removal and related services. Someiimes this sxpense llem includes the cost of
pest control andfor snow removal 4) Other ClesmingdJaniional - Any olher clesning and janiorial related expanses not included in other gpecilic sxpenss
Adveriising & Promotion - Expensaes related to adveriizing, promodon, sales, and publicly and all relaied printing, sleionary, arlwork, magezsine epace,
hypadossling, and postage reiated © merketing.

Professional Fass - All professional fees assodated with property isasing aclivilies including legal, ssoounting, deta processing, end sudiiing oostz b the
et necessary o salisfy mnant lsese requireTents and permanent lender requiremants.

Tatal Payroll - The payroll expenses for all employess volved In the sagping operation of the property, but whose saledes and weges ars not ncuded in
other expenss caipgoniss. Peyroll sxpenses can be provided aither in the following subcategories or entered in a bull iniel. 1) Adminisiretive Payroll - The
peyrofl axmenses for ait employees wolved In on-going proverty adminisiration. 2) Repair & Mainlenance Payeoll - The axpense of all employses involved
on-gaing repairs and maintenencs of the property. 3) Cleaning Payroll - The expanse of all smployses rwolved in providing an-going cleening and janfiorst
sexvices ko he property 4) Other Payrofl - The axpense of any othar smployess ivolved in providing senvices to ths property not coverad in otfer speciic
caiegoiies.

WIS

Security - Expenses relaied o the security of the Lessees and the Property. This expense item includes payroll, coniract services and other security
expenses not covered in other expense caisgories. This fiem also includes the expense of maintenance of security sysiems such ag siarms and closed

cirouit tefevisicn (CCTV), and ordinary suppliss necessary n operaie a security program, including batteries, control forms, access cards, and securiy
uniforms.
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Roads & 3rournds - The cost of maintaining the grounds and parking areas of the property. This expense can vary widety depending on iie e of preperiyv
and fis total ersa. Landscaping improvaments can range from none fo axisnsive beds, gardens and tress. in addition, hard-surfaced puk ‘e parking aress
with drains, lighis, and marked car speces are subject io iniensive wear and can be costiy to maintain.

Dthey Operating Expenses - Any other expensas incurred in the operation of the property not specifically covered elsawhera.

Real Zstais Tanes - The iax lovisd on roal ssials f.e. on ths lnd, apmrinanses, improvements, siruciures sad bulldingsy; Gpieally by e sinle, couniy
andior muricipaiily in which e propsely is located.

PROSPECTIVE OPINION OF VALUE

2 velse opihion effesive as of 4 specified fulure daie. The team does not dafing 2 Wype of valw, Inskead, § ideniifies & value opinion @8 Balg sifeciive &t sorme
spaciic fulurs dais. An opinion of valse &s of a prospeciive daie is Feguanlly sough In connsciipn with projecs thet ars prapassd, under construsction, o undar
corversin i & new use, of livee hat have not yst achieved seliout or a stbilized ival of long-isem cooUpancy.

PROSPECTIVE VALUE UPON REACHING STABILIZED OCCUPANCY
Thawslmei‘a@WmﬁaminﬁmmmﬂhwmmmmMummeﬁﬂﬂﬁﬂmpmﬂmbwbmmk opiimum level of

leng-ierm sceupancy. Al such point, ol capital outiays for tenart improvements, leasing commissions, marketing costs and ofher canying change's are assumed o
havs been incurrad.

SPECIAL, UNUSUAL, OR EXTRAORDINARY ASSUMPTIONS

Before compisting e acquisiion of a property, a prudent purchaseor i the market iypicsily exsrcises due diligence by making customary enguiies aboul ihe
property. Itis nosmal for 2 Valer i make assurnplions as 1o the most lkaly oulcoms of this dus diigence process and b rely on achueal information regarding such
rratiers & provided by the clienl. Special, unususl, o exirasrdinary assumptions may be any addiional assumpiions relafing o maiters covared n the due
diligence process, or may relale o olher issues, such as the idenlity of the purchaser, the physical sizle of he property, the presence of envifonmentsl polivisnis
{2.g., ground watsr coriamination), of the abillity to redevsiop ihe property.
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ADDENDUM B

