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39141 Civic Center Drive 
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Property Summary Report 

June 1, 2014 to May 31 , 2024; 10 years 
Analysis Start 
2.00% 

109,881 Square Feet 
1 Square Foot 
16 
109,881 Square Feet, 100.00%, during first month of analysis 

Percent of Potential Gross Revenue 
500% 

Percent of Scheduled Base Rental Revenue 
1,00% 

1 
$24,700,000 

4.75% 


$38,000,000 

Capitalize Net Operating Income 

6.50% 

Year11 

$0 

$37,699,025 


Annually (Endpoint on Cash Flow & Resale) 

10.00% 

$38,390,728 at 10.00% 

10.14% 


10,00% 

$21,203,097 at 10.00% 

16.29% 
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BAY AREA 

Transit Oriented 


Multi-Family Development Existing Class A Office Asset 


• Purchase a Positive Cash Flowing, 100% Leased Up Asset at a 6.9 CAP 

• 	 The Acquisition includes an additional 3 acres that are ENTITLED for an additional 148,000 square feet 
that could be developed as a multifamily project 

Project Summary 

This project is: 

• 	 In a Bay Area location; 

• 	 It is just a couple of blocks from a BART station; 

• 	 Adjacent to a shopping center 

• 	 Within a couple of blocks of a regional Hospital and the surrounding support services 

• 	 Has a NOI of $2,448,000 for 2013 and the last vacant space is being leased so the project NOI for 
2014 is $2,598,631.; 

• 	 Has a bank occupying 10% of the space and government offices occupying 65% of the space; 

• 	 Some of the government leases go until 2020 

• 	 The site is entitled for an additional 150,000 square feet of development; 

• 	 This asset is not on the market; 

• 	 It can be purchased at a 6.9 CAP plus small bonus for Additional Entitled Land . 

Business Plan 

Key Points : 

1. 	 Purchase Price : $39,000,000. 

2. 	 Due Diligence - 45 days; 

3. 	 Closing scheduled - 30 days after due diligence; 

4. 	 A shorter Due Diligence and faster Closing would earn a discount on the purchase price 

The purchase price of this asset is based on buying an existing Class A office building that has Wells Fargo 
Bank as a tenant. Consisting of 3.92 acres, the office building sits on approximately 1 acre. The remaining 
2.9 acres is entitled for an additional 148,000 square feet of development plus a parking structure. 



BAY AREA 
Transit Oriented 

Multi-Family Development 	 Existing Class A Office Asset 
The asset could be purchased with three possible business strategies. 

1. 	 Continue to operate /lAs Is". Effectively treating the purchase as a core asset for the NOI; 

2. 	 Purchase with the intention of adding value by developing another office building of up to 
150,000 sf.; 

3. Purchase with the intention of adding value by developing a multifamily project; 


Alternative exit strategies would be: 


• 	 Once the multifamily plans are approved, sell that portion of the project to another developer so 
they could do the development; or 

• 	 Retain the multifamily asset and sell the office asset; or 

• 	 Build a condo project rather than an apartment project; or 

• 	 Build the apartment project and convert it to condos at a later date. 

Value 

Office Building: Our Argus financial model shows the current asset is worth $39,000,000 based on this 
2014's NOI of $2,598,631 at a 6.65 CAP. An alternative perspective on value is $39,000,000 based on a 
NOI of $2,598,631 at a 6.9 CAP ($37,661,318) plus a bonus payment to the seller for the additional 
entitled land. 

• 	 An audit of the current long term leases show they escalate at an average of 4.9%1 per year over 
the next 9 years enhancing the projects future value at disposal; 

• 	 Our financial model shows: 

o 	 a Project IRR of 18.66%, Equity 19.12% 

o 	 a Project Multiple of 2.65 

Apartment Development: If the apartment development is added the project values greatly improve. The 
apartment project as a stand-alone asset is a very profitable venture in the highly desired Bay Area 
market. 

Our Financial models suggests a 72 month multifamily development project would: 

• 	 Have a Project IRR of 15.66%, and an equity IRR of 25.1%. 

The equity IRR is higher than typically seen because we assume the initial purchase equity is all 
allocated to the office, no upfront land expense burdens the apartment development IRR. 

In this scenario the apartment builds a parking structure that accommodates the office parking 
need. 

• 	 A Project Multiple of 2.42 

Either asset could be retained long term or sold separately. 

1 Based on lease audits and an Argus file provided by the seller 



BAY AREA 
Transit Oriented 

Multi-Family Development Existing Class A Office Asset 
Combined Asset Performance: Our modeling has looked at the results if both assets are sold in month 72 
(fall of 2020). The combined performance we see is: 

1. A project IRR of 17.08%, The combined equity IRR of 21.55% 

2. A project Multiple of 2.52 

This is an unlisted opportunity. We have been told the seller will accept a price based on the previously 
mentioned 6.9 CAP. He is seeking buyers and plans on selecting a buyer no later than June 30 th 

. 

We have been told we have he has a $35,000,000 offer that is based on a 30 Due Diligence and 10 day 
close that he is giving serious consideration to. 

If we close in the third quarter of 2014 we should be in a position to start construction on the apartment 
development in the fourth quarter of 2015 . 

We suggest the appropriate duration ofthe project to be 72 months to maximize the IRR potential of the 
investment. However the office is stabilized, and the Apartment Stabilization is achieved around month 
42. 

Relationship 

Hanover and Associates are looking for a JV partner. 

Financial Assumptions: 

Existing Office Building Acquisition: 

1. Acquisition: $39,000,000 (based on a 6.9 CAP of $2,598,631 2014 NOI) 

2015 2016 2017 2018 2019 2020 2021 

$2.59M $2.70M $2.84M $3.02 $3 .12 $3.65 $34.78 

3. Revenue 

4. Total project costs: 

5. Profit: 

6. Construction Debt: 

7. Total Equity: 

8. Mortgage: 

9. Equity IRR & Multiple 

$70,193,000 total revenue is comprised of $52,877,000 in CAP Sales Revenue 
and $17,316,000 Cash Flow from leasing 

$49,412,000 (including brokerage and closing cost when we sell) 

$20,780,000 

$0 

$12,632,000 

$26,000,000 

18.66 & 2.6 

2 This information was provided by the seller 



Multi-Family Development 

Apartment Development: 

1. Acquisition: 

2.. Revenue 

3. Total project costs : 

4. Profit: 

S. Construction Debt: 

6. Total Equity: 

7. Mortgage: 

8. Equity IRR & Multiple 

Combined Project: 

1. Acquisition: 

2.. Revenue 

3. Total project costs : 

4. Profit: 

S. Construction Debt : 

6. Total Equity: 

7. Mortgage: 

8. Equity IRR & Multiple 

BAY AREA 
Transit Oriented 

Existing Class A Office Asset 

o 

$74,002,000 total revenue is comprised of $64,SOO,000 in CAP Sales Revenue 
and $9,S02,000 Cash Flow from leasing 

$S4,268,000 (inc luding brokerage and clos ing cost when we sell) 

$19,734,000 

$29,81S,000 

$13,880,000 

$38,380,000 

2S .1 & 2.42 

39,000,000 

$144,196,000 total revenue is comprised of $117,3 77,000 in CAP Sales 
Revenue and $26,818,000 Cash Flow from leasing 

$103,680,000 (including brokerage and closing cost when we sell) 

$40,SlS,000 

$29,81S,000 

$2S,249,000 

$64,380,000 ($26,000,000 to purchase Office, $38,380,000 for apartments 
after stabilized) 

21.5S & 2.56 



Combined Office & Apartment Development Financials 

Civic Center Drive -- BAY Area - Transit Oriented 
i ARGUS 

" SO"W""( 

CERTIFIED 
AY: DowIoper 

Acreage I Densitv I Duration SALES REVENUE & DEVELOPMENT AND DISPOSAL EXPENSES 

Project Start : Oct-14 ;TOSS Acreage / Square Feet: 6.39 278,784 
Per Net Pe lklit Per Q-oss 

REVEMJE Sf r Sf 
Project Sale: Oct-20 Net Acreage I Square Feet: 6.39 278,784 246 345 154 937 

Duraton: 73 Months DenSity: 24.41 Operating Income 26,818,187 108.86 171,911 173.09 

I~"; - Cap Sales Re~nue 117.377,840 476.48 752,422 757.58 

Prouduct Information 
~. 

