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From: Douglas Larson 
Sent: Thursday, June 25, 2015 4:14 PM 
To: Tina Schultheis 
Subject: FW: 40 Wall 
Attachments: 40 Wall Street Appraisal.pdf 

The final appraisal was delivered to the client. Please send the invoice and book. 

Files are copied in the directory. 

Typical splits. 

Screens filled out and files in the drive. 

Nardella Reviewed 

There were Zenta charges: 

C&W File ID: 15-12002-901518 

From: 
Sent: 
To: 

nithyanandam.manohar@accenture.com 
Thursday, May 28, 2015 10:59 AM 
Douglas Larson 

Cc: 

Subject: 

Michael Papagianopoulos; Kurt Clauss; 
Cushmanwakefield@accenture.com; Tina Schultheis; Sid Sohan; Gerry Asprer 

40 Wall Street - Delivery Notification 
Attachments: 

Follow Up Flag: 
Flag Status: 

Hello Doug, 

40 Wall Street.zip 

Follow up 
Flagged 

Please find attached the zip folder containing the Argus and Excel Schedule for '40 Wall 
Street'. 
Assignment Fee: $1,875.00 (Argus - $1,725.00 (115*$15/T) + Excel - $150.00) 
Job#: NAV 
File#: NAV 

Please let us know if you have any questions. 

Regards, 
Nithyanandam 
Accenture, 
3rd Floor, Block - B, TECCI Park 
#173, Old Mahabalipuram Road, Chennai 

PX-118 
Index No. 452564/2022 (AFE) 

CONFIDENTIAL C& W _ 0009315 
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US Toll Free: 1-887-936-8283 x 33129 I nithyanandam.manohar@accenture.com 

From: 
Sent: 
To: 

karthi.selvaraj@accenture.com 
Friday, June 05, 2015 11:39 AM 
Douglas Larson 

Cc: 

Subject: 

Michael Papagianopoulos; Kurt Clauss; 
Cushmanwakefield@accenture.com; Tina Schultheis; Sid Sohan; Gerry Asprer 

40 Wall Street - Delivery Notification 
Attachments: 

Hello Doug, 

Good Morning! 

15-40 Wall Street.zip 

Please find attached the zip file containing the Updated Argus, Excel Schedule, Lease Abstract and Lease 
Summary for '40 Wall Street'. 

The difference in value is due to the tenant 'Balducci's Holding LLC' contract rent. Tenant is paying base 
rent of $70.00/SF which is lesser than Market Rent of $200.00/SF. 

Assignment Fee: $300.00 (Lease Summary - $150.00 + Lease Abstract - $150.00) 

Job#: NAV 

File#: NAV 

Please let us know if you have any questions. 

Regards, 
Karthi Selvaraj 
Accenture, 
Tecci Park, Block B - STPI 
Sholinganallur, Chennai 
P: 1-877-936-8283 x 33129 I karthi.selvaraj@accenture.com 

From: 
Sent: 
To: 

nithyanandam.manohar@accenture.com 
Friday, June 12, 2015 12:05 PM 
Douglas Larson 

Cc: 

Subject: 

Michael Papagianopoulos; Kurt Clauss; 
Cushmanwakefield@accenture.com; Tina Schultheis; Sid Sohan; Gerry Asprer 

RE: 40 Wall Street Dark Value 
Attachments: 15-40 Wall Street.zip 

Hello Doug, 

Please find attached the updated files for '40 Wall Street'. 

We have updated the files per your instructions in the below mail. 

CONFIDENTIAL C& W _ 0009316 
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Assignment Fee: $150.00 (Go Dark Scenario) 

Job#: NAV 

File#: NAV 

Please let us know if you have any questions. 

Regards, 
Nithyanandam 
Accenture, 
3rd Floor, Block - B, TECCI Park 
#173, Old Mahabalipuram Road, Chennai 
US Toll Free: 1-887-936-8283 x 33129 JnJt.hyanandam.manohar@accenture.com 

Driven! C&W's 2011/2012 Annual Review: now available online 

From: Kurt Clauss 
Sent: Thursday, June 25, 2015 10:59 AM 
To: Craig Robertson 
Cc: Michael Papagianopoulos; Michael Malinowski; Douglas Larson 
Subject: RE: 40 Wall 

Craig, 

Please find the finalized report and argus attached. 

Thank you. 

Kurt A. Clauss 
Associate Appraiser- New York, NY 
Valuation & Advisory 

T +1 (212)7136711 
F +1 (212) 729 2509 
ku rt clauss@cushwake.com 

Cushman & Wakefield Inc. 
1290 Avenue of the Americas, 9th floor, New York, NY 10104, USA 

Driven! C&W's 2011/2012 Annual Review: now available online 

From: Craig Robertson [ ma i Ito: Craig. Robertson@ladderca pita I .com] 
Sent: Wednesday, June 24, 2015 1:21 PM 
To: Douglas Larson 

CONFIDENTIAL C& W _ 0009317 
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Cc: Michael Papagianopoulos; Kurt Clauss; Michael Malinowski 
Subject: RE: 40 Wall 

18,500 SF 

15 year term; 2x five (5) year renewal options @ FMV 

15 months free rent 

Base Rent of $1.4mm, increasing per the attached schedule. 

Taxes over a base year, 1.601% pro rata share 

Let me know what else you need. Same rent as BAlducci's, just doesn't appear to include basement in 
RSF. 

From: Douglas Larson [mai,lto:.Douqlas .. Larson@cushwake.com] 
Sent: Wednesday, June 24, 2015 12:20 PM 
To: Craig Robertson 
Cc: Michael Papagianopoulos; Kurt Clauss; Michael Malinowski 
Subject: RE: 40 Wall 

Do you also have a summary of the lease terms. 

Thanks 

Douglas H. Larson 

Executive Director 

Valuation & Advisory 

T +1 (212) 841 5051 

M +1 (917) 365 0054 

F +1 (212) 479 1838 

douglas.larson@cushwake.com view my online profile 

Cushman & Wakefield [nc. 

1290 Avenue of the Americas, Suite 900, New York, NY 10104, USA 

CONFIDENTIAL C& W _ 0009318 
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Driven! C&W' s 2011 /2012 Annual Review: now available on line 

From: Craig Robertson [mailto:Craig.Robertson@laddercapital.com] 

Sent: Wednesday, June 24, 2015 12:11 PM 

To: Douglas Larson 

Cc: Michael Papagianopoulos; Kurt Clauss; Michael Malinowski 

Subject: RE: 40 Wall 

From: Douglas Larson [mailto:Douglas.Larson@cushwake.com] 

Sent: Wednesday, June 24, 2015 11 :32 AM 

To: Craig Robertson 

Cc: Michael Papagianopoulos; Kurt Clauss; Michael Malinowski 

Subject: FW: 40 Wall 

Thanks, Doug 

Douglas H. Larson 

Executive Director 

Valuation & Advisory 

T +1 (212) 841 5051 

M +1 (917) 365 0054 

F +1 (212) 479 1838 

douglas.larson@cushwake.com view my online profile 

Cushman & Wakefield [nc. 

1290 Avenue of the Americas, Suite 900, New York, NY 10104, USA 

CONFIDENTIAL C& W _ 0009319 
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Driven! C&W' s 2011 /2012 Annual Review: now available on line 

From: Craig Robertson [mailto:Craig.Robertson@laddercapital.com] 

Sent: Wednesday, June 24, 2015 11 :24 AM 

To: Douglas Larson; Kurt Clauss 

Subject: 40 Wall 

Attached: 

1. Operating Statements 

2. Budget (NOTE [NCREASE [N BUDGETED UT[UTY RE[MBURSEMENT, 

SPEC[F[CALL Y ELECTR[C) 

3. Supporting expense categorizations historically. 

4. Spread financials 

5. Expense categorizations historically 

BALDUCC[' s LO[ to follow shortly. 

Thanks, 

Craig 

Craig Robertson 

Ladder Capital 

345 Park Avenue - 8th Floor 

New York, NY 10154 

212-715-3142 Phone 

202-379-6576 Mobile 

craig.robertson@laddercapital.com 

CONFIDENTIAL C& W _ 0009320 
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The contents of this communication, including any attachments, are for your information only 

and are not an offer to sell to any person, or a solicitation from any person of any offer to 

buy, any securities or an offer of investment advisory services. Such information may be 

confidential and is solely for the use of the intended recipient(s). [f you are not the intended 

recipient(s), please notify the sender and delete and destroy all copies immediately. Ladder 

Capital Corp and its affiliates do not accept any responsibility to update any opinions or 

other information contained in this communication. 

The information contained in this communication is confidential, may be privileged and is 

intended for the exclusive use of the above named addressee(s). [f you are not the intended 

recipient(s), you are expressly prohibited from copying, distributing, disseminating, or in any 

other way using any information contained within this communication. [f you have received 

this communication in error please contact the sender by telephone or by response via mail. 