LIENT SATISFACTION SURVEY

Survey Linik: oo, surveymonkey.comvs.asp?sm=_2bZUxe1p1j1DWjoNn_2fewhiKQ_3d_3d&c="4-
27001-260270
CaW Fie 1D:  14-27001-000270

Rra PLlEA

Fax Option: {718} 852-0880

1. Given the scope and complexity of the assignment, please raie the development of the appraisal relative to the
adequacy and rslevance of the data, the appropriateness of the techrigues used, and the reasonableness of the
analyses, opinions, and conclusions:

__ Excellent

__Good

___ Average

___Below Average
Poor

Comments:

2. Please raite the appraisal report on clasity, attention to detail, and the extent to which it was presentabie to your
internal/exiernal users without revisions:

___ Excelient

___ Good

___Average

__ Below Average
Poor

Comments:




3. The appraiser communicaied effeciively by lisiening o your concems, showed a sense ¢f urperc:,
responding, and provided convincing support of his/her conclusions:

___ Not Appiicable __ Excelient
__ Goed
___Average
__ Below Average
__ Poor
Comments: ___ .

4. The report was on time as agread, or was received within an accepiable time frame if unforeseen factors
occurred after the engagement:

__Yes
Ne

5. Please rate your overall satisfaction relative to cost, timing, and quality:

Excelient
__Gaod
___ Average
__ Below Average
___[Poor

Comments:

5. Any additicnal comments or suggestions?




SENENL Y GONTE

7. ‘Would you like a representative of Cushimian & Wakeiisld's National Juality Sontrol Commities o oo

_ Yes
__No
Your Narme:

Your Telephone Number:

Contact Information:  Scoti Schafier
Managing Director, National Quality Conrol
(716) 852-7500, ext. 124
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Rlance L Horsood, WAk ORE. RICS 8y WAKEFIELD,
Gushman & Yakefleld of Massachusaiis, ine,
Bosion, VA
S17-204-4180 Tl
A7-330-9488 Fax
randy harwood@cushwels.com

April 18, 2014

Mr. Dennis M. Davis, CCIM, CPM
Depity Dirscior

Bostok REDEVELOPHMENT AUTHORITY
22 Dry Dock Ave.

Boston, MA 02110

Re: Development Parcel
115 Federal Strest
Boston, iia

Dear Dennis:

Thank you for requesting our proposal for appraisai services. This proposal leller will become, upon your
accepiance, our letier of engagement to provide the services outfined heresin.

TERMS OF ENGAGEMEMNT

. PRCELER IDENTIFICATION

The Parties To This Agresment: The undersigned Cushman & Wakefield affiliated company and
BosToN REDEVELOPMENT AUTHORITY {hersin at fimes referred (o
as “Client™

Intended Users: The appraisal will be prepared for Bosion Redevelopment
Authorily and is intended only for the use specified below. The
Client agress that there are no other Intanded Usars.

Intended Use: Iniernal review by the Client

Type of Opinfon and Rights Markst value of the Fee Simpls Interest

Appraised:

Date OFf Value: o te of inspection

Subject of the Assignment and The properly to be appraised is an existing parking garage ar

Relevant Characieristics: 115 Federal Streal. The garage has been dlossd and is the
proposad site of a high tise office building. The site is 47.738

square feet according to the assessors records. Tha property s
iocatsd in Boston, MA,

Assignment Condirfons: The assignment should not incorporate any extraordinary
assurmptions or hypothetical condidons.

fl. AMTICIPATED SCOPE OF WORK

ISP AP Comnliance: The undersighad Cushman & Waksefield affllisted comparny
andior its designated affiliaie or subsidiary (harein at imes
“CE&W™) will develop an appraisal in accordance with USPAP arid



Geners:! Scope of Worlk:

ill. REPORTING AND DISCLOSURE
Scope of Work Disclesure:

Reporting Option:

Fee:

L

Additional Expenses:
Retainei:

Report Copies:

Accepiance Data:

Final Repert Delivery:

Ghangss o Agreement:

Prior Services Disclosure:

the Coda of Eihics and Ceriification Standards of the Appraiszi
Insiituts.