Net Rentable 
Rate Monthty Tot.-INet Gross 

Gross AnnualiOf Psf Rent Rentabk! Monthty
Ilnltc. 

TI Expenses for Office LeaSing Operabons 

Total Project Rel/llue 144,196,027 585.34 924,334 930.67 
CAPITALIZED INCOME 

I 
Al 1/1.. ....... 707 g 40 707 2.80 $1,980 28,280 $79,184 $950,208 COSTS 
A2 1/1.. ....... 802 g 45 758 2.80 $2,122 34,110 $95,508 $1,146,096 Land 
B2 2/2 ........ 1053 g 35 1,053 2AO $2,527 36,855 $88,452 $1,061,424 Land Pnce 39.000,000 158.31 250,000 251.71 
B3 2/2... ... 1060 sf 35 1,060 2AO $2,544 37,100 $89,040 $1,068,480 Acquition ClOSing and Other 1,271,300 5.16 8149 8.21 

Subtotal 40.271,300 163.48 258,149 259.92 
Hard Cost 

Demolition 250,000 1.01 1,603 1.61 
NO! for ExlSt"g Orfce Buldng 110,000 1.98 $217,800 110,000 $217,800 $2,613,600 Slle Improwments 1.950.000 7.92 12,500 12.59 

Parking Structure (1.60 ApartrTl!nt Parking Ratio) 10.500,000 42.62 67,308 67.77 
Constructton 18.170.910 73.76 116,480 117.28 
Buildrng & De~loper's Contingency 1,318,057 5.35 8,449 8.51 
Cons truction Indlrects 1,535.386 6.23 9842 9.91 

Apartment Total or Average 156 895 1.73 246345 $569984 $6839808 Subtotal 33.724,353 136.90 216,182 217.66 
Apartment Average (weighted) 874 874 

Soft Cost 

ADDITIONAL REVENUE & OPERATING EXPENSES Fees & Pennits 6,093,804 24.74 39,063 39.33 
other Income QRerating ~enses Professional Fees 2,549,000 10.35 16,340 16.45 

Operatons Revenue Total Per Unit °/0 of GS r..-tarkebng , Lea sing & Disposal 3,368,764 13.67 21,595 21.74 
Albwance Albwance $ 2,052,113 13, 155 28.50% Management, lnsurance & Property Ta>ces 2,367,703 9.61 15,178 15.28 

Parking $ 18,600 Salaries $ Subtotal 14,379,271 58.37 92,175 92.81 
Laundry Management Fee 
Storage G&A Subtotal Project Cost 88374924 358.74 566 506 570.39 

$.. 18600 f'IIarketing 
Repai'"S & Maintence Subtotal Project Cost - Exclusive 01 Disposal Fees =::!~,~~,:1!~:::::~~;ciZ:::::::::::::::::::::::~~5: 

Retail Space / Other $ Gas 
Water Pre Rnance Profit 55,821,103 226.60 357,828 360.28 
Electrk: 

Gross Schedued Income $ 6,839,808 Trasll Finance Cost 
Vac:an 5.00% $ 341 990 Security APT Primary Equ- (2 Fee 249,849 1.01 1,602 1.61 

$ 7 181 798 lnsuarance APT Co-In....estm- (2 Fee 27,761 0.11 178 0.18 
Property Tax Canst. Loan Fees 410,110 1.66 2,629 2.65 

Operatons Revenue $ 18,600 CAP EX Canst Loan Interest 2,993.677 12.15 19,190 19.32 
Retail $ Reserve Mortgage Fees 640,000 2.60 4,103 4.13 

Effective Gross $ 7200398 2,052, 113 $ 13,155 28.50% Mortgage Interest 10.984,655 44.59 70,414 70.90 

Less OP EX $ 2,052, 113 Subtotal 15,306,052 62.13 98,116 98.79 
TI E,iq:Joe.... for Office 1M.i1g0pef&11o~ 

First Year 1«)1 $ 5,148,285 Total Project Cost 103,680,976 420.88 664,622 669.18 

Pre T.x Profit 40,515,051 164.46 259,712 261.49 

: . 
Total Equity &. Debt Contnbutlons - Total Project Apartment Development Offce Acqistbn 

Contribution IRR '" Of Tot.l '" 01 Totll C~",~~~o~~.l % :~:i~ "1 " or TOla' "" or Tolal P,elered Profi{ Totll P re lerred 
Mul\lple

COfltrlbution5 Equity Conl, ... ., ..o,.. Equity Return Return & Proli1 

Total Equity Contributions -25249281 21.55% 45.9% 100.0% 31.8% 100.0% 32.7% 100.0% 40515052 2.60 

APT Prinary Equty Pa~ner -12,492,461 20.88% 22.7% 49.5% 28.6% 90.0% 4,043,278 9,558,581 13,601,859 2.09 
APT Co-Investment captal -1 388 051 32.40% 2.5% 5.5% 3.2 % 10.0% 449 253 2483424 2932 677 3.11 

Developer 3916 289 3 916 289 
Offte Eoutv ! II 358 768 18.63% 29.4% 90.0% 5 814 162 12 172 042 17986204 2.58 
Orfce Ea utv II I 263 196 19.12% 3.3% 10.0% 646018 1 432 005 2 078 02 2.65 

Co ntrlbutlo ns Rep.ymlnt Intere,' Tot.1 Returned 

Total Debt Contributions -29 815 113 
Aoartment Construction Loan -29815 113 54.1% 68.2% 33 218 900 3 403 786 

Apartment Development Mortga<lfl 38 380 000 
Orfce Buldng Mortgage I 26,000,000 I I I 67.3% I I I I 

.] ;1 Mr ,. [II 'HI!}: 
Apartment exit CAP 5.00% 

Office exit CAP 6 .75% 

Sales Price 117,377,840 
~sp::lSal Fees 2,497,556 

Net Sales 114,880,284 
Returns 

Sale Profit 20,780,229 
Build-To-CAP 
Yield to CAP Spread 
Development Margin 
Profit on (ost% 39.08% 
Profit on GDV% 34.52% 
Profit on NDV% 34.52% 
Development Yelj'Io (on MR\ 6.47% 
Equlva~nt Yiek:Wo (NominaQ 5.82% 
Gross Inlel Yek:l% 5.56% 
Net Int el Yieij% 5.40% 

Project IM% (wth Interest) 17.08% 

Equty IM% (w t h Interest) 21.55% 
Return on EQuitv% 152.27% 

ROC 

Contributions: Equity &. Deb' $ 43,695,626 
Debt / Equity Ratio 68.2% / 31.8% 

Apartment Construciton Loan 
Construction Loan 29,815,113 
Constructon Loan 7.00% 

Loan Fees 410,110 
Interest 2,993,677 
Project Funded Loan Fees 

Project Funded Interest 

Interest and Fees 3,403,786 

Equity ContribuUons 13,880,513 
APT Prinary Equi: y Partner 12,492,461 
APT Co-Investment captal 1,388,051 

Mortgage 
Mortgage 5.00% 

Mortgage Funded Amount 38,380,000 

Mortgage Fees & Interest 4,318,388 
Mortgage Fees 380,000 

Mortgage lnterest 3,938, 388 
Mortgage as % of Value 80% 

1.25 

90.0% 

10.0% 

1.00 

Contributions: Equity & Deb' $ 38,631 ,964 
Debt / Equity Ratio 67 _3% / 32.7% 

Mortgage 4.75% 
Total Fees 260,000 
Funded Amount 26,000,000 
Mo~gage Interest 7,046,267 
Month~ P&l Payments 135,628 
Total Prinei>al Repayment 26,000,000 

IHlJHW[Uj( W' 

1.00 



Existing Office NOI Financials 

Civic Center Drive -- BAY Area - Transit Oriented · 

Project Start : Oc t -14 ;r055 Acreage I Square Feet: 3.20 139,392 

Project Sale : Oc t -20 Net Acreage I Square Feet : 3.20 139,392 

Duraton: 73 f'Ifonths 

Leasing Revenue .... Nat 
Rate MonthlyInformation Of Rentable Rentable rET Monthly 