We have taken precautions to minimize the risk of transmitting software viruses, but we 

advise you to carry out your own virus checks on any attachment to this message. We 

cannot accept liability for any loss or damage caused by software viruses. 

The contents of this communication, including any attachments, are for your information only 

and are not an offer to sell to any person, or a solicitation from any person of any offer to 

buy, any securities or an offer of investment advisory services. Such information may be 

confidential and is solely for the use of the intended recipient(s). [f you are not the intended 

recipient(s), please notify the sender and delete and destroy all copies immediately. Ladder 

Capital Corp and its affiliates do not accept any responsibility to update any opinions or 

other information contained in this communication. 

The contents of this communication, including any attachments, are for your information only and are not an offer to sell to any person, or a 
solicitation from any person of any offer to buy, any securities or an offer of investment advisory services, Such information may be 
confidential and is solely for the use of the intended recipient(s), If you are not the intended recipient(s), please notify the sender and delete 
and destroy all copies immediately, Ladder Capital Corp and its affiliates do not accept any responsibility to update any opinions or other 
information contained in this communication. 

CONFIDENTIAL C& W _ 0009321 
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CONFIDENTIAL 

■ advisory 

APPRAISAL OF REAL PROPERTY 

40 Wall Street 

Between Williams and Nassau Streets 

New York, New York County, NY 10006 

IN AN APPRAISAL REPORT 

As of June 1, 2015 

Prepared For: 

Ladder Capital Finance LLC 

345 Park Avenue, 8th Floor 

New York, New York 10154 

Prepared By: 

Cushman & Wakefield, Inc. 

Valuation & Advisory 

1290 Avenue of the Americas 

New York, NY 10104 

C&W File ID: 15-12002-901518 

CONFIDENTIAL 

CUSHMAN& 
WAKEFIELD® 

C& W _ 0009322 
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■ 
CUSHMAN & WAKEFIELD, INC. 
1290 AVENUE OF THE AMERICAS 
NEW YORK, NY 10104 

40 Wall Street 
Between Williams and Nassau Streets 
New York, New York County, NY 10006 

CONFIDENTIAL 

CUSHMAN& 
WAKEFIELD., 
VALUATION I. ADVISORY 

C& W _ 0009323 
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June 25, 2015 

Mr. Michael Scarola 
Ladder Capital Finance LLC 
345 Park Avenue, 8th Floor 
New York, New York 10154 

Re: Appraisal of Real Property 
In an Appraisal Report 

40 Wall Street 
Between Williams and Nassau Streets 
New York, New York County, NY 10006 

C&W File ID: 15-12002-901518 

Dear Mr. Scarola: 

1111l111~ CUSHMAN & •Jl• WAKEFIELD® 
1290 AVENUE OF THE AMERICAS 

NEW YORK, NY 10104 

In fulfillment of our agreement as outlined in the Letter of Engagement, we are pleased to transmit our appraisal 
of the above property in an appraisal report dated June 25, 2015. The effective date of value is June 1, 2015. 

This report was prepared for Ladder Capital Finance LLC, and is intended only for their specified use. It may be 
distributed to the client's attorney's accountants, advisors and investors. It may not be distributed to or relied upon 
by any other persons or entities without the written permission of Cushman & Wakefield, Inc. 

This appraisal report has been prepared in compliance with the Uniform Standards of Professional Appraisal 
Practice (USPAP) as set forth by the Appraisal Foundation and in accordance with the Code of Professional 
Ethics and Standards of Professional Practice of the Appraisal Institute. In addition, the appraisal was written in 
conformance with the Office of the Comptroller of the Currency (OCC), the Board of Governors of the Federal 
Reserve System (FRS) and the Federal Deposit Insurance Corporation (FDIC) in compliance with Title XI of 
FIRREA. 

Based on the agreed-to Scope of Work, and as outlined in the report, we developed the following opinion of 
market value: 

Appra )Premile 
Market Value As-ls 
Hypothetical Value •·· Go Dark 

Compil<'d by Cushman & Wakefield, Inc. 

Value 
RMI PropeftJ ....... 0.. Of Value Concluelon 
Leasehold Estate 6/1/2015 $540.000.000 
Leasehold Estate 6/'1/2015 $440.000.000 

The value opinion in this report is qualified by certain assumptions, limiting conditions, certifications, and 
definitions. We particularly call your attention to the extraordinary assumptions and hypothetical conditions listed 
below. 

CONFIDENTIAL C& W _ 0009324 
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MR. MICHAEL SCAROLA 
LADDER CAPITAL FINANCE LLC 
JUNE 25, 2015 
PAGE2 

R R N 

CUSHMAN & WAKEFIELD, INC. 

ss N 
This appraisal does not employ any extraordinary assumptions. For a definition of Extraordinary Assumptions 
please see the Glossary of Terms & Definitions. 

p T N T N 
This appraisal does not employ any hypothetical conditions. For a definition of Hypothetical Conditions please see 
the Glossary of Terms & Definitions. 

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

Respectfully submitted, 

CUSHMAN & WAKEFIELD, INC. 

Executive Director 
New York Certified General Appraiser 
License No. 46000039300 
douglas.larson@cushwake.com 
(212) 841-5051 Office Direct 
(212) 479-1838 Fax 

Robert S. Nardella, MAI, MRICS 
Executive Managing Director - Area Leader 
New York Certified General Appraiser 
License No. 46000004620 
robert.nardella@cushwake.com 
(212) 841-5048 Office Direct 
(212) 479-1878 Fax 

CONFIDENTIAL 

Naoum M. Papagianopoulos, MAI 
Senior Director 
New York Certified General Appraiser 
License No. 46000048506 
michael.papagianopoulos@cushwake.com 
(212) 841-7694 Office Direct 
(212) 479-1887 Fax 

C& W _ 0009325 
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40 WALL STREET SUMMARY OF SALIENT FACTS AND CONCLUSIONS Ill 

SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

GENERAL JNFORMATION 

Common Property Name: 

Location: 

Property Description: 

Assessor's Parcel Number: 

Interest Appraised: 

Dates of Value: 

Date of Inspection: 

Ownership: 

Occupancy: 

Current Property Taxes 

2015/2016 Property Assessment: 

2015/2016 Property Taxes: 

Highest and Best Use 

If Vacant: 

As Improved: 

CONFIDENTIAL 

40 Wall Street 

Between Williams and Nassau Streets 

New York, New York County, NY 10006 

The subject property is located on the north side of 
Wall Street throughblock to Pine Street between 
Nassau and William Streets in the Financial East 
office submarket of Downtown Manhattan. 

40 Wall Street is a pre-war 63-story Class A multi­
tenant office property built in 1929 (renovated in 1995) 
containing 1,165,207 square feet of net rentable area 
(1,061,266 square feet of gross building area) on a 
34,360 square foot parcel of land. 

Lot 2 in Block 43 

Leasehold Estate 

June 1, 2015 "As Is" 

June 16, 2015 

Ground Lessor 

Nautilus Real Estate Inc. and Scandic Wall Limited 
Partnership 

Ground Lessee 

40 Wall Street LLC c/o The Trump Organization 

The property is currently 95.02 percent leased to 72 
office tenants and three retail tenants. There are 8 
vacant office spaces within the property totaling 
55,695 square feet. In addition, there are two vacant 
retail spaces on the grade totaling 2,291 square feet 
available for lease. 

$65,315,700 

$7,048,113 

Multi-tenant office building development. 

As it is currently developed. 

CUSHMAN& 
WAKEFIELD., 
VALUATION I. ADVISORY 

C& W _ 0009326 
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40 WALL STREET 

SITE & IMPROVEMENTS 

Zoning: 

Land Area: 

Number of Stories: 

Year Built: 

Type of Construction: 

Gross Building Area: 

Net Rentable Area: 

VALUE INDICATORS 

SALES COMP ARIS ON APPROACH: 

Indicated Value "As Is": 

Per Square Foot (NRA): 

INCOME CAPITALIZATION APPROAC[[ 

DISCOUNTED CASH FLOW 

Projection Period: 

Holding Period: 

Start Dates: 

Classification - Office Leases 

Major Office Tenants: 

Minor Office Tenants: 

Market Rental Rate-Office (Year 1 ): 

Market Rental Rate-Retail (Year 1 ): 

Market Rental Rate-Storage (Year 1 ): 

CONFIDENTIAL 

SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

C5-5 Restricted Central Commercial District 

34,360 square feet 

63 

1929 

Structural steel and concrete with aluminum and glass 
curtain wall facade. 