o Property Inspection to the exient necessary o adequatsth.s
identify the real astate

o Ressarch relevant market data, in termes of guantity, qu iaua:
and geographis comparablity, o the extent necessary ic
produce cradible appraisel resulis

o ongider Aand develop inose appioaches relevani and
appiicable to the appraisal problem. Based on our
discussions with the Client, we annclpale uevek:plm the
foliowing valuation approaches: — :

o Sales Comparison Approach

o [ncome Approach

The aciual Scope of Wark will be reported within the report. As
part of the assignment, we will estimate value based on
redavelopment as a parking gerage. We will also provide an
additional value based on redevelopment at the highest and best
us@ on an as of right basis undar the zoning.

The =poraisal will be communicated in an Appraisal Repert
consisient with the format proviously identified as a self
contained report.

All involces are due upon receipt. The Client shall be
solely responsibie for Gé&W's fess. Acknowledgement of fhis
obligation is made by the countersignature to this agreement by
an authorized representative.

Fee quoted is inclusive of expenses relaied to the preparation of
the repo.

A neiginer is not required for this assignment in order to
cormmence wark,

Tha final report will be deliverad in sisctronic format. Up to thrae
hard copies will be provided upon request.

The appraisal process will initlate upon receipt of signed
agresment, applicable ratainer, and the raceipt of the proparty
specific data.

This proposal is subject to withdraws! i the engagament lelier ix
not executed by the Client within four {4} business days.

Thres wesks from authorizafion, assuming prompl recsipt of
nacsssary proparly information. Peyment of the fes shall be dus
and payable upon delivery of the report.

The idanlity of the Client, intanded users, or inlendad use; tha
date of value, typa of value or interest appraised; or properiy
appraised cannot be changed without a new agraement.

The engaging or  principal  appraiser have not




periormed a pravious appraisal of the subject property  withir
the three years pricr to this assignment.

Conilicts of Interasts C&W adneres 1o a sirict internad conflict of interest policy. If wa
discovar in tha preparation of our appraisal a conffict with this

assignment we meserve the right to withdraw from tha
assignment withoul panalty.

Further Gonditlons of Engagement; The Conditions of Engagement aitached lierele ars insorporaie o
herein and are part of this letter of engagement.

Thanik you for calling on us to render these services and wa lcok forward to working with vou.

Sincerely,
CUSHMARN & WAIKEFIELD OF MASSACHUSETTS, INC.

Bosiilh (fasscn?

Randell L. Harwood, MAI, CRE, FRICS
Sanior kanaging Director, Regional Managsr

GG
AGREE
ugm BOSTQ&&\REIEVEL@PM%NT AUTHORITY ,
By: »,ﬂ,..@mx‘fﬂ 5 Date: Lg,s"f‘ / 5’ L%
N Mr. Dennis M. Davis, CCli, CPM - o
Title: Deputy Diractor

E-mail Address/Phone & Fax Nos.: Denym s . gl s ¢ bo Sten ¢

{ . A" > 138 S
il - -11 & O o~




1

2)

3)

4)

5)

6)

7

8)

10}

CONDITIONS OF ENGAGEMENT

]‘he Client ar}d any intended_Users identified herein should consider the appraisal as only one facior together with its
independent invesiment considerations and underwriting criteria in its overall investment decision. The appraisal cannot
be used by any parly or for any purpose other than as specified in this engagement letter.

Federal banking regulations reqmre banks and savings and loan associations to employ appraisers where a FIRREA
compliant appraisal must be used in conrection with morigage loans or other transactions involving federally regulated
lending institutions, including morilgage bankers/brokers. Because of that requirement, this appraisal, if ordered
independent of a financial institution or agent, may not be accepted by a federally regulated financial institution. This
appraisal will be prepared in accordance with the Uniform Standards of Professional Appraisal Practice of The Appraisal
Foundation, the Standards of Professional Practice and the Code of Ethics of the Appraisal Insitiite.