Units Area 
P5f Rent 

Area 
If'COME 

NOI for ExIsti1g Olrce Suidi1g 110,000 1.98 $217,800 110,000 $217,800 

ADDITIONAL REVENUE & OPERATING EXPENSES 
Other Income QQeratlng Upenoes 

Operato ns Revenue Total Per Unit 0/0 of (is 

Albwance Allowan ce 0.00% 

Par1<ing $ Saa res 0.00% 

Laundry Management Fee 0.00% 

Storage G&A 0.00% 
$ Mar1<eting 0.00% 

Repars & Main tence 0.00% 
Retai Space I Othe r $ Gas 0.00% 

Water 0.00% 

Electric 0.00% 
Gross Scheduled Income $ 2,613,600 TraSh 0.00% 
vacancy 0.00% $ Security 0.00% 

$ 2 613,600 lnsuarance 0.00% 
Property Tax 0.00% 

Operatons Revenue $ CAP EX 0.00% 

Ret aa $ Reserve 0.00% 

Effective Gross $ 2 613 600 0.00% 

Less OP EX $ 
~m. l rnmE.x1Wll OpeJ.lkl ns 

First Year P«ll $ 2,613600 

Investment & Financing Summary 
Total Equity & Debt Contributions $ 38631 964 

Co ntribution 
IRR ~Ol~t.~ " 0 1 To la l Pre lued 

Pro l itAmount Co.t,"'tlo". E uitv Re turn 

Total EQuity Contributions -12631964 19. 12% 32.7% 100.0% 
Ofree Eq uity I -11 368768 18.63% 29.4% 90.0% 5814 162 12 172 042 
Offl::e Eoutv II -1 263 196 19_12% 3.3% 10.0% 646018 I 432 005 

Develooer 0 0_0% 0.0% 0 716 002 

Contrlbullon 
.. 0.101.1 Re paym e nt Inter• • 1 

Am ounl 

Total Debt Contributions 0 
Constructon l oan 0 0.0% 0 0 

Ofrce SuIcli10 Morto aoe 26 000 000 67.3% 
- MortQaoe 

SALES REVENUE & DEVELOPMENT AND DISPOSAL EXPENSES 
Per Not Per !}lit Per :055 

REVE~ SF 
110,000 125,000 

Operating Income 17,316.001 157.42 17,316,00 1 138.53 

Cap Sales Re....enue @6.75% 52,877.043 460.70 52,877,043 423.02 

income from Exismt Operations 0 

Total Project Revnue 70,193,044 638. 12 70,193,044 56 1.54 

COSTS 
land 

Land Pnce 39,000.000 354.55 39,000,000 3 12. 00 

Acquition Closing and Oth er 1.177.800 10.7 1 1,177,800 9.42 
Subtotal 40. 177.800 365.25 40,177,800 321.42 

Hard Cost 
Demolilion 0 
Site Impro~ments 0 
Parking Structu re (0.0 Parking Ratio) 0 
Cons trucllOn 0 
Building & Develope r's Conlmgency 0 
Construction Indirects 0 

Subtotal 0 

Soft Cost 

Fees & Permits 0 

Professional Fees 0 

Mart;.ebng. Leasing & Disposal 1.928.748 17.53 1,928,748 15.43 

TI at Lease Renewals 

Subtotal 1,928,748' 17.53 1,928,748 15.43 

Subtotal Project Cost 42,106,548 ' 382.79 42,106,548 336.85 

stotal Cost  El(clu s lve 01 Disposal Feu ::=~~3rt~DD=-:~65-I~ :=::=::=: : = ::=::=32I~~: 
Pre Rnance Profit 28,086,496 255.33 28,086,496 224_69 

R nance Cost 

Fe. 0 
Const Loan Fees 0 
Canst. Loan In teres t 0 
M::l rtg age Fees 260.000 2.36 260,000 2.08 

Mortgage Inlerest 7. 046.267 64.06 7,046,267 56.37 

Subtotal 7 ,306,267 ' 66.42 7,306,267 58.45 

Total Project ~~ 49,412,815 ' 449_21 49,412,815 395.30 

Pre T ax Profit 20,780,228 188.91 20,760,228 166.24 

SCHEDULE MONTHS 
Tot s ' P refer red 

M uUlple 
Return & Pro llt Cbsi'lg Oct -14 

20 780 l 29 2.65 Design and Pe nni Jan-16 16 
17986 204 2.58 Constnucton Start Jan-16 
2078 023 2_65 Construction Complete 5ep-17 20 

716 002 0.00 Move·h Prep Feb-16 
Fi"st Leases Sep-17 

StabllZat()n Perod Ends Sep-18 12 

Tol a l Re t urn~d Hol:l Perio<l Ends 
Aug-20 24 

Sa" 5ep-20 
0 

i A R GUS'
'\. SO "." •• 
CERTIFIED 

A:£ DewIoper 

0'" 

Office Exit CAP 

Sales Price 

Clsposal Fees 

6.75°/0 

52,877,043 

1,107,540 

Net Sales 
Returns 

Sa le Profit 
Build-To- CAP 
Yield to CAP Sprea d 
Development Margin 
prorlt on Cost% 

Profit on GDV% 
Profit on NDV% 

Devebpment Yiel:l% (on MRV 
EquNalent Yetl% (Nominal) 

Gross Int lal Yietl% 
Net Int lal Yiek:l% 
)an-OO 

Project IM% (wth Intere st ) 

Equty IM% (wt h Interest) 

Retum on Eo uitv% 

51,769,503 

6.51% ROC 

-0.24% 
-3.63% 
42.05% 
39.30% 

39.30% 

7.14% 
7.3 1% 
6.22% 
6.22% 
0.00% 

18.66% 

19.12% 

164.51% 

Contributions; Equity & Debt $ 38,631,964 
Debt I Equky Ratio 67.3% I 32.7 % 

Construdton loan 

Construct on Loan 7.00% 1.25 PIS 

Loan Fees 0 
Interest 0 
Project Funded Loan Fees 
Project funded Interest: 

lnte~st and Fees 0 

Equity Contributions 12,631,964 100.0% 

Olrce Ecuty I 11,368,768 90 .0% 
Offce Eq ut y II 1,263,196 10 .0% 

Mortgage 
Mortage 4.75% 1.00 

Mortgag e Fees & Interest 7,306,267 

Mortgage Fees 260,000 

MOrtgage Interest 7,046,267 

Mortgage Information 

Mortgage as % of Value 75% 

Mortgage cap. Rate 6.50% 
Amortizatbn (rronths) 360 
Add Fees to Mortgage Armun No 

To tal Fees 
Funded Arrount 26,000,000 
Mortgage Interest 7,046,267 
Mont h~ P&I Payments 135,628 

Total Principal Repayment 26,000,000 
0 

Total Project Revenue 70,193,044 
Total COst 49,412,815 
Pre Tax Profit lO.780,229 



Apartment Development Financials 

...... ~"l-''' ........." ............ _ ... _-_.

Project Start : 

Project Sa.,: 

DuratiOn: 

Oct·14 

Oct-20 
73 Months 

,. 
'~i. 

; ross Acreage f Square _t: 

Net Acreage f Square Feet : 

Densty: . ' . 

3.20 

3.20 

48.50 

139,392 

I 
139,392 

Proudud:. Information 
,.,. ,.,t 
Of Rentab~ 

Units Area 

Rate Monthly 
Tota,,.,t 

PsI Rent 
Rentable 

Area 

Gross 
Monthly Gro•• Annua'i 

CAPITAllZED 1IC0ME 
Al 1/L. ......707 ei 40 707 2.80 28,280 $79,184 $950,208, 
A2 1/1 ........ 802 sf 45 758 2.80 $2,122 34,110 $95,508 $1,146,096 
B22/2 .. .. .. 1053 ei 35 1,053 2,40 $2,527 36,855 $88,452 $1,061,424 
B3 2/2 ...... 1060 ei 35 1,060 2.40 $2,544 37,100 $89,040 $1,068,480 

Total or Average 155 895 2.60 136345 $352 184 $4,226,208 
Average wei hted 697 697 

ADDITIONAL REVENUE &. OPERATING EXPENSES 
Other Income QRerating ~penses 

Operatons Revenue Total 

Alowance Alk:lwance 1, 149,547 

Par1<Jng $ 18,600 Sa""'s 
Laundry Management Fee 

Sto~e G&A 
18600 Man<etng 

Rfpars & Maintence 
Reta,l Space / Ot he r $ Gas 

Water 

Etectnc 
Gross Scheduled Income $ 4,226,208 Trash 
Vacancy 5.00% $ 211 310 Security 