1,061,266 square feet (Per Assessor) 

1,165,207 square feet (Remeasured) 

$540,000,000 

$463.44 

20 years 

19 years 

June 1, 2015 

Greater than 10,000 square feet 

Less than 10,000 square feet 

Floors 

Floors 2-18 

Floors 19-25 

Floors 26-34 

Floors 35-63 

Space 

Wall Street - Grade (Small) 

Wall Street - Grade (Large) 

Pine Street - Grade 

Lobby 

Mezzanine 

Basement 

$25.00/sf 

Rent 

$45.00/sf 

$47.00/sf 

$50.00/sf 

$52.00/sf 

Rent 

$650.00 

$75.00/sf 

$75.00/sf 

$250.00/sf 

$50.00/sf 

$25.00/sf 

IV 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009327 
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40 WALL STREET 

Rent Increase Profile: 

Growth in Market Rental Rate: 

Expense and Tax Pass Throughs: 

Expense Growth Rate: 

Consumer Price Index: 

Free Rent - New Leases 

Major Office Tenants: 

Minor Office Tenants: 

Retail Tenants: 

Storage Tenants: 

Free Rent - Renewing Leases 

Major Office Tenants: 

Minor Office Tenants: 

Retail Tenants: 

Storage Tenants: 

Typical Lease Term 

Major Office Ten ants: 

Minor Office Ten ants: 

Retail Tenants: 

Storage Tenants: 

Renewal Probability: 

Tenant Improvement - New Leases 

Major Office Tenants: 

Minor Office Tenants: 

Retail Tenants: 

Storage Tenants: 

CONFIDENTIAL 

SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

For 10 and 15-year leases, 60-month step-ups of 10% 
are assumed. 

3.00% 

Gross leases tenant pays pro-rata share of real 
estate taxes, operating cost increases over a lease 
base year. 

3.00% 

3.00% 

12 months 

10 months 

6 months 

6 months 

6 months 

5 months 

3 months 

3 months 

15 years 

10 years 

10 years 

10 years 

65.00% 

$50.00 per square foot 

$40.00 per square foot 

None 

None 

V 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009328 



PX-118, page 15 of 219

40 WALL STREET 

Tenant Improvement - Renewing Leases 

Major Office Tenants: 

Minor Office Tenants: 

Retail Tenants: 

Storage Tenants: 

Leasing Commissions With Override 

10-Year Lease: 

15-Year Lease: 

Opinion of Vacancy Between Tenants: 

Vacancy and Credit Loss: 

Terminal Capitalization Rate: 

Transaction Costs in Reversion Sale: 

Discount Rate: 

Indicated Value "As Is": 

Implicit First year Capitalization Rate: 

DIRECT CAPITALIZATION 

Net Operating Income (Plus Year 1 Free Rent): 

Capitalization Rate: 

Indicated Value: 

Less Year One Free Rent: 

Indicated Value (Rounded): 

CONFIDENTIAL 

SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

$25.00 per square foot 

$20.00 per square foot 

None 

None 

40.00% of first year's base rent including override 
(paid in year one per market standard) 

52.50% of first year's base rent including override 
(paid in year one per market standard) 

Leasing commissions vary depend upon the length of 
the lease: 5 percent for year 1; 4 percent for year 2; 
3.5 percent for years 3 through 5; 2.5 percent for 
years 6 through 1 O; 2 percent for years 11 through 20. 
This schedule results in the above percentages of the 
first year's base rent (excluding an override). 

8 months (Downtime between leases is prior to 
renewal probability of 65%; effective vacancy is 3 
months.) 

1.00% (average; applied to all tenants) 

5.25% (applied to reversion year net operating income) 

4.00% (includes brokerage, legal fees and estimated 
transfer taxes) 

6.50% (see Discount Rate Analysis) 

$540,000,000 

2.86% 

$23,203,919 

4.25% 

$538,197,585 

($7,776,980) 

$540,000,000 

VI 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009329 
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40 WALL STREET 

RECONCILED VALUE 

Indicated Value "As Is": 

Per Square Foot (NRA): 

PINAL VALUE CONCLUSION 

Market Value As-ls Leasehold Estate: 

Per Square Foot (NRA): 

Implied Capitalization Rate: 

Exposure Time: 

Marketing Time: 

SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

$540,000,000 

$463.44 

$540,000,000 

$463.44 

2.86% 

6 months 

6 months 

VII 

EXTRAORDINARY ASSUMPTIONS 
This appraisal does not employ any extraordinary assumptions. For a definition of Extraordinary Assumptions 
please see the Glossary of Terms & Definitions. 

HYPOTHETICAL CONDITIONS 
This appraisal does not employ any hypothetical conditions. For a definition of Hypothetical Conditions please see 

the Glossary of Terms & Definitions. 

CONFIDENTIAL 

CUSHMAN& 
WAKEFIELD., 
VALUATION I. ADVISORY 
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40 WALL STREET 

CONFIDENTIAL 

PROPERTY PHOTOGRAPHS VIII 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009331 
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40 WALL STREET 

CONFIDENTIAL 

PROPERTY PHOTOGRAPHS IX 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009332 
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40 WALL STREET 

CONFIDENTIAL 

PROPERTY PHOTOGRAPHS X 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009333 
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40 WALL STREET 

CONFIDENTIAL 

PROPERTY PHOTOGRAPHS XI 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009334 
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40 WALL STREET 

CONFIDENTIAL 

PROPERTY PHOTOGRAPHS XII 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009335 
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40 WALL STREET 

CONFIDENTIAL 

PROPERTY PHOTOGRAPHS XIII 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009336 
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40 WALL STREET 

CONFIDENTIAL 

PROPERTY PHOTOGRAPHS XIV 

CUSHMAN& 
WAKEFIELD., 

C&W_0009337 
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40 WALL STREET 

CONFIDENTIAL 

PROPERTY PHOTOGRAPHS xv 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009338 
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40 WALL STREET 

CONFIDENTIAL 

PROPERTY PHOTOGRAPHS XVI 

CUSHMAN& 
WAKEFIELD., 

C&W_0009339 
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40 WALL STREET TABLE OF CONTENTS 
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40 WALL STREET INTRODUCTION 1 

s R 
This report is intended to comply with the reporting requirements outlined under the USPAP for an appraisal 
report. In addition, the Financial Institutions Reform, Recovery and Enforcement Act (FIRREA) specifies that a 
Federally-regulated financial institution must be the Client in the appraiser-client relationship under the terms of 
an assignment agreement. To the extent the Client is governed by FIRREA, this appraisal meets all applicable 
requirements. 

In the process of preparing this appraisal, we: 

■ Inspected the exterior of the building and site improvements. 

■ Reviewed leasing policy, concessions, tenant build-out allowances, and history of recent rental rates and 
occupancy with several leasing and investment sales brokers and market research analysts including Franklin 
Speyer, Joshua Kuriloff, Tara Stacom, Robert Lowe, Peter Berti, Robert Thuss, Louis D'Avanzo, James 
Downey, Gene Spiegelman and Helen Hwang of Cushman & Wakefield, Inc. 

■ Reviewed a detailed history of income and expense and a budget forecast. 

■ Conducted market research of occupancies, asking rents, concessions and operating expenses at competing 
buildings, which involved interviews with on-site managers and a review of our own data base from previous 
appraisal files. 

■ Prepared an opinion of stabilized income and expense (for capitalization purposes). 

■ Conducted market inquiries into recent sales of similar buildings to ascertain sales price per square foot, 
effective gross income multipliers and capitalization rates. This process involved telephone interviews with 
sellers, buyers and/or participating brokers. 

■ This appraisal employs the Sales Comparison Approach and the Income Capitalization Approach. Based on 
our analysis and knowledge of the subject property type and relevant investor profiles, it is our opinion that 
the Sales Comparison Approach and the Income Capitalization Approach would be considered meaningful 
and applicable in developing a credible value conclusion. The subject's age makes it difficult to accurately 
form an opinion of depreciation and tends to make the Cost Approach unreliable. Investors do not typically 
rely on the Cost Approach when purchasing a property such as the subject of this report. Therefore, we have 
not utilized the Cost Approach to develop an opinion of market value. 

■ The data have been thoroughly analyzed and confirmed with sources believed to be reliable, leading to the 
value conclusions in this report. The valuation process used generally accepted market-derived methods and 
procedures appropriate to the assignment. 

Cushman & Wakefield, Inc. has an internal Quality Control Oversight Program. This Program mandates a 
"second read" of all appraisals. Assignments prepared and signed solely by designated members (MAls) are read 
by another MAI who is not participating in the assignment. Assignments prepared, in whole or in part, by non­
designated appraisers require MAI participation, Quality Control Oversight, and signature. 