The appraisal report will be subject to our standard Assumpiions and Limiting Conditions, Mllchwﬂbe-itmmomd into
the appraisal. Muwsofﬂeappmsdmpoﬂamspwﬁﬂymmmmundasmdmymmﬁaaﬁssunphom
deypoﬂBﬁalCmdﬁmwwh%naybemnpbyedbyﬂwapﬂmmdnmompmbdmmmw '

Theapgrassdrepoﬂorwnanemynotbemdmmyoﬁemgmemorandaj eﬁ\ermvwhnentmateml'wiheu the

hembyagmestondamﬁymdholdc&w its affiliates and the :’»-;r“ *Shareholders, directors, officers and
employees agies; expenses, dalmsandcos&mel@hgaﬁomey‘shesmwn-edm

The balance of the fee for the appraisal will be d (
the appraised value, outcome of the consultation 3 “ather

fees will be charged on an hourly basis for any work; which exceeds the scopi .éf?ihls proposal, including performing
addtonalvaluationsuenariosadd;liomlmeard'n G ‘calls or meelings with any party, which exceed the
time allotted by C8W for an ‘ofﬂ\isnamre. mquesﬁedtostopworimgonmisasslgtmemforany

ptaan'anged condition. Additional

receives a subpoena or cther judicial command fo
t in conneciion with a lawsuit ar proceeding, G&W

A_.C&wqitsaﬁatemrmeprofs@mnaxmandmburse

hat " 4'_mrspomingma.nysumsubpoenaorpmdalcommand
are incuried: C&W or its affiliate wili be compensated at the then prevailing
to the subpoena or command for testimony.

agmment Shiént expressiy agrees that its soie and exciusive remedy for any and ail losses or damages
-t6 this agieement or"the appraisal shali be fimited to the amount of the appraisal fee paid by the Client. in the
anyomerb _A\,“enmledtodeso.makesadatmagarnstC&Woranycfnsam&esoranyof

-gonnection with or in any way relating to this engagement or the appraisal, the
maximum damages from C&W or any of its affiliates or their respeclive officers or employees shall be the
amount of the monies 2 collected by C&W or any of its affiliates for this assignment and under no circumstances
shall any claim for ntial damages be made.

it is acknowledged that opinicns and conclusions expressed by the professionals of C&W or its affifiates during this
aassignment are representations made as employees and not as individuals. C&W's or its affiliate’s responsibility is
firviited te the Client, arid use of our product by third parties shall be solely at the risk of the Client and/or third parties.

The fées and expenses shall be due CEW as agreed in this letter. If it becomes necessary to place collection of the
fees and expensas dua C&W in the hands of a collection agent andfor an attomey (whether or not a legal action is filed)

Client agrees to pay all fees and expenses including attorney's fees incurred by C&W in connection with the collection or
attempted collection thereof.
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ADDENDUM D:
COMPARABLE LAND SALE DATA SHEETS
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j 2. ~ Afimard Dam
BOSICn vWnan ]Road

MSA: Boston
Suffolk County

Property Type: Land
Property Subtype: Gornimercial

i 268189
APN: NfA

PROFPERTY INFORMATION

Site Arsa {Acres): 1.00 Public Utilites: All Availablie
Site Area {SgFt): 43,560 Electricity: Yes
Zoning: NA VWater: Yes
Uttiflity: Good Sewer: Yes
Access: Good Gas: Yes
Frontage: Good Proposed Use: Office
Vistbility: Gooed Mesdrurn FAR: NFA
Shapa: Reclangular Building Area: 475,000
Topography: Level Potential Units: NiA
SALE INFORMATION
Sale Status: Recorded Sale Price per SqFt: $828.74

Transaction Dats:

12/2013

Prica per Acre:

$38,100,000

Sale Price: $36,100,000 Price per Building Area: $76.00
Grarttor: MS Boston Seaport, LLC Price per Poteniial Units: NFA
Graniss: Skanska USA Commercial Development
Vaiue Interest: Fee Simple
Condition of Sale: None

VERIFICATION CORMRMENTS

COMMENTS

The 1 aue parcsl is located in the Seaport Distrizi within the Seaport Square mixed-use development. The site will be used
a 425,000 squars foot {net) office bullding with rsizll at grade. Al this time, the buyer doss not have any ienants. Thus, s was a
spsculative purchase.