$ 4 014 897.60 insuarance 

Per Unit 

7,416 

Operatons Revenue $ 

Retai $ 


Effective Gross _i 
LessOP EX 
TI ExPtlllQ lor Ofte. le.MIg OperIIllonli 

First Year NlI 

Property Tax 
18,600 CAP EX 

ReseNe 
4033498 1,149,547 7,416 

$ 1, 149,547 

$ 2883 951 

%of GS 

28. 50% 
0.00% 
0.00% 
0.00% 
0.00% 
0. 00% 
0.00% 
0. 00% 
0.00% 
0. 00% 
0. 00% 

0. 00% 
0.00% 
0. 00% 
0.00% 

28 .50% 

Civic Center Drive -- BAY Area - Transit Oriented 

SALES REVENUE & DEVELOPMENT AND DISPOSAL EXPENSES 


REVEMJE 

Operating Income 

Cap Sales Rewnue @5.0% 

TI Expenses for Office Leasing Operations 

Total Project Revnue 

COSTS 
land 

land Price 
Acquition Closing and other 

Hard Cost 
Demolition 
Site Improvements 

Parking Structure (3.87 Parking Ratio) 

Construction 
Building & De...eloper's Contingency 

Construction Indirects 

Soft Cost 

Fees & Permits 

Professional Fees 

Ma~ellOg. leasing 8. Disposal 

Subtotal 

Subtotal 

Management, Insurance & Property Taxes 

Subtotal 

Subtota' Project Cost 

Subtotal Project Cost - Elclu51ve 01 DIspo5l1 Fees 

Per Net Pe Ulit Per Q-oss 
SF r SF 

136,345 154,937 

9,502,165 69.69 61,304 61.33 

64,500.797 473.07 416,134 416.30 
0 

74,002,984 

0 
93,500 

542.76 

0.69 

477,439 

603 

477.63 

0.60 
93.500 0.69 603 0.60 

250.00J 1.83 1,613 1.61 
1,950.000 14.30 12,581 12.59 

10.500.000 77.01 67,742 67.77 
18.170,910 133.27 117,232 117.28 

1,318.057 9.67 8,504 8.51 
1.535,3E15 11.26 9,906 9.91 

33,724,353 247.35 217,576 217.66 

6,093.804 44.69 39,315 39.33 
2 .549,000 18.70 16,445 16,45 
1,440.016 10.56 9,290 9.29 

2.367,703 17.37 15,276 15.28 
12,450,523 ' 91.32 80,326 80.36 

46,268,376 ' 339.35 29~506 298.63 

. = : ~~~,:~~::=~?E?( •• =:.=::=.:=::Is:9.~~. 
Pre Rna nee Profit 27,734,608 203.41 178,933 179.01 

Finance Cost 
APT Primary Equ- (2 Fee 249,849 1.83 1,612 1.61 

APT Co-Investm- (2 Fee 27,761 0.20 179 0.18 
Canst Loan Fees 410,110 3.01 2,646 2.65 
Canst Loan Interest 2,993.677 21.96 19,314 19.32 
Mortgage Fees 360,00J 2.79 2,~52 2.45 
Mortgage Interest 3,938.388 28.89 25,409 25,42 

Subtotal 7,999,785 ' 58.67 51,612 51.63 

Tota' Project Cost M,268,161' 398.02 350,117 350.26 

Pre Tax Profit 19,734,823 144.74 127,321 127.37 

A ARGUS' 
'" , orr.AII 

CERTIFIED 
AS( DewIoper 

I" 

Apartment Exit CAP 5.00% 
Sales Price 64,500,797 

o;sposal Fees 1,390,016 

Net Sales 63,110,781 
Returns 

Sale Profit 19,73~,823 

Build-Tc>-CAP 6. '1 3% ROC 

Yield to CAP Spread 1-'13% 
Development Margin 28.67% 
Profl: on Cost% 36.37% 
Prott on GDV% 30.60% 
Proft on NDV% 30.60% 
Development Yeld'io (on MRV 5.85% 
Equrvalent YIek:1% (NominaQ 5.00% 
Gross Initial Yie:Id% 5.18% 
Net Int el Yiek:i% 4.92% 
Jan-DO 0.00% 
Project lRR% (with Interest) 15 .66% 

Equty lRR% (wth 'nterest) 25 .10% 
Return on Eautv% 141.35% 

Contributions: Equity &. Debt $ 43,695,626 
Debt f Equity Ratio 68.23% f 31.77% 

Construciton Loan 
Constructbn Loan 29,815,113 
Constructon Loan 7.00% 1.25 pts. 
Loan Fees 410,110 
Interest 2,993,677 
Project Funded Loan Fees 0 
Project funded lnterest 

Interest and Fees 3,403,786 

Equity Contributions 13,880,513 100.0% 
APT Prinary Equity Partner 12,492,461 90.0% 
APT Co-Investment Capral 1,388,051 10.0% 

Mortgage 
Mortage 5.00% I pts. 
Mortgage Fees & Interest 4,318,388 

Mortgage Fees 380,000 

Mortgage Interest 3,938,388 

Mortgage Information 

Mortgage as % of Value 800/0 

Mortgage cap. Rate 6.00% 

Aroortizat bn (roonths) 360 

Add _s to Mortgage Arooun Yes 


Funded Amount 38,380,000 

Mortgage Interest 3,938,388 

Month~ PM Payments 206,032 


Total Pri1c~al Repayment 38,380,000 
0 

Total Project Revenue 74,002,984 
Total Cost 54,268,160 
Pre Tax Profit 19.734.823 

Investment & Financing Summary 
Tota' Equity &. Debt Contributions $ 43,695,626 

Conl rltlUtion 
'RR ~ OITo.aIJ 'II. 01 Tol.1 Prltt. re o 

PrOfit
Amount Coatrautlons Equity R.lurn 

Total Equity Contribution -13 81){1 513 25.1 0'% 31.8% 100.0% 
APT Prrnarv Eout Partner -12 492 461 20.88% 28.6% 90.0% 4 043 278 9 558581 
APT Co·Investment caDt al -1388 051 32.40% 3.2% 10.0% 449 253 2 483 424 

Developer 0 0.0% 0.0% 0 3 200 287 

Contribution r .. 01 Tol.' I Rep'~enl Int e r.St
Amount 

Total Debt Contributions -29815 1!3 
Construction Loan ·29815 113 1XI.2% 33 218900 3 403 786 

Aoartment Deveboment Motaaoel 38 380 000 

SCHEDUlE MONTllS 
TOIIilI Prelerred 

Mull ipl.
Return & Prollt Cbsng Oct-)4 

19 734 823 2.42 Desgn and Pe rmit )an-16 16 
!3 601 859 2.09 Construction Start Jan-16 

2 932 677 3.11 ConstructIon Complete 5ep-17 20 
3 200287 0.00 Move-in Prep Feb-16 

F.-s Leases Sep-17 

Stabizatbn Perod Ends 5ep-18 12 
Totl'Returned Hold Period Ends 

Aug-20 24 

Sale 5ep-20 
36622 686 



Civic Center Place Software: ARGUS Ver. 15.0.1.26 ARGUS 'M 
SOfTWARE 

39141 Civic Center Drive File: 39141 Civic Center Dr - Fremont - ARGUS 

Fremont, CA 94538 Property Type: Offce/lndustrial 

Portfolio: 

Date: 5/6/14 

Time: 23:47 

Ref#: SSP 

Page: 1 

Schedule Of Prospective Cash Flow 
In Inflated Dollars for the Fiscal Year Beginning 6/1/2014 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Yearl0 Year 11 

For the Years Ending May-2015 May-2016 May-2017 May-2018 May-2019 May-2020 May-2021 May-2022 May-2023 May-2024 May-2025 

Potential Gross Revenue 

Base Rental Revenue $3,008,191 $3,114,637 $3,274,070 $3,439,509 $3,547,340 $3,708,946 $3,913,258 $4,188,761 $4,322,523 $4,404,995 $4,472,850 

Absorption & Turnover Vacancy (24,618) (34,485) (23,258) (61,711) (61,218) (38,771) 

Scheduled Base Rental Revenue 3,008,191 3,114,637 3,249,452 3,405,024 3,524,082 3,647,235 3,852,040 4,188,761 4,322,523 4,366,224 4,472,850 

CPI & Other Adjustment Revenue 3,558 7,187 10,889 14,665 20,443 38,523 73,963 119,522 165,994 