For this assignment, Quality Control Oversight was provided by Robert S. Nardella, MAI, MRICS. In addition to a 
qualitative assessment of the Appraisal Report, Robert S. Nardella, MAI, MRICS is a signatory to the Appraisal 
Report and concurs in the value estimate(s) set forth herein. 
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USPAP identifies two written report options: Appraisal Report and Restricted Appraisal Report. This document is 
prepared as an Appraisal Report in accordance with USPAP guidelines. The terms "describe," summarize," and 
"state" connote different levels of detail, with "describe" as the most comprehensive approach and "state" as the 
least detailed. As such, the following provides specific descriptions about the level of detail and explanation 
included within the report: 

■ Describes the real estate and/or personal property that is the subject of the appraisal, including physical, 
economic, and other characteristics that are relevant 

■ States the type and definition of value and its source 

■ Describes the Scope of Work used to develop the appraisal 

■ Describes the information analyzed, the appraisal methods used, and the reasoning supporting the analyses 
and opinions; explains the exclusion of any valuation approaches 

■ States the use of the property as of the valuation date 

■ Describes the rationale for the Highest and Best Use opinion (if included) 
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IDENTIFICATION OF PROPERTY 
Common Property Name: 40 Wall Street 

Location: 

Property Description: 

Assessor's Parcel 
Number: 

Legal Description: 

Between Williams and Nassau Streets 

New York, New York County, NY 10006 

The subject property is located on the north side of Wall Street throughblock to Pine 
Street between Nassau and William Streets in the Financial East office submarket of 
Downtown Manhattan. 

40 Wall Street is a pre-war 63-story Class A multi-tenant office property built in 1929 
(renovated in 1995) containing 1,165,207 square feet of net rentable area (1,061,266 
square feet of gross building area) on a 34,360 square foot parcel of land. 

Lot 2 in Block 43 

We have not been provided with a metes and bounds legal description for the property. 
However, the property is identified on the tax maps of the City of New York as Lot 2 in 
Block 43. 

PROPERTY OWNERSHIP AND RECENT HISTORY 
Current Ownership: 

Sale History: 

Current Disposition: 

Ground Lessor: Nautilus Real Estate Inc. and Scandic Wall Limited Partnership 

Ground Lessee: 40 Wall Street LLC c/o The Trump Organization 

The subject property was acquired by 40 Wall Street LLC c/o The Trump Organization 
in 1995. There have been no transactions of the property within the past three years to 
the best of our knowledge. 

To the best of our knowledge, the property is not under contract of sale nor is it being 
marketed for sale. 

DATES OF INSPECTION AND VALUATION 
Dates of Valuation: 

Date of Inspection: 

June 1, 2015 

June 16, 2015 

Property inspection was Douglas H. Larson, MAI and Naoum M. Papagianopoulos, MAI made a personal 
performed by: inspection of the property that is the subject of this report. Robert S. Nardella, MAI, 

MRICS reviewed and approved the report but did not inspect the subject property. 
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CLIENT, INTENDED USE AND USERS OF THE APPRAISAL 
Client: 

Intended Use: 

Intended Users: 

Ladder Capital Finance LLC 

For the purpose of evaluating potential financing. 

This report was prepared for Ladder Capital Finance LLC, and is intended only for their 
specified use. It may be distributed to the client's attorney's accountants, advisors and 
investors. It may not be distributed to or relied upon by any other persons or entities 
without the written permission of Cushman & Wakefield, Inc. 

EXTRAORDINARY ASSUMPTIONS 
This appraisal does not employ any extraordinary assumptions. 

HYPOTHETICAL CONDITIONS 
This appraisal does not employ any hypothetical conditions. 
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N R T N 

MARKET DEFINITION 
New York City consists of five counties at the mouth of the Hudson River in the southeast area of New York 
State. The borough of Manhattan, also referred to as New York County, forms the political, financial and cultural 
core of the city. It is the economic growth engine of the Greater New York Region. The city's other boroughs are 
Brooklyn, Queens, Staten Island, and the Bronx, otherwise known as Kings, Queens, Richmond, and Bronx 
counties, respectively. The area's vast mass transit infrastructure connects the five boroughs as well as the 
surrounding suburban areas, forming the Greater New York Region. This region covers 21 counties in the 
southeastern section of New York State, southwestern corner of Connecticut, and Central and Northern New 
Jersey. 

The following are notable points about New York City: 

■ The city is home to the two largest stock exchanges in the world, the New York Stock Exchange and the 
NASDAQ. 

■ New York houses many large financial institutions, including Citigroup, JP Morgan Chase, Goldman Sachs, 
Barclay's and Bank of America. 

■ New York City is home to the headquarters of 48 companies on the 2014 Fortune 500 list. 

The following map highlights the Metropolitan Statistical Area (MSA) of New York, NY: 

NEW YORK CITY COUNTIES 

Source: Claritas, Inc., Cushman & Wakefield Valuation & Advisory 

CONFIDENTIAL 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009346 



PX-118, page 33 of 219

40 WALL STREET NEW YORK CITY REGIONAL MARKET ANALYSIS 7 

CURRENT TRENDS 
New York City's economy is growing modestly on the strength of steady employment gains over the past few 
years. The city has recovered all of the jobs lost during the most recent recession, well ahead of most cities in the 
nation, and total employment recently reached an all-time high. The recent job gains have come in many sectors, 
and the city's employment diversity has helped weather the finance industry's struggles. A major source of recent 
economic growth has been the city's tourism industry. NYC & Co., the city's tourism bureau, estimates that New 
York City had a record 54.3 million visitors in 2013. Healthy tourism is generating revenue for both the retail and 
hospitality sectors. This boom in the industry explains the city's expansion in related employment sectors, and will 
continue to help the local economy. 

Another important growth driver for the city has been its tech sector. Major companies like Google and Facebook 
have been joined by small startups throughout the city in creating a thriving tech ecosystem. According to a 2013 
study presented at the Bloomberg Technology Summit, the city's tech boom has been responsible for roughly 
one-third of its private sector job creation since 2007. New York City's government is helping to nurture the 
growth with economic development and education initiatives. As a result, Cornell, NYU, Columbia, and Carnegie 
Mellon are all opening or expanding tech-oriented campuses in the city, in an effort to meet the need for highly 
educated workers. 

Another report from 2014, which was commissioned by the Association for a Better New York, found that New 
York's growing technology industry generates more than a half-million jobs, almost $125.0 billion in annual output, 
and $5.6 billion in tax revenues. 

Despite the city's strong job growth, not all of the jobs added have been high quality and well-paying professional 
positions. As Wall Street remains stagnant in terms of hiring, the tourism industry has created thousands of low­
paying retail jobs. This tradeoff is likely to have a negative impact on New York City's average household income. 
Moreover, New York City's unemployment rate remains above the nation's going into late 2014. 

Further considerations are as follows: 

■ According to the Port Authority of New York and New Jersey, the four major airports of the New York 
metropolitan area saw 111.6 million passengers in 2013, an all-time record. John F. Kennedy airport had the 
most traffic of any in the region, with approximately 50 million passengers during the year. 

■ Cornell University broke ground on its Roosevelt Island tech campus in January 2014. The $2.0 billion 
project, which won the city's "Applied Sciences NYC" competition, will add some 2.1 million square feet of 
academic, residential, and commercial space over the next two decades. 

■ An October 2014 report from the New York Building Congress forecasts overall construction spending in 2014 
to be $32.9 billion, an increase of 17.0 percent from the previous year. A majority of the non-infrastructure 
construction spending will be from new residential projects. 

■ General Motors is reorganizing its Cadillac brand into a separate business unit and moving the new 
company's headquarters to New York City. 

■ Numerous high-profile redevelopment projects in various stages of the development pipeline will contribute to 
New York City construction spending well into the future. Notable among these include Hudson Yards, Pacific 
Park (formerly known as Atlantic Yards), the World Trade Center site, Flushing Commons, Greenpoint 
Landing, Domino Sugar Factory, the Staten Island ferris wheel and outlet mall, Willets Point, City Point, 
Hallets Point, and Seward Park. 

■ Steiner Studios is spending up to $85.0 million to expand its film studio and production space at the Brooklyn 
Navy Yard. The studio is the largest movie and production facility east of Hollywood. 

■ Broadway Stages, a Brooklyn-based studio, has plans to build a $20.0 million film production complex on 
Staten Island. The plan will generate 800 jobs over the next two years and as many as 1,500 jobs over the 
next five years. 
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■ In December 2013, former Mayor Michael Bloomberg announced that New York City will create a $100.0 
million venture for life sciences research and a new technological institute focusing on medical technology. 
The new institute will be a joint venture between Mount Sinai and Rensselaer Polytechnic Institute. 

■ IBM announced that it will be investing $1.0 billion in its new Watson supercomputer division, which will be 
headquartered in 51 Astor Place in Manhattan. The money will be partially invested in startup companies and 
the hiring of several hundred employees at the new headquarters location. 

R N 

DEMOGRAPHIC CHARACTERISTICS 
New York City exceeds the national average in household income at both the top and bottom of the spectrum. As 
a result, the city's middle income brackets are relatively small. The high cost of living in New York City pushes out 
many of those who are not poor enough to qualify for subsidized rents or wealthy enough to afford market-rate 
housing. A 2012 study from the Center for Housing Policy found that for the decade ended in 2010, housing and 
transportation costs in New York City rose 55.0 percent. Over the same time period, income in the area only grew 
by 31.0 percent. 