VALUATION & ADVISORY o SUSHL




MSA:

Bosion
Suiolk County
Bosicn/Southern NH - Financial Disirict

Property Type: Laned

Propeity Subiype: Plannad Devslopment (PUD)
i 251864

APN: A

PROPERTY INFORMATION

Site Area {Acres): 1.48 Public Utilites. All Available

Siiis Arga (SqFt): 63.588 Electricity: Yes

Zoning: fidtown PDA V Watar: Yes

Utility: Good Sewer: Yes
Access: Good Ges: Yes
Frontage: Good Proposed Use: tixed Use
Visibitity: Good Meximum FAR: N/A

Shape: Irraguiar Building Area: 13180474

Topography: Level Potential Units: 451

SALE INFORMATION

Sale Status: Recorded Sale Price per SgFt: $1,468.80

Transaction Date: 52013 Price per Acrs: $63,972,208

Sale Price: $93.400,000 Price per Building Area: §70.78

Grantor: Vormado Price per Potential Units: $207,085

Grantee: Millennium Pariners

Vaive Interest: Fes Simple

Condition of Sale: None

VERIFICATION CORMRMENTS

N/A

COMIMENTS

its the sale of the former Fts@ﬁe's Basement site {Gne Franidin). The main parcs! was o
481 residential condos, 77,000 sguares fest of ratzil space an:i +50 parking spaces.
{ wnt) was to be redeveloped m mcﬂude 188,730 square feet of office space and d 75,724
paxw ”"h@, ﬂ:aug.%r hcﬂﬁj exmouted a lease for nearly abl of the offics spaca.

VALUATION & ADVISORY




Sufiolik County
Bosion/Southam Ni - Seapori

Property Type:
Property Subtype:
D

APN:

PROPERTY INFORMATION

Site Area {Acres): 3.93 Public Utilitas:

! Alll Available
Site Area (SaFt): 170,080

Electricity: Yes

Zoning: N/A Waiter: Yes
Uity Good Sewar: Yes
Access: Good Gas: Yes

Frontage: Good Proposed Use: Office
Visibility: Good itandraum FAR: N/A

Shape:
Topography:

SALE INFORMATION

figmracn stan sl
[LEL=

Lavel

Budiding Arsa:
Potential Units:

NSA

Saie Status:
Transaction Date:
Sale Prica:
Grantor:
Grantss:

Vaiue Interest:
Condition of Sals:

VERIFICATION CORRIEN

Recorded Sale
122012
Morgan Stanley
Skanska USA
iFee Simple
None

Price per SgfFt:

Prica par Acre:

Price per Building Area:
Price per Potential Units:

$183.01
$8.407.301
$72.53

NIA

M

COMMENTS

This parcel {L.
adjacent parcsl
Sguars which i

was purchased for a 455,000 Class A office bullding with street-leval rstall spacs. Skanska recently purchased the

i the intention of bullding a 350-unit apartment wwer. Both parcels are part of the master-plannsd Sseaport
ean approved for 8.35 willion square fast of mixed-use space.

VALUATION & ADVISORY :




Bosion MA
MSA: Bosion

Suffolk County
Boston/Southarn NH - Seaport

Property Types: Land
Proparty Subtype: Mulii-Family - Apaitment

APM: NAA

PROPERTY INFORMATION
Siie Area (Acres): 1.20 Public Utilitas. Al Available

Site Arsa (SgFt): 52,272 Eleciricity. Yes
Zoning: A Water: Yes
Utiity < Good Sever: Yes

Apcess: Good Gas: Yes

Frontage: Good Proposed Use: Residential-Multi-Family

Vistbitity: Good Maximurm FAR: NFA
Shape: frreguiar Buifiding Arsa: 275,000
Topography: Lavel Potential Units: 348
Density {Units/Acre): 268.33

SALE INFORMATION

Sale Status: Racorded Sale Prics per SaFt: $394.57
Transaciion Date: 22012 Price per Acre: $17,187,500
Sale Price: $20.825.000 Price per Building Area: $75.00
Grantor: organ Staniey Price per Polental Units: $58.610
Granisa: Skanska & Twinig
Value Interest: Fee Sirmple
Condition of Sale: MNone

VERIFICATION COMMENTS
/A

COMIMENTS

This represernts ihe sale of Block K of Seaport Sguare. Skanska and Twining Properiies will develop Watarmark Seaport, a 278,000~
squsEire-foot aparimant fower with 348 units and 25,000 sguars fest of retail. The sits is locatad on the southeast comer o7 Seapori
Boulevard and Boston Wharf Road within the 25-acre Seaport Square, which is aproved for 6.35 million square feet of res idential,
office, retall, hotel, and dvic/eultural space. Construciion is expsciad  commencs in the first quarter of 2013.