Expense Reimbursement Revenue 

Property Tax 306,845 318,459 328,048 339,947 349,117 357,792 372,588 388,842 405,239 418,285 435,229 

Property & Earthquake Insuran 43,393 45,036 46,391 48,075 49,371 50,597 52,693 54,989 57,309 59,154 61,549 

PG&E 228,279 236,922 244,055 252,908 259,730 266,181 277,191 289,284 301,479 311,186 323,793 

Water & Sewer 5,196 5,394 5,557 5,758 5,914 6,061 6,308 6,584 6,863 7,084 7,372 
Utilities 3,510 3,645 3,753 3,891 3,996 4,093 4,264 4,451 4,636 4,786 4,980 

Maintenance & Repairs 20,232 20,997 21,627 22,413 23,016 23,589 24,565 25,636 26,718 27,578 28,695 

HVAC 33,354 34,621 35,660 36,953 37,952 38,893 40,503 42,270 44,050 45,467 47,312 

Elevator 5,170 5,367 5,527 5,729 5,883 6,028 6,277 6,552 6,830 7,050 7,333 

Janitorial 60,842 63,146 65,046 67,406 69,222 70,944 73,879 77,100 80,354 82,939 86,299 

Waste Disposal 12,377 12,845 13,232 13,711 14,080 14,432 15,030 15,683 16,344 16,871 17,552 

Landscaping 21,950 22,778 23,468 24,319 24,975 25,593 26,653 27,816 28,990 29,922 31,133 

Lot Sweeping 2,181 2,262 2,329 2,416 2,479 2,542 2,646 2,762 2,879 2,974 3,093 

Pest Control 1,203 1,248 1,286 1,332 1,369 1,402 1,461 1,525 1,591 1,642 1,707 

Fire & Safety 7,169 7,441 7,666 7,944 8,158 8,362 8,706 9,086 9,468 9,774 10,169 

Security 31,609 32,806 33,793 35,021 35,963 36,859 38,383 40,059 41,745 43,090 44,833 

State & Local Taxes 2,621 2,720 2,801 2,902 2,980 3,054 3,182 3,320 3,459 3,572 3,716 

Managment Fee 98,753 103,493 108,303 113,645 116,915 121,095 130,043 139,766 147,299 152,173 159,237 

Total Reimbursement Revenue 884,684 919,180 948,542 984,370 1,011,120 1,037,517 1,084,372 1,135,725 1,185,253 1,223,547 1,274,002 

Total Potential Gross Revenue 3,892,875 4,033,817 4,201,552 4,396,581 4,546,091 4,699,417 4,956,855 5,363,009 5,581,739 5,709,293 5,912,846 

General Vacancy (194,844) (201,691) (186,690) (187,068) (205,209) (176,345) (189,686) (268,150) (279,087) (248,632) (295,642) 

Collection Loss (30,082) (31,146) (32,495) (34,050) (35,241) (36,472) (38,520) (41,888) (43,225) (43,662) (44,729) 

Effective Gross Revenue 3,668,149 3,800,980 3,982,367 4,175,463 4,305,641 4,486,600 4,728,649 5,052,971 5,259,427 5,416,999 5,572,475 

c,••t.d with ... A R GUS TH 
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Operating Expenses 
Property Tax 
Property & Earthquake Insurane 

PG&E 
Water & Sewer 

Utilities 
Maintenance & Repairs 

HVAC 
Elevator 
Janitorial 
Waste Disposal 

Landscaping 

Lot Sweeping 
Pest Control 

Fire & Safety 

Security 
State & Local Taxes 
Managment Fee 

Capital Reserve 

Total Operating Expenses 

Net Operating Income 

Debt Service 

Interest Payments 
Pnnclpal Payments 

Total Debt Service 

Leasing & Capital Costs 

Tenant Improvements 

Leasing Commissions 

Total Leasing & Capital Costs 

Cash Flow After Debt Service 

But Before Taxes 

456,000 

64,487 
339,244 

7,724 

5,218 
30,064 

49,570 
7,684 

90,417 

18,392 

32,620 
3,240 

1,788 

10,655 
46,975 

3,893 

146,726 

27,470 

1,342,167 

2,325,982 

1,165,023 

381 ,139 

1,546,162 

$779,820 

469,680 
66,422 

349,421 

7,955 
5,374 

30,966 
51,057 

7,915 
93,130 

18,944 
33,598 

3,337 
1,842 

10,975 

48,384 
4,010 

152,039 

28,020 

1,383,069 

2,417,911 

1,146,520 

399,643 

1,546,163 

48,937 
61,376 

110,313 

$761,435 

483,770 
68,414 

359,904 
8,194 
5,536 

31,895 

52,588 
8,152 

95,924 

19,513 
34,606 

3,437 

1,897 
11,304 

49,836 
4,130 

159,295 

28,580 

1,426,975 

2,555,392 

1,127,118 

419,045 

1,546,163 

32,921 

60,171 

93,092 

$916,137 

498,284 
70,467 

370,701 

8,440 
5,702 

32 ,852 
54,166 

8,397 
98,801 

20,098 

35,644 
3,540 
1,954 

11,644 

51 ,331 
4,254 

167,019 

29,152 

1,472,446 

2,703,017 

1,106,774 

439,388 

1,546,162 

43,059 

84,288 

127,347 

$1 ,029,508 

513,232 
72,581 

381,822 
8,693 
5,873 

33,837 

55,791 
8,649 

101 ,765 
20,701 

36,714 
3,647 

2,012 
11,993 

52,871 
4,382 

172,226 

29,735 

1,516,524 

2,789,117 

1,085,443 

460,720 

1,546,163 

$1,242,954 

528,629 
74,758 

393,277 
8,954 
6,049 

34,852 
57,465 

8,908 

104,818 
21,322 

37,815 

3,756 
2,073 

12,353 
54,457 

4,513 
179,464 

30,329 

1,563,792 

2,922,808 

1,063,076 

483,087 

1,546,163 

181,354 

309,091 

490,445 

$886,200 

544,488 
77,001 

405,075 

9,223 
6,230 

35,898 

59,189 
9,175 

107,963 
21,962 

38,950 
3,869 

2,135 
12,723 

56,091 

4,648 
189,146 

30,936 

1,614,702 

3,113,947 

1,039,623 
506,540 

1,546,163 

215,708 

361,777 

577,485 

$990,299 

560,822 
79,311 

417,227 

9,499 
6,417 

36,975 

60,964 
9,450 

111,202 

22,620 
40,118 

3,985 
2,199 

13,105 
57,773 

4,788 

202,119 
31,555 

1,670,129 

3,382,842 

1,015,032 
531,131 

1,546,163 

249,814 

387,157 

636,971 

$1,199,708 

577,647 
81,690 

429,744 
9,784 
6,610 

38,064 

62,793 
9,734 

114,538 

23,299 
41,322 

4,104 

2,265 
13,498 

59,507 
4,932 

210,377 
32,186 

1,722,114 

3,537,313 

989,246 
556,916 

1,546 ,162 

$1 ,991 ,151 

594,977 
84,141 

442,636 
10,078 
6,808 

39,227 
64,677 

10,026 
117 ,974 

23,998 
42,561 

4,227 
2,333 

13,903 
61,292 

5,079 

216,680 
32 ,829 

612,826 
86,665 

455,916 
10,380 

7,012 
40,404 
66,617 

10,327 
121,513 

24,718 
43,838 

4,354 

2,403 

14,320 
63,130 

5,232 

222,899 
33,486 

1,773,446 1,826,040 

3,643,553 3,746,435 

962,209 

583,953 

1,546,162 

45,659 

94,765 

140,424 

$1 ,956,967 $3,746,435 
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Civic Center Place Software: ARGUS VeL 15.0.1 .26 ARGUS '· 
SOfTWARE. 39141 Civic Center Drive File: 39141 C'v'c Center Dr - Fremont - ARGUS 

Fremont, CA 94538 Property Type: Office/Industrial 

Portfolio : 