The city also has a gap in educational attainment. A higher percentage of New York City residents are without a 
high school diploma than the national population, and likewise for residents with at least a bachelor's degree. 

Further considerations are as follows: 

■ The median person in New York City is 36 years old, one year younger than the national median. 

■ New York City's average household income ($78,499) is significantly higher than the country's ($71,318). 
When looking at median household income, however, the roles are reversed. Median income in New York is 
$50,493, while the country's median household income is $51,352. Medians are typically a better measure of 
central tendency, as means are more easily influenced by outliers. As discussed above, New York is full of 
outliers at the upper and lower ends of the income scale. 

■ A survey set released by the U.S. Census in September 2013 revealed that in 2011, 21.2 percent of New 
York City residents were under the poverty line, compared to only 15.9 percent for the nation as a whole. This 
marked the fourth straight year that the percentage increased. The stat seems to suggest that much of the 
region's recent job growth has been in industries with low wages. 

■ New York City bests the national average in residents with at least a bachelor's degree by 5.5 percentage 
points. The city boasts a large number of institutions of higher learning, along with industries that require such 
education. The educated labor pool makes New York City an attractive destination for many businesses. 
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The following table compares the demographic characteristics of New York City with those of the United States: 

New York United 
Ch aracte ris tic City States 

Median Age (years) 36.0 37.0 

Average Annual Household Income $78,499 $71,318 

Median Annual Household Income $50,493 $51,352 

Households by Annual Income Level: 

<$25,000 28.3% 24.4% 

$25,000 to $49,999 21.3% 24.4% 

$50,000 to $74,999 15.7% 17.9% 

$75,000 to $99,999 10.6% 11.9% 

$100,000 plus 24.1% 21.3% 

Education Breakdown: 

< High School 20.3% 14.3% 

High School Graduate 25.0% 28.4% 

College < Bachelor Degree 20.8% 29.0% 

Bachelor Degree 20.0% 17.8% 

Advanced Degree 13.9% 10.6% 

Source: Claritas, Inc., Cushman & Wakefield Valuation & Advisory 

POPULATION 
According to Moody's Analytics, the current population of New York City is estimated at over 8.4 million. Rapid 
population growth is and always will be a challenge for New York City, as the densely populated metro area has 
little room for growth. The recent trend of redeveloping former industrial and office buildings into residential 
buildings could help, but the city will likely never grow as quickly as the rest of the country. Of all the boroughs, 
Brooklyn is expected to grow the most quickly in the near future, as its current renaissance continues. According 
to Moody's Analytics, the borough is forecast to grow by an average annual rate of 0.7 percent through 2018. 

Further considerations are as follows: 

■ From 2003 through 2013, New York City had average annual population growth of 0.4 percent. Over the 
same time frame, however, the nation grew at an average annual rate of 0.9 percent. 

■ Population growth for the next five years will continue to be relatively low in New York. The average annual 
rate is forecast at 0.5 percent, lower than the nation's forecast annual growth of 0.8 percent. 

■ People typically follow jobs, so the recent trend of private sector job growth is a likely driver behind New 
York's population growth since the recession. The city's annual growth rate peaked at roughly 1.0 percent in 
2011. 
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The following chart compares historical and projected population growth between New York City and the United 
States as a whole: 
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POPULATION GROWTH BY YEAR 
New York City vs. United States, 2003-2018 

■ United States ■ New York City Forecast 
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Source: Data CourtesyofMoody'sAnalyti<',5 and Cushman & Wakefield Valuation&Advisory 
Note: Shaded bars indicate periods of recession 

The following table shows New York City's annualized population growth by county: 

United States 290,107.9 316,128.9 318.493.9 329,375.3 0.9% 

New York City 8,068.1 8,407.3 8,467.4 8,635.5 0.4% 

Bronx County 1,362.4 1,418.6 1,428.8 1,455.0 0.4% 

Kings County 2,473.0 2,590.8 2,613.2 2,683.4 0.5% 

Queens County 2,214.6 2,293.1 2,310.4 2,360.0 0.3% 

Richmond County 455.9 473.7 476.0 478.8 0.4% 

New York County 1,562.2 1,631.2 1,6:38.9 1,658.4 0.4% 

Source: Data Courtesy of Moody's Analytics, Cushman & Wakefield Valuation & Advisory 

HOUSEHOLDS 
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Much like population growth, New York City continually lags the country in household formation. This is largely 
due to issues endemic to New York City. For example, the extremely high cost of living discourages household 
formation, especially as young residents group together in apartments to live more affordably. It is not uncommon 
for living rooms to be converted into extra bedrooms. Indeed, recent census data show that New York City leads 
the nation in nonfamily households, with almost two-thirds of households having members with no familial 
relationship. 

Further considerations are as follows: 

■ From 2003 to 2013, the number of households in the city grew at an average annual rate of 0.3 percent, lower 
than the national rate of 1.0 percent per year. 

■ Over the next five years, the city's average growth rate is expected to be 0.8 percent per year, two-thirds the 
nation's rate. 
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The chart below compares historical and projected household formation growth between New York City and the 
United States as a whole: 
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Source: Data Courtesy of Moody'sAnalytir,s and Cushman & Wakefield Valuation&Advisory 
Note: Shaded bars indicate periods of recession 
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GROSS METRO PRODUCT 
As discussed earlier, one of the city's biggest new growth drivers since the recession has been the tech industry. 
Giants like Microsoft, eBay, Yahoo!, Google, Facebook, Twitter, and Linkedln have been expanding, while smaller 
tech firms and startups are popping up in "Silicon Alley" and other areas of the city. Notable among these are 
Etsy, Shutterstock, Kickstarter, MongoDB, Gilt Groupe, and Tumblr. The industry has also been one of the 
biggest consumers of office space in the city in recent quarters. Expansion is expected to continue as Cornell 
University's proposed $2.0 billion high-tech graduate school on Roosevelt Island begins to come to fruition. It may 
take some time before new jobs and businesses arise from the initiative, but the industry will continue to own a 
growing share of the city's economic output. 

According to Moody's Analytics, the city's economy grew by 1.2 percent by in 2013, lower than the nation's 
growth of 2.2 percent. This growth is expected to be similar through the rest of 2014, before accelerating in 2015. 
The city's economy is well-diversified now, and growth will further intensify when financial companies return to 
expansion. 

Further considerations are as follows: 

■ For the purpose of comparing the economies of New York City and the United States, we use Gross Metro 
Product (GMP) and Gross Domestic Product (GDP), respectively. The measures are analogous in what they 
attempt to capture, but GDP is on a much larger scale than GMP. 

■ From 2003 through 2013, New York City averaged 2.3 percent annual GMP growth, moderately better than 
the nation's annual GDP growth of 1.7 percent over the same time period. 

■ The city's GMP growth is expected to slightly lag the nation's GDP growth over the next five years, growing 
by an annual average rate of 3.1 percent. The nation's GDP is forecast to have 2.9 percent annual growth. 
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The following chart compares historical and projected GMP growth by year for New York City and GDP growth for 
the United States: 

REAL GROSS PRODUCT GROWTH BY YEAR 
New York City vs. United States, 2003-2018 
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Source: Data Courtesy of Moody's Analytics and Cushman & Wakefield Valuation &Advisory 
Note: Shaded bars indicate periods of recession 

EMPLOYMENT DISTRIBUTION 
New York City is heavily weighted in office-using employment sectors, which comprise 31.4 percent of jobs 
compared to 24.3 percent for the nation. This helps to explain the high wages and job growth found in the metro 
area. Furthermore, the city's abundance of service jobs has shielded it from the gradual decay in manufacturing 
employment across the nation. 

Further considerations are as follows: 

■ More New York City jobs are found in education/health services than in any other sector, comprising 20.6 
percent of employment. Growth in this sector is expected to continue, particularly as Mayor De Blasio's 
"Universal Pre-K" program is implemented. 

■ The sector with the lowest employment representation in the city is manufacturing, which accounts for only 
1.9 percent of the workforce. By contrast, the sector accounts for 8.7 percent of national employment. This is 
a reflection of the service-heavy orientation of New York City, the high cost of land, and the lack of space for 
large manufacturing facilities. 

■ The percentage of New York City jobs in the financial activities sector is nearly double that of the national 
proportion, with 10.9 percent of total employment. This is not surprising, as New York City is the financial 
capital of the United States and home to Wall Street. 

■ The area also has more than two times the information sector representation than the rest of the country. 
Recent growth in this sector is a result of the tech boom. 
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The following chart compares non-farm employment sectors for New York City and the United States as a whole: 
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Source: Data Courtesy of Moody's Analytics and Cushman & Wakefield Valuation&Advisory 

MAJOR EMPLOYERS 
New York City's major employers are a good reflection of the city's employment distribution. Just as many New 
York City jobs are in education/health services and financial activities, many of the largest employers are found in 
those sectors. Of the ten largest private employers in the city, five work in healthcare, two are schools, two are 
banks, and one is a major retailer. 