VALUATION & ADVISORY ik




SL “olk County

Property Type:

Land

Property Subiype: Ofice

118206

CBOS-000000-080003-004289-D00CC 1

PROPERTY INFORMATION

Siie Area (Acres): 0.43 Public Utilitss. All Available

Site Area (SaFt): 18,848 Electricity: Yes

Zoning: LD, Bosicn Water: Yes

Uity Good Sewser: Yes
Access: Good Gas: Yes
Froritage: Good Proposed Use: Office
Visibiiity: Goed Maximum FAR. N/A

Shape: lrregular Budiding Aves: 267128

Topography: Leval Potential Units: NSA

SALE INFORMATION

Sale Status: Recorded Sale Price per SqFt: $1,040.08

Transadction Dais: 52007 Price per Acrs: $45,8987,793

Sale Prica: $18,877.900 Price per Building Area: $85.97

Grantor: Rose Associates Price per Potential Units: NAA

Granises: Lincoin Property Company

Veaiue Intsrast: Fee Simpie

Condition of Seie: NJA

VERIFICATION CORRENTS

Public: Records/FSG

COMMENTS

D & 1L

This property was purchased by Lincoln Property ¢ @n*pam, D/B/A 80 South Strast LP. Proposad is a 12 story 207,120 EF {{0.8 FAR}
first class office b:sualéi*ag with 16,000 SF of r-stas* and 200 below grade perking spaces. Total projected project cosis 533‘ 43 SF.

VALUATION & ADVISORY
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MANAGING DIRECTOR | VALUATION & ADVISORY

ﬁ CUSHMAN & WAKERELD OF MASSACHUSET TS, INC.

Mr. Skinner is the Managing Director ef Cushman & Wakefield’s Valuation & Advisory in New England. In this
capacity, he manages Cushman & Wakelield’s Y&A activides in Massachusetts, Rhode Island, New Hampshire,
Vermont and Maine. Prior to joining C&W in 2003, Mr. Skinner was in invesement sales, where he spent five
years with New England’s top producing investment sales team. During his tenure, the team closed
transactions in excess of $4 biilion. He is personally responsible for valuing and analyzing 15 million square feet
of offiice, industrial and retail product as well as over 5,000 muldi-family units all with a total consideration in
excess of $1.5 billion. From 1996 to 1998 he was an appraiser with josaph ). Blake & Associates in Boston,
MA, appraising all property types.

In addidion to his management duties, Mr. Skinner spedizlizes in multi-family properties including garden, mid-
rise and high-rise apartment and condominium assets as well as office product and proposed mixed-use
developments. To date, Mr. Skinner has analyzed and valued over $15 billion in for-rent ard for sale housing
totaling 65,000 units and §9 billion in office produce rotaling 40 million square feet.

Boston University — Graduated 1996
Degree: Master of Business Administration in Real Estate Finance and Entreprencurship
University of Connecticut — Graduated 1991
- Degree: Bachelor of Science in Landscape Architecture and Horticulture

Designated Member, Appraisal instwte # 451313
- As of the current date, Robert Skinner, MAl has completed the requirements of the continuing
education program of the Appraisal institute.
Member, Royal Institution of Chartered Surveyors # 5604056
Certified General Real Estate Appraiser in the follovsing states:
- Connacricut — RCG.0001388
~ Massachusetrs — 75057
- New Hampshire — NHCG-720
Rhode sland - A01325G

Mambershing: Rantal Housing Assavciation & Real Ferate Finance Association

CUSHMAN & W AJKEFELD
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