Date: 5/6/14 

Time: 23:47 

Ref#: SSP 

Schedule Of Expense Reimbursement Revenue 
Page: 2 

Fiscal Year Reimbursable Operating Expenses Adjusted for Actual Occupancy 

For the Years Ending 
Year 1 

May-2015 

Year 2 

May-2016 

Year 3 
May-2017 

Year 4 
May-2018 

Year 5 

May-2019 

Year 6 
May-2020 

Year 7 

May-2021 

Year 8 

May-2022 
Year 9 

May-2023 
Year 10 

May-2024 
Year 11 

May-2025 

Reimbursable Expenses 

Property Tax 
Property & Earthquake Insuranc 

PG&E 

Water & Sewer 
Utilities 

Maintenance & Repairs 
HVAC 

Elevator 

Janitorial 
Waste Disposal 

Landscaping 
Lot Sweeping 

Pesl Control 
Fire & Salety 

Secunty 

Stale & Local Taxes 
Managment Fee 

$456 ,000 

64.487 
339,244 

7,724 
5,218 

30,064 

49,570 

7,664 

90.417 
18,392 

32,620 
3,240 
1,788 

10,655 

46,975 
3,893 

146,724 

$469,680 

66,422 
349,421 

7.955 

5.374 
30.966 

51,057 
7,915 

93,130 
18,944 

33,598 

3.337 
1.842 

10.975 
48,384 

4,010 

152,037 

$483.770 

68,414 
359.904 

8.194 
5.536 

31 ,895 

52,588 

8.152 

95.924 
19,513 

34,606 

3,437 
1,897 

11,304 
49,836 

4.130 
159.292 

$498,284 

70,467 

370.701 

8.440 
5.702 

32.852 
54,166 

8,397 

98,801 
20,098 
35,644 

3.540 

1.954 
11.644 

51,331 
4,254 

167,015 

$513,232 

72.581 

381.822 
8.693 

5.873 
33 .837 

55,791 
8,649 

101,765 
20,701 

36,714 

3.647 

2.012 
11.993 
52,871 

4,382 
172,223 

$528 ,629 

74.758 
393.277 

8.954 
6 .049 

34.852 
57,465 

8,908 

104,818 

21.322 

37.815 
3,756 
2,073 

12,353 

54,457 
4,513 

179,461 

$544,488 

77.001 

405.075 

9.223 
6.230 

35.898 
59.189 

9,175 
107,963 

21,962 
38,950 

3,869 

2,135 

12.723 
56.091 

4.648 
189.142 

$560,822 

79.311 

417 ,2 27 
9,499 
6,417 

36.975 
60,964 

9,450 

111,202 

22,620 
40,118 

3.985 

2.199 
13,105 
57,773 

4,788 

202,115 

$577,647 

81,690 
429.744 

9.784 

6.610 
38.084 
62 ,793 

9,734 

114,538 
23,299 

41,322 
4,104 

2.265 

13,498 

59.507 
4.932 

210,373 

$594,977 

84,141 

442.636 

10,078 
6.808 

39.227 

64.677 
10,026 

117,974 

23,998 

42,561 

4.227 
2.333 

13.903 
61,292 

5,079 
216,676 

$612,826 

86.665 
455.916 

10.380 
7.012 

40,404 
66,617 

10,327 

121,513 
24,718 

43,838 
4,354 

2,403 

14.320 
63.130 

5.232 
222,894 

T olal Reimbursable Expenses $1 ,314,695 $1.355.047 $1.398.392 $1.443.290 $1.486.786 $1.533.460 $1.583.762 $1 .638.570 $1 .689.924 $1,740.613 $1,792,549 

Calendar Year Reimbursable Operating Expenses used for Reimbursement Calculations 

For the Years Ending De0-2014 Dec-2015 De0-2016 Dec-2017 De0-2018 Dec-2019 Dec-2020 Dec-2021 Oe0-2022 De0-2023 De0-2024 

Reimbursable Expenses 

Property Tax 

Property & Earthquake Insuranc 
PG&E 

Water & Sewer 
Utilities 
Maintenance & Repairs 

HVAC 

Elevator 
Janitorial 
Waste Disposal 
Landscaping 

Lot Sweeping 
Pest Control 
Fire & Safety 
Security 

State & Local Taxes 
Managment Fee 

Total Reimbursable Expenses 

$450.466 

63.704 

335.127 
7.630 
5,154 

29.699 

48.968 
7.591 

89.320 
18.169 

32.224 
3.201 

1.766 
10,526 
46,405 

3,846 
144,559 

$1,298,355 

$463,980 

65,616 

345,181 

7,859 
5,309 

30,590 

50,437 

7.819 
92.000 

18.714 
33.190 

3,297 
1,819 

10,842 
47,797 

3,961 

149,913 

$1,338.324 

$477 ,899 

67.584 
355.536 

8.095 
5,468 

31.508 
51.950 

8.053 
94,760 

19.276 
34 .186 

3,396 
1,874 

11,167 
49,231 

4,080 
156.519 

$1,380,582 

$492,236 
69,612 

366,202 

8,337 

5,632 

32,453 
53,509 

8.295 
97.602 

19.854 
35.212 

3,497 
1,930 

11,502 

50,708 
4,202 

164,253 

$1,425.036 

$507,003 
71,700 

377,188 

8,588 

5,801 
33,427 
55,114 

8.544 

100,530 
20,450 

36.268 
3,602 
1,988 

11,847 

52,229 
4,328 

169,915 

$1.468,522 

$522,214 

73,851 
388,504 

8,845 

5,975 
34,429 

56,767 

8.800 
103.546 

21.063 
37 .356 

3.710 
2,048 

12,203 

53,796 
4,458 

174,699 

$1,512.264 

$537,880 

76,066 

400,159 
9.111 

6.155 

35,462 
58,470 

9,064 
106,653 

21,695 
38,477 

3.822 

2.109 
12,569 
55,410 
4,592 

184,883 

$1,562,577 

$554.016 

78,348 
412.164 

9.384 

6.339 

36.526 
60.224 

9.336 
109,852 
22,346 

39.631 
3.936 
2,172 

12.946 
57,072 

4,730 
197,302 

$1,616,324 

$570,637 

80,699 
424,529 

9,665 

6.530 
37.622 

62,031 
9.616 

113.148 
23,016 

40.820 
4.055 
2,237 

13.334 
58,784 
4,872 

207,649 

$1.669,244 

$587.756 

83.120 
437.265 

9,955 

6.725 
38,751 

63.892 
9,904 

116,542 

23.707 

42 .045 
4.176 
2.305 

13.734 
60,548 

5.018 
213.330 

$605.389 

85.613 
450.383 

10,254 

6,927 

39.913 
65,809 
10,201 

120,039 
24,418 

43,306 

4.301 
2,374 

14,146 
62,364 

5,168 

220,938 
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Resulting Fiscal Year Property Expense Reimbursement I 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Yearl0 Year 11 
For the Years Ending May-2015 May-2016 May-2017 May-2018 May-2019 May-2020 May-2021 May-2022 May-2023 May-2024 May-2025 

Expense Reimbursements 

Property Tax $306,845 $318.459 $328,048 $339,947 $349,117 $357,792 $372 ,588 $388,642 $405,239 $418,285 $435,229 
Property & Earthquake Insurane 43,393 45,036 46,391 48,075 49,371 50,597 52,693 54 ,989 57,309 59,154 61,549 
PG&E 228,279 236,922 244,055 252,908 259,730 266,181 277,191 289,284 301 ,479 311 ,186 323.793 
Water & Sewer 5 ,196 5,394 5,557 5,758 5,91 4 6 ,061 6,308 6,584 6,863 7,084 7,372 
Utilities 3,510 3 ,645 3,753 3,891 3,996 4 ,093 4,264 4,451 4,636 4 ,786 4 ,980 
Maintenance & Repairs 20,232 20,997 21 ,627 22,413 23,016 23,589 24 ,565 25 ,636 26,718 27 ,578 28 ,695 
HVAC 33,354 34,621 35,660 36,953 37,952 38,893 40,503 42,270 44 ,050 45.467 47 ,312 
Elevator 5,170 5,367 5,527 5,729 5,883 6,028 6,277 6,552 6,830 7,050 7,333 
Janitorial 60,842 63,146 65,046 67.406 69,222 70,944 73,879 77,100 80,354 82,939 86,299 
Waste Disposal 12,377 12,845 13,232 13,711 14,080 14.432 15,030 15,683 16,344 16,871 17,552 
Landscaping 21,950 22,778 23,468 24,319 24,975 25,593 26,653 27,816 28,990 29,922 31,133 
Lot Sweeping 2,181 2,262 2,329 2,416 2,479 2,542 2,646 2,762 2,879 2,974 3,093 
Pest Control 1,203 1,248 1,286 1,332 1,369 1,402 1,461 1,525 1,591 1,642 1,707 
Fire & Safety 7,169 7,441 7,666 7,944 8,158 8,362 8,706 9,086 9,468 9,774 10,169 
Security 31,609 32,806 33,793 35,021 35,963 36,859 38,383 40,059 41,745 43,090 44,833 
State & Local Taxes 2,621 2,720 2,801 2,902 2,980 3,054 3,182 3,320 3,459 3,572 3,716 
Managment Fee 98,753 103,493 108,303 113,645 116,915 121 ,095 130,043 139,766 147,299 152,173 159,237 