Further considerations are as follows: 

■ JP Morgan Chase & Co. and Citigroup Inc. are the two largest banks in the city, employing almost 46,500 
people combined. Their appearance on this list is not surprising, given New York's status in the financial 
world. 

■ As previously stated, the education/health services sector is the largest in the city, and the rest of the list 
reflects this. In addition to New York City's most renowned schools (NYU and Columbia), the five largest 
hospital systems (North Shore-Long Island Jewish Health System, Mount Sinai Health System, NYU Langone 
Medical Center, New York-Presbyterian, and Montefiore Medical Center) employ over 109,000 New Yorkers. 
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The following table lists New York City's largest private employers: 

Company 

Mount Sinai Health System 

JPMorgan Chase & Co. 

North Shore-Long Island Jewish Health System 

New York-A-esbyterian Hospital 

NYU Langone Medical Center 

Citigroup Inc. 

Macy's Inc. 

New York University 

Columbia University 

No.of 
Employees 

31,490 

29,000 

23,195 

21,802 

17,879 

17,552 

17,000 

16,021 

15,420 

Business 
Type 

Healthcare 

Financial Services 

Healthcare 

Healthcare 

Healthcare 

Financial Services 

Retailer 

Education 

Education 

Montefiore Health System 14,694 Healthcare 

Source: Crain's New York- 2013, & Cushman & Wakefield Valuation &Advisory 

EMPLOYMENT GROWTH 
Employment growth in New York City remains steady, and has now outpaced the nation's job growth over much 
of the past decade. New York City has long since recovered all of the jobs lost during the most recent recession 
and is now in a period of sustained expansion. 

According to the New York State Department of Labor, total employment in the city grew by 2.4 percent during 
the 12-month period ending in September 2014, adding 93,500 jobs. Private sector job growth in New York City 
was even more pronounced, increasing by 2.8 percent during the year, outpacing the state's growth rate (1.6 
percent) and the nation's growth rate (2.3 percent). 

Job growth continues to be broad-based, with almost all major private sectors posting year-over-year gains. The 
city's employment growth over the past year has been led by the following sectors: education/health services 
(which grew by 32,000 jobs, a 4.0 percent growth rate), professional/business services (which added 20,000 jobs, 
a 3.1 percent growth rate), leisure/hospitality (15,700 additional jobs representing 4.1 percent growth), and 
trade/transportation/utilities (adding 17,000 positions, mostly in low-paying retail trade jobs). 

Government employment, however, is still contracting slightly in New York City, as in many others around the 
country. Over the past year, government employment in the city has fallen by 1,900 jobs (a 0.4 percent 
decrease). Though the broader financial activities sector expanded by 1.7 percent, the city's important securities 
brokerage and investment banking subsectors are also still in contraction. These two subsectors combined for a 
net loss of 1,000 jobs over the past year. Growth could return to these sectors later by the end of 2014 or early 
2015, especially as regulatory changes due to the Dodd Frank law become more familiar. 

Additional considerations for employment growth are as follows: 

• From 2003 through 2013, New York City's total non-farm employment grew by an annual average of 1.2 
percent. This was much better than the nation's 0.5 percent annual average job growth over the same time 
period. 

• Over the next five years, the city's total non-farm employment is forecast to grow by an annual average of 1.3 
percent, slightly below the nation's 1.6 percent annual growth. 
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The following chart illustrates total non-farm employment growth per year for New York City and the United 
States: 
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According to the New York State Department of Labor, New York City's seasonally adjusted unemployment rate 
in September 2014 was 6.8 percent. Year-over-year, the current unemployment rate represents a 1.3-
percentage-point improvement from September 2013. The rate remains above the state (6.2 percent) and 
national (5.9 percent) rates, however. This paradox of a high unemployment rate combined with steady job 
growth is partly a result of discouraged workers returning to the city's labor force as job prospects improve. New 
York City's labor force has grown in each of the last three years. 

Further considerations are as follows: 

■ New York City's unemployment rate averaged 6.9 percent from 2003 through 2013, slightly higher than the 
nation's average rate of 6.8 percent. During the early 2000s the city had a much higher unemployment rate 
than the nation, a trend which returned in 2012. 

■ Over the next five years, Moody's Analytics forecasts that New York City's unemployment rate will average 
5.5 percent, lower than the nation's 5.6 percent average rate. The city's unemployment rate will dip below 6.0 
percent in 2015. 
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The following graph compares historical and projected unemployment rates for New York City, the state of New 
York, and the United States as a whole: 
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New York City has fared well in the past few years and expansion is firmly in place. The city has experienced 
moderate economic growth and employment gains that have outpaced the nation's. Economic expansion is 
expected to accelerate in 2015 as the tech industry drives employment and financial services begins to recover. 

Additional items to consider for New York City: 

■ New York City has had steady private sector job growth since 2011, record tourism numbers, and features a 
well-diversified economy that is no longer dependent on Wall Street. As the tech and tourism industries grow 
further, New York City will continue to see economic growth in line with the rest of the country. 

■ New York City's unemployment rate has been trending downward and will experience steady improvement 
over the next several years. 

■ Affordability will continue to be a problem in the near term for New York City's middle class, sustaining the 
trend of "a city of extremes". The shifting employment composition could exacerbate this problem. 
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DOWNTOWN OFFICE MARKET ANALYSIS 

INTRODUCTION 

CURRENT TRENDS 
Even though Downtown got off to a slow start in 2014 in terms of leasing activity and absorption, the market's 
underlying fundamentals are pointing to the right direction. The vacancy rate has been steadily declining and has 
remained one of the lowest rates in the country. The average asking rent continued to rise, though the pace is 
expected to slow as high quality space will be taken off the relatively expensive World Trade submarket. 

Several factors are driving this resurgence in lower Manhattan. The first is Downtown's revival as a vibrant mixed­
use area. Due to Downtown's rising popularity as a place to live and play, numerous office buildings have been 
targeted in recent years for residential or hotel conversion. Some examples include: 37 Warren Street, 67 Liberty 
Street, 70 Pine Street, 180 Water Street, the Woolworth Building, 99 Wall Street, 110 Wall Street, 346 Broadway, 
and 140 West Street. 

These conversions have typically been limited to pre-war buildings with relatively small floor plates. According to 
the Alliance for Downtown New York, 10.0 million square feet of office space has been converted to residential or 
hotel use since 2004, and another 5.1 million square feet of space is in the potential conversion pipeline. The 
residential conversions have the added benefit of removing excess office supply from the market. 

The increased residential population has also spurred demand for restaurants and shops. This demand is being 
met by high-profile retail developments at the World Trade Center site, Brookfield Plaza (World Financial Center 
is being repositioned to capitalize on the neighborhood's change), and the Pier 17 retail redevelopment. The 
evolving mixed-use nature of Downtown has consequently made the market more attractive for employers. 

In addition to the residential component, Downtown's office space continues to be attractively priced compared to 
Midtown and even Midtown South. While the early 2015 average asking rents in Midtown and Midtown South 
were $75.44 per square foot and $63.28 per square foot, respectively, Downtown office space averaged just 
$57.58 per square foot. This rent discount has been especially attractive to tech and media companies that are 
getting priced out of Midtown South. A decade ago, two percent of Downtown's leases (by square footage) were 
signed by information, media, or tech tenants. More recently, these tenants account for a larger portion of the 
leasing activity in Downtown. WeWork, one of the fast growing users of space in Manhattan over the past two 
years, is catering to these types of tenants by offering cheap co-working space in creative environments. 

Downtown was the only Manhattan submarket to register negative absorption during the first quarter of 2015. In 
total, 679,579 square feet of space was put back on the market this quarter. The large block of space at 28 
Liberty Street (formerly known as One Manhattan Plaza) largely contributed to this negative absorption. The 
Downtown absorption should improve for the remainder of the year, especially as tenants located in Midtown and 
Midtown South are increasingly looking to Downtown both for its significant rental discount and its proximity to a 
creative workforce that lives in lower Manhattan and Brooklyn. 

Other important trends and developments in the Downtown office market include: 

■ The overall average asking rent in Downtown increased from $51.04 per square foot in fourth quarter 
2014 to $57.58 per square foot in first quarter 2015. 

■ Overall vacancy increased from 9. 7 percent to 10.4 percent during the first quarter, however, looking at 
the vacancy rate on a year-over-year basis, it dropped by 0.8 percentage points. 

■ Downtown's total leasing activity during the quarter amounted to more than 1.0 million square feet, 
however, absorption was negative 679,579 square feet. 
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■ The Downtown market has been rebranding itself as a "media hub", to capitalize on deals signed by 
GroupM, New York Daily News, Droga5, MediaMath, Newsweek, Harper Collins, and Conde Nast, 
among others. If this effort is successful, it may aid the area in attracting the creative spillover from 
Midtown South. 