Total Expense Reimbursemenl $884,684 $919,180 $948,542 $984,370 $1,011 ,120 $1,037,517 $1 ,084,372 $1,135,725 $1,185,253 $1,223,547 $1,274,002 

Percentage of Reimbursable Expenses Collected as Expense Reimbursement 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 
For the Years Ending May-2015 May-201 6 May-2017 May-2018 May-2019 May-2020 May-2021 May-2022 May-2023 May-2024 May-2025 

Expense Reimbursements 

Property Tax 67.29% 67.80% 67.81% 68.22% 68.02% 67 .68% 68.43% 69.33% 70.15% 70.30% 71.02% 
Property & Earthquake Insurane 67.29% 67 .80% 67 .81% 68.22% 68.02% 67.68% 68.43% 69.33% 70.15% 70 .30% 71.02% 
PG&E 67.29% 67.80% 67 .81% 68.22% 68.02% 67 .68% 68.43% 69.33% 70.15% 70,30% 71.02% 
Water & Sewer 67.27% 67.81% 67.82% 68.22% 68.03% 67.69% 68.39% 69.31% 70.15% 70 .29% 71.02% 
Utilities 67.27% 67.83% 67 .79% 68.24% 68.04% 67 .66% 68.44% 69.36% 70.14% 70.30% 71.02% 
Maintenance & Repairs 67.30% 67.81% 67.81% 68.22% 68.02% 67.68% 68.43% 69.33% 70.16% 70 .30% 71.02% 
HVAC 67.29% 67.81% 67 .81% 68.22% 68.03% 67.68% 68.43% 69.34% 70.15% 70 .30% 71.02% 
Elevator 67.28% 67.81% 67.80% 68.23% 68.02% 67 .67% 68.41% 69.33% 70.17% 70 .32% 71.01% 
Janitorial 67.29% 67.80% 67 .81% 68.22% 68.02% 67.68% 68.43% 69.33% 70.15% 70 .30% 71.02% 
Waste Disposal 67 .30% 67.81% 67 .81% 68.22% 68.02% 67.69% 68.44% 69.33% 70.15% 70 ,30% 71.01% 
Landscaping 67.29% 67.80% 67.81% 68.23% 68.03% 67.68% 68.43% 69.34% 70.16% 70 .30% 71.02% 
Lot Sweeping 67.31% 67.79% 67 .76% 68.25% 67 .97% 67 .68% 68.39% 69.31% 70.15% 70 .36% 71.04% 
Pest Control 67.28% 67.75% 67.79% 68.17% 68.04% 67 .63% 68.43% 69.35% 70.24% 70 .38% 71.04% 
Fire & Safety 67.28% 67.80% 67.82% 68.22% 68.02% 67.69% 68.43% 69.33% 70.14% 70 .30% 71.01% 
Security 67.29% 67.80% 67.81% 68.23% 68.02% 67.68% 68.43% 69.34% 70.15% 70 .30% 71.02% 
State & Local Taxes 67.33% 67_83% 67.82% 68.22% 68.01% 67.67% 68.46% 69.34% 70.13% 70 .33% 71.02% 
Managment Fee 67.31% 68.07% 67.99% 68.04% 67.89% 67 .48% 68.75% 69.15% 70.02% 70.23% 71.44% 

Total Expense Rei mbursement 67.29% 67 .83% 67.83% 68.20% 68.01 % 67 ,66% 68.47% 69.31% 70.14% 70.29% 71 .07% 
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SOf T WARE 

Civic Center Place Software: ARGUS Ver. 15.0.1.26 

39141 Civic Center Drive File: 39141 Civic Center Dr - Fremont - ARGUS 

Fremont, CA 94538 

Individual Loan & Debt Service Summary 
Loan number 1 -1st Note - New Debt 

Property Type: Office/Industrial 

Portfolio: 

Date: 5/6/14 

Time: 23:47 

Ref#: BBP 

Page: 3 

For the Years Ending 

Year 1 
May-2015 

Year 2 

May-2016 

Year 3 

May-2017 

Year 4 

May-2018 

Year 5 

May-2019 

Year 6 

May-2020 
Year 7 

May-2021 

Year 8 

May-2022 

Year 9 
May-2023 

Year 10 

May-2024 

Minimum Debt Service 

Interest Payments 

Principal Payments 

$1,165,023 

381,139 

$1,146,520 

399,643 

$1,127,118 

419,045 

$1,106,774 

439,388 

$1,085,443 

460,720 

$1,063,076 

483 .087 

$1,039,623 

506,540 

$1,015,032 

531,131 

$989,246 

556,916 

$962,209 

583,953 

Total Minimum Debt Service 1,546,162 1,546,163 1,546 ,163 1,546,162 1,546,163 1,546,163 1,546,163 1,546,163 1,546,162 1,546,162 

Reductions & Retirement 

Principal Balloon or Call 19,938,437 

Total Reductions & Retirement 19,938,437 

Total Cash Flow Paid To Lender $1,546,162 $1 ,546,163 $1,546.163 $1 ,546,162 $1 ,546,163 $1,546,163 $1,546,163 $1,546,163 $1,546,162 $21,484 ,599 

Principal Balance Summary 

Beginning Principal Balance 

Periodic Principal Reductions 

Principal Balloon Payments 

$24,699,999 

(381,139) 

$24,318,860 

(399,643) 

$23,919,218 

(419,045) 

$23,500,173 

(439,388) 

$23,060,784 

(460,720) 

$22,600,065 

(483,087) 

$22,116,978 

(506,540) 

$21,610,438 

(531,131) 

$21,079,306 

(556.916) 

$20,522,390 

(583,953) 

(19,938,437) 

Ending Principal Balance $24,318,860 $23,919,217 $23,500,173 $23,060,785 $22,600,064 $22,116.978 $21,610,438 $21,079,307 $20,522,390 

I nterest Rates 

Interest Rate on Principal 4 .75% 4.75% 4.75% 4.75% 4.75% 4.75% 4.75% 4.75% 4.75% 4.75% 

Cash Flow Coverage Ratios 

Cash to Total Interest Charged 

Cash to Minimum Debt Service 

199.65% 

150.44% 
210.89% 
156.38% 

226.72% 

165.27% 

244.22% 

174.82% 

256.96% 

180.39% 
274 .94% 

189.04% 

299.53% 

201.40% 

333.27% 

218.79% 

357.58% 

228.78% 

378.67% 

235.65% 

Loan To Value Ratios 

Loan to Purchase Price 

Loan to Capitalized Value 

Loan to Present Value 

65.00% 

69.02% 
64 .34% 

64.00% 

65.38% 

63.35% 

62.95% 

60.84% 

62.30% 

61.84% 
56.51 % 

61.21% 

60.69% 

53.74% 

60.07% 

59.47% 

50.26% 

58.87% 

58.20% 

46.17% 
57.61% 

56.87% 

41.52% 

56.29% 

55.47% 
38.73% 

54 .91% 

54.01% 

36.61% 
53.46% 

Lenders Yields (IRR) 

Base Yield to Maturity 4.75% 
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SOFTWARE 

Civic Center Place Software: ARGUS Ver 15.0.1.26 

39141 Civic Center Drive File: 39141 CiVIC Center Dr - Fremont - ARGUS 

Fremont, CA 94538 

Schedule Of Sources & Uses Of Capital 
Equity is Based on Property Value, Leverage and Operating Requirements 

Property Type: Office/Industrial 

Portfolio: 