■ Time Inc. is the latest major media company to relocate to Downtown. The company signed a deal during 
the second quarter in 2014 for almost 700,000 square feet in the Brookfield Place complex. 

■ News Corporation and 21 st Century Fox are considering creating a joint headquarters in the World Trade 
Center building. 

■ While Downtown was once an epicenter of financial firms and activity, the market's ongoing diversification 
into tech and media has proved beneficial, particularly as banks continue to downsize. According to the 
Alliance for Downtown, the number of employees in these fields has increased by 71.0 percent over the 
last five years in lower Manhattan. 

■ Downtown's residential population has grown from 24,000 in 2001 to approximately 61,000 in 2014. By 
the end of this year, the population is expected to surpass 64,000. 

■ Furthermore, Downtown is said to be the future of Manhattan's condo. A new report from the Marketing 
Directors projects that Downtown will see 1,350 new condo units by 2016, constituting about 30.0 percent 
of the 4,580 total. 

■ Hugo Boss is moving its North American headquarters from the Starrett-Lehigh building at 601 West 26th 

Street to 55 Water Street. The fashion giant signed a fifteen year deal for over 68,000 square feet of 
space, and will occupy the building's entire 48th floor. 

■ The owners of 375 Pearl Street will be renovating 15 of the building's upper floors for 500,000 square feet 
of office space. The building is currently configured largely as a data center. 

MARKET CHARACTERISTICS 
Downtown's office inventory of 87.8 million square feet is geographically segmented into five major submarkets: 
City Hall, World Trade, Financial East, Financial West and Insurance. Approximately 60.0 percent of Downtown's 
inventory is Class A product, the majority of which is located in the Financial East submarket. 

Characteristics for each submarket are as follows: 

■ The City Hall submarket is located in the northernmost section of Downtown, spanning the entire width of 
Manhattan, south of Canal Street and north of the Brooklyn Bridge. The submarket contains nearly 12.8 
million square feet of office space, 6.6 million square feet of which is Class A space. Several landmark 
municipal buildings, such as City Hall, are located in the center of the submarket. 

■ The World Trade (formerly known as World Trade/World Financial) submarket rests in the western 
portion of Downtown, bordering the Hudson River to the west, the Insurance submarket to the east, 
Financial West to its south and City Hall to its north. Of the 21.1 million square feet of space making up 
World Trade, 17.4 million square feet is primary Class A space. The submarket is dominated by 
Brookfield Place and the new World Trade Center complex. 

■ The Financial West submarket, with just over 5.4 million square feet of office space, is Downtown's 
smallest submarket. Nearly two thirds of the space in Financial West is Class B. 

■ Financial East is Downtown's largest submarket with 35.3 million square feet of office space, more than 
twice as much as any other submarket, except World Trade. This submarket is home to Wall Street and 
the financial district neighborhood. 

■ The Insurance submarket is located on the eastern side of the Downtown market, south of City Hall and 
north of the Financial East submarket. The 13.3 million square foot Insurance submarket is comprised of 
43.1 percent Class B office space. 
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The following chart details the submarket inventories for Downtown: 
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The following map of Manhattan provides approximate boundaries for each of the borough's major office markets: 
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N 

VACANCY 
Downtown's overall vacancy rate rose by 70 basis points, increasing from 9.7 percent in the fourth quarter to 10.4 
percent this quarter. This vacancy rate increase was primarily due to the additional 950,000 square feet of space 
that entered the Downtown market at 28 Liberty Street, formerly One Chase Manhattan Plaza. Over the past 
year, however, the vacancy rate fell by 80 basis points as a result of strong leasing activity, which was driven by 
the large volume of leasing at Brookfield Place complex. 

Further considerations are as follows: 

■ The Financial East submarket's vacancy rate increased from 8. 7 percent to 10.3 percent during the first 
quarter. The nearly 1.0 million square foot addition at 28 Liberty Street was a primary cause of this 
increase. 

■ City Hall maintains the lowest vacancy rate at less than 1.0 percent, with just over 111,000 square feet of 
available space during the first quarter. 

■ World Trade was the only submarket to experience a vacancy rate decrease in the first quarter, dropping 
0.8 percent to 14.9 percent. 

■ Vacancy in Downtown is likely to drop over the next year as space from One World Trade Center is being 
absorbed at a reasonable rate. 

The table below shows Downtown's submarket statistics as of first quarter 2015: 

Ottke M,11ket St,1t1st1cs by Submatket 
Downtown Manhattan 

FnstQuattet 2015 

City l·,lall 12,7fJ8,5'I5 OJJ% OJJ% (25,414) Mil.40 
World rrado/World Financial 21,091,58fl 14.9% 14.0% O 10'1,430 2,482,514 $72.51 
FirnmciolWost 5.411,6?? 13.6% 1'1.7% 0 (?11,,114) 0 $45.ti3 
Financial 8rnt 35,261,509 10.3% 9.2% 0 (048,746) $52.17 
Insurance 13,268.439 11.6% 10.4% (77,535) $46.64 

DOWNTOWN TOTAL 87,831,671 10.4% 9.5% (679,579) 2,482,514 $58.71 
Source: Cushman & Wakefield Research: compiled byC&WValuation &Advisory 

CONSTRUCTION 

$0.00 $5CH)n $48.40 
$72.65 $51.00 $71.85 
$49.81 $47.67 $44.56 
$55.aa $41.58 $51.:H) 
$48.43 $40.46 $45,54 

$62.63 $43.28 $57.58 

Though only several office projects have finished construction in the Downtown market recently, it is one of the 
busiest areas in New York City for office construction. In 2013, nearly half of all office construction (by square 
footage) tracked by Cushman & Wakefield in the United States occurred in New York City. Most of this total was 
from the large rebuilding effort at the World Trade Center sites in Downtown Manhattan, which has continued into 
2015. Large amounts of Class A space will be added to Downtown sporadically over the next decade, as each 
tower in the project is finished. 

Below is a list of major construction projects in the Downtown market: 

■ The Fulton Center is located on the southeast corner of Fulton Street and Broadway, and will improve 
connections to six existing lower Manhattan subway stations. The project will also connect with the PATH 
service and the World Trade Center site. The $1.4 billion Fulton Center finished construction in November 
2014. 

■ Office construction in Downtown Manhattan is solely represented by the World Trade Center site. By the 
time the entire project is completed, over 10.0 million square feet of office space will have been added to 
Downtown's inventory. 
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The following graph summarizes construction completions within the Downtown office market: 

CONSTRUCTION COMPLETIONS 
Downtown Office Market, 2005-2015 YTD 
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Source: Cushman & Wakefield Research; compiled by C&W Valuation &Advisory 

WORLD TRADE CENTER 
The most important development in the Downtown market is the World Trade Center site. The project will include 
six state-of-the-art office towers, a memorial to the victims and families of 9/11, a 550,000 square foot retail 
concourse, a transportation hub, and a performing arts center. The sustainability efforts of every part of the 
project make it the most environmentally conscious complex of its size in the world. When completed, the project 
will be a strong symbol for the resurgent Downtown office market. 

Since their opening, One World Trade Center and Four World Trade Center have been 63.9 percent and 62.0 
percent leased, respectively, with almost two million square feet of office space available for lease at both towers. 
Financial companies, who once filled the original twin towers, are losing dominance as One and Four World 
Trade Center are attracting a new set of tenants: technology, advertising, media and information (TAMI) 
companies. These companies present new challenges for the towers as they tend to be comparatively small and 
often need less office space, leaving relatively more space vacant in the massive towers. In 2014, leases were 
signed for about 340,000 square feet, with not a single lease larger than the 106,000 square feet signed by 
MediaMath Inc. at tower 4. Financial firms, who occupied almost 80.0 of space in the twin towers, make up less 
than 2.0 percent of current tenants, while TAMI tenants have taken up more than 30.0 percent of the tower's 
space so far, compared to only about 3.0 at the old World Trade Center. Government tenants occupy roughly 
40.0 percent of space. At the current pace of leasing, the towers will not reach 95.0 percent occupancy until 2019, 
according to Bloomberg. 

Additional details on the project include: 

■ Construction on the World Trade Center site's centerpiece, the 3.5 million square foot One World Trade 
Center, began in 2006, and is the tallest skyscraper in America at 1,776 feet The tower was developed 
by the Port Authority of New York/New Jersey and the Durst Organization, and contains roughly 3.0 
million square feet of Class A office space. The tower completed construction in November 2014, and 
was one of the first two towers to reopen at Ground Zero after the September 11, 2001 terrorist attacks. 
The building's anchor tenant, Conde Nast Publications, leased nearly 1.2 million square feet, and moved 
into the building the same month the tower was completed. Moreover, Beijing Vantone Real Estate Co. 
leased more than 196,000 square feet, while the United States General Services Administration took 
more than 270,000 square feet of space under a twenty year agreement. 
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■ With its crystalline design culminating in a diamond-shaped summit, Two World Trade Center (200 
Greenwich Street) will be the second tallest tower on the World Trade Center site. In total, the building 
will contain 2.8 million square feet of office space, including four trading floors of roughly 65,000 square 
feet each. Construction has begun, and foundation work was completed in 2013. Before moving forward, 
however, the developer (Silverstein Properties) must secure an anchor tenant. 