Date: 5/6/14 

Time: 23:47 

Ref# : BBP 

Page: 4 

For the Years Ending 
Year 1 

May-2015 

Year 2 

May-2016 

Year 3 

May-2017 

Year 4 

May-2018 

Year 5 

May-2019 

Year 6 

May-2020 
Year 7 

May-2021 

Year 8 

May-2022 

Year 9 
May-2023 

Year 10 

May-2024 

Sources Of Capital 

Net Operating Gains 

Debt Funding Proceeds 

Initial Equity Contribution 

Net Proceeds from Sale 

$2,325,982 

24,700,000 

13,300,000 

$2,417,911 $2,555,392 $2,703,017 $2,789,117 $2,922,808 $3,113,947 $3,382,842 $3,537,313 $3,643,553 

57,637,462 

Total Sources Of Capital $40,325,982 $2,417,911 $2,555,392 $2,703,017 $2,789,117 $2,922,808 $3,113,947 $3,382,842 $3,537,313 $61,281,015 

Uses Of Capita l 

Property Purchase Price 

Total Debt Service 

Tenant Improvements 

Leasing Commissions 

Retirement & Penalties 

$38,000,000 

1,546,162 1,546,163 

48,937 

61,376 

1,546,163 

32,921 

60,171 

1,546,162 

43,059 

84,288 

1,546,163 1,546,163 

181,354 

309,091 

1,546,163 

215,708 

361,777 

1,546,163 

249,814 
387,157 

1,546,162 1,546,162 

45,659 

94,765 

19,938,437 

Defined Uses Of Capital 39,546,162 1,656,476 1,639,255 1,673,509 1,546,163 2,036,608 2,123,648 2,183,134 1,546,162 21,625,023 

Cash Flow Distributions 779,820 761,435 916,137 1,029,508 1,242,954 886,200 990,299 1,199,708 1,991,151 39,655,992 

Total Uses Of Capital $40,325,982 $2,417,911 $2,555,392 $2,703,017 $2,789,117 $2,922,808 $3,113,947 $3,382,842 $3,537,313 $61,281,015 

Unleveraged Cash On Cash Return 

Cash to Purchase Price 

NOI to Book Value 

Cash to Purchase Price & Costs 

6.12% 

6.12% 

6.12% 

6.07% 

6.34% 

6.07% 

6.48% 

6 .69% 

6.48% 

6.78% 

7.05% 
6.78% 

7.34% 

7.28% 
7.34% 

6.40% 

7.53% 

6.40% 

6.67% 

7.90% 

6.67% 

7.23% 

8.45% 

7.23% 

9.31% 

8.84% 

9.31% 

9.22% 

9.07% 

9.22% 

Leveraged Cash On Cash Return 
Cash to Initial Equity 5.86% 5.73% 6.89% 7.74% 9.35% 6.66% 7.45% 9.02% 14.97% 14.71% 

Unleveraged Annual IRR 

Leveraged Annual IRR 

10.14% 
16.29% 
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Direct Capitalization Value Summary 

In Inflated Dollars for the Fiscal Year Beginning 6/1/2014 


Civic Center Place 
39141 Civic Center Dril 

Fremont, CA 94538 

Software: ARGUS VeL 15.0.1.26 
File: 39141 Civic Center Dr - Fremont - ARGUS 

Property Type: Office/Industrial 

Portfolio: 
Date: 5/6/14 
Time 23:47 

Ref#: BBP 
Page: 6 

F or the Months 

Potential Gross Revenue 

Base Rental Revenue 
Absorption & Turnover Vacancy 

Scheduled Base Rental Revenue 
CPI & Other Adjustment Revenue 

Expense Reimbursement Revenue 
Property Tax 
Property & Earthquake I nsuran 
PG&E 
Water & Sewer 

Utilities 
Maintenance & Repairs 

HVAC 
Elevator 
Janitorial 
Waste Disposal 
Landscaping 

Lot Sweeping 
Pest Control 
Fire & Safety 

Security 
State & Local Taxes 
Managment Fee 

Total Reimbursement Revenue 

Total Potential Gross Revenue 

General Vacancy 
Collection Loss 

Effective Gross Revenue 

Operating Expenses 

Property Tax 
Property & Earthquake I nsuranc 

PG&E 
Water & Sewer 
Utilities 
Maintenance & Repairs 
HVAC 
Elevator 
Janitorial 
Waste Disposal 

Landscaping 
Lot Sweeping 
Pest Control 
Fire & Safety 
Security 
State & Local Taxes 

Managment Fee 
Capital Reserve 

Total Operating Expenses 

Net Operating Income 

1-12 

Total 

$3,008,191 

3,008,191 

306,845 
43,393 

228,279 

5,196 
3,510 

20,232 

33,354 
5,170 

60,842 
12,377 

21 ,950 
2,181 
1,203 

7,169 
31,609 

2,621 
98,753 

884,684 

3,892,875 
(194,644) 

(30,082) 

3,668,149 

456,000 
64,487 

339,244 
7,724 
5,218 

30,064 
49,570 

7,684 
90,417 
18,392 

32,620 
3,240 
1,788 

10,655 
46,975 

3,893 

146,726 
27,470 

1,342,167 

2,325,982 

Capitalization Rate 6.15% 

Capitalized Value $37,820,846 Cru..dwoth .... A R GUS 
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Civic Center Place RGUS Ver. 15.0.1.26 
39141 Civic Center Drilr - Fremont - ARGUS 

Fremont. CA 94538 rype: Office/Industrial 
Portfolio: 

Date: 5/6/14 

Time: 23:47 
Ref#: SSP 

Page: 7 

Prospective Present Value 

Cash Flow Before Debt Service plus Property Resale 


Discounted Annually (Endpoint on Cash Flow & Resale) over a 10-Year Period 


For the 
Analysis Year 

Period Ending 

Year 1 May-2015 


Year 2 May-2016 


Year 3 May-2017 


Year 4 May-2018 


Year 5 May-2019 

Year 6 May-2020 


Year 7 May-2021 


Year 8 May-2022 


Year 9 May-2023 


Year 10 May-2024 


Total Cash Flow 
Property Resale @ 6.50% Cap 

Total Property Present Value 

Rounded to Thousands 

Per SqFt 

Percentage Value Distribution 

Assured Income 

Prospective Income 

Prospective Property Resale 


PVof 
Annual Cash Flow 

Cash Flow @ 10.00% 

$2.325,982 $2,114,529 
2,307,598 1,907,106 
2,462,300 1,849,962 
2,575,670 1,759,218 
2,789,117 1,731 ,822 
2,432,363 1,373,005 
2,536,462 1,301 ,606 
2,745,871 1,280,969 
3,537,313 1,500,166 
3,503,129 1,350 ,608 

27,215,805 16,168,991 
57,637,462 22,221.737 

$38,390,728 

$38,391,000 

349.38 

14.28% 
27.84% 

57.88% 

100.00% 
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Civic Center Place Software: ARGUS Ver. 15.0.1.26 
SOFTWARE 

39141 Civic Center Drive File: 39141 Civic Center Dr - Fremont - ARGUS 

Fremont, CA 94538 Property Type: Office/Industrial 

Portfolio: 

Date: 5/6/14 

Time: 23:47 

Ref#: BBP 

Page: 5 

Prospective Property Resale 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 

For the Years Ending May-2015 May-2016 May-2017 May-2018 May-2019 May-2020 May-2021 May-2022 May-2023 May-2024 

Resale Amount 

Gross Proceeds from Sale $37,198,631 $39,313,723 $41,584,877 $42,909,492 $44,966,277 $47,906,877 $52,043,723 $54,420,200 $56,054,662 $57,637,462 

Net Proceeds From Sale 37,198,631 39,313,723 41,584,877 42,909,492 44,966,277 47,906,877 52,043,723 54,420,200 56,054,662 57,637,462 

Outstanding Debt Retirement 

Total Principal Balances (24,318,860) (23,919,217) (23,500,173) (23,060,785) (22,600,064) (22,116,978) (21,610,438) (21,079,307) (20,522.390) (19,938,437) 

Net Resale Proceeds After Debt $12,879,771 $15,394,506 $18,084,704 $19,848.707 $22,366,213 $25,789,899 $30,433,285 $33,340,893 $35.532,272 $37,699,025 

Unleveraged Annual IRR 4.01% 7.76% 9.09% 9.16% 9.53% 9.88% 10.36% 10.30% 10.23% 10.14% 

Leveraged Annual IRR 2.70% 13.19% 16.34% 16.13% 16.63% 17.02% 17.61% 17.16% 16.72% 16.29% 
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