■ Three World Trade Center (175 Greenwich Street) will be an 80-story, 2.5 million square foot office 
building. The building will also house 133,000 square feet of retail. Due to a contractual agreement with 
the Port Authority, however, the building had been capped at eight stories due to insufficient pre-leasing 
activity. This cap was lifted after GroupM signed a lease for 515,000 square feet in the building. In June 
2014, the Port Authority voted to release approximately $159.0 million of insurance money to help secure 
financing for the tower, and in October, developer, Larry Silverstein, sold $1.6 billion of tax-exempt bonds 
to finance the construction of the tower. 

■ Four World Trade Center (150 Greenwich Street) is the fourth tallest building of the World Trade Center 
site. The 72-story, 2.5 million square foot building was completed in November 2013, and was the first 
tower to reopen at Ground Zero after the September 11, 2001 terrorist attacks. Roughly half of the 
building's two million total square feet has been leased to the Port Authority and NYC Department of 
Human Resource. MediaMath and Morningstar have also signed significant leases in the building 
recently. 

■ Five World Trade Center (130 Liberty Street) is on the site of the former Deutsche Bank Building, which 
was irreparably damaged in the attacks of September 11th. The building's deconstruction finished in early 
2011. The approved redevelopment plans call for a 40-story 1.3 million square foot office building to be 
developed by the Port Authority of New York and New Jersey. Construction on the foundation is currently 
underway. 

■ Seven World Trade Center (250 Greenwich Street) was the first office building at the World Trade Center 
site to be completed. Construction of the 1.7 million square foot building began in 2002 and was 
completed in 2006, at a cost of $700.0 million. Major tenants include Moody's, MSCI, and Portigon 
Financial Services. 

■ The National September 11th Memorial & Museum broke ground in August 2006, and is located on the 
site of the former twin towers. A beautiful park with two manmade waterfalls is at ground level, along with 
a museum seventy feet below. The memorial opened to the public in September 2011, and the museum 
opened during second quarter 2014. 

■ The retail portion of the World Trade Center site, to be known as Westfield World Trade Center, is 
estimated to be completed in fall 2015. The current plan proposes some 350,000 square feet of initial 
retail space within an underground mall, all of which is now owned by Westfield. Leasing of stores at the 
site is nearly complete, with a tenant list that includes Breitling, Michael Kors, and Eataly. 

■ A proposed performing arts center will be located on the northwest corner of Fulton and Greenwich 
Streets. Construction on this project has not yet begun, and funding is currently uncertain. 

■ The new World Trade Center Transportation Hub (also known as the Oculus), designed by renowned 
architect Santiago Calatrava, is expected to accommodate 250,000 pedestrians a day. The hub will 
include a multi-story transit hall and 225,000 square feet of high-end retail. A corridor will also connect the 
hub to the Fulton Center. In total, commuters will have access to other transportation locations on and 
around the hub including the Hudson River Ferry, the PATH service, 11 subway lines, and the proposed 
JFK rail link. This development is a joint effort between the Port Authority of New York/New Jersey and 
the Federal Transit Administration. The Oculus is scheduled to be open to limited pedestrian traffic in 
June 2015, and completed in December 2015. 
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The following rendering of the World Trade Center site is courtesy of Silverstein Properties: 

ASKING RENTS 
Downtown's overall average asking rent increased from $51.04 per square foot to $57.58 per square foot during 
first quarter 2015, reaching the highest quarterly level ever recorded in the market. Over the past year, the 
Downtown overall asking rent has risen by 17 .2 percent, due largely to the addition of the space at 28 Liberty 
Street, which is priced above the market average. The pace is expected to slow as high quality space is getting 
absorbed. The Downtown market continues to remain a value play for tenants compared to the pricier Midtown 
and Midtown South markets. 
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Further considerations include: 

■ The World Trade submarket currently has the highest overall average asking rent, at $71.85 per square 
foot. It was the only submarket in Downtown to have its year-over-year rate fall. This decline is attributed 
to higher priced space at Brookfield Place and Four World Trade Center getting leased. 

■ The overall average asking rent in the Financial West submarket is $44.56 per square foot, the lowest of 
any Downtown submarket. 

■ Exceptionally strong leasing activity in Downtown has caused the net effective rents in the submarket to 
rise by 9.1 percent, from $35.13 per square foot in 2009 to $38.34 per square foot in 2014. 

The following graph highlights the relationship between the overall vacancy rate and overall asking rents in the 
Downtown office market since 2005: 

OVERALL VACANCY RATE & OVERALL ASKING RENT BY YEAR 
DOWNTOWN, 2005-15Q1 
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Source: Cushman & Wakefield Research; com piled by C&WValuation & Advisory 
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LEASING ACTIVITY 
Tenants in Downtown signed over 1.0 million square feet of new leases during the first quarter. This represents a 
decrease of 40.7 percent from the same time last year when total leasing was above 1.7 million square feet. It 
also represents a quarterly low for the market since first quarter 2010. Financial East was the most active 
submarket during the quarter, registering over 700,000 square feet of new leasing, including several sizeable 
transactions completed by WeWork and OSP Group. 

Other notes of interest for leasing activity in Downtown are as follows: 

■ WeWork signed the largest lease during the first quarter, taking more than 230,000 square feet of space 
at 85 Broad Street in Financial East. The shared office space provider will be taking up six floors at the 
former headquarters of Goldman Sachs building 

■ OSP Group signed the second largest lease, taking more than 156,000 square feet at One New York 
Plaza. The online apparel retailer for plus-size consumers is relocating its corporate headquarters from 
midtown Manhattan to the new location in Lower Manhattan. 

■ The third largest lease of the quarter was signed by Planned Parenthood for 65,000 square feet at 123 
William Street. The reproductive health nonprofit is selling its current headquarters at 434 West 33rd 

Street and will be moving to the Insurance submarket. 
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The following table highlights significant leasing transactions in Downtown for the first quarter in 2015: 

Significant Office Market Lease Transactions 
Downtown Manhattan 

F1rst Quarter 2015 

85 Broad Street Financial East WeWork 
One New York Plaza Financial East OSP Group 
123 William Street Insurance Planned Parenthood 

Source: Cushman & Wakefield Research; compiled by C&W Valuation & Advisory 

233,174 
157,210 
65,000 

NET ABSORPTION 
Downtown was the only Manhattan submarket to register negative absorption during the first quarter. In total, 
679,579 square feet of space was put back on the market this quarter. The large block of space at 28 Liberty 
Street largely contributed to this negative absorption. The Downtown absorption should improve for the remainder 
of the year, especially as tenants located in Midtown and Midtown South are increasingly looking to Downtown 
both for its significant rental discount and its proximity to a creative workforce that lives in lower Manhattan and 
Brooklyn. 

Further considerations are as follows: 

■ Four of the five Downtown submarkets recorded negative overall absorption this quarter, with the 
exception of World Trade, which recorded over 100,000 square feet of positive absorption. 

■ Financial East registered the highest level of negative absorption, at 648,746 square feet. Most of the 
additional space came from 28 Liberty Street. 

■ Over 96.4 percent of Downtown's negative absorption during the quarter occurred in Class A leasing, 
most of which has been in the Financial East submarket. 

The following graph shows construction completions and absorption compared to overall vacancy rates since 
2005: 
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The following chart shows the overall net absorption in Downtown since 2005: 

OVERALL NET ABSORPTION 
Downtown Office Market, 2005-2015 YTD 

2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 

Source: Cushman & Wakefield Research; com piled by C&WValuation & Advisory 

N N 
The Downtown Manhattan office market remains competitive due to its pricing and growing attractiveness to both 
residents and employers. The market has moved away from being dominated by financial services firms and now 
benefits from greater industrial diversity. This trend has been helped by creative and tech firms moving south after 
being priced out of the tight Midtown South office market. The previous oversupply of space is beginning to be 
absorbed by renewed interested in the Downtown market. 

Some final thoughts on Downtown: 

■ The asking rents in Downtown remain far below the average rents in Midtown and Midtown South. This 
has proven to be an advantage, as creative tenants priced out of those markets move south to 
Downtown. 

■ Current developments in residential, retail, and entertainment are boosting lower Manhattan's appeal to 
both employers and employees. 

■ Despite the recent increase in available space due to the delivery of One World Trade Center, the overall 
vacancy trend remained stable. This downward trend is expected to continue as space becomes scarce. 
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FINANCIAL EAST OFFICE DISTRICT ANALYSIS 

DISTRICT OVERVIEW 

28 

The subject property, 40 Wall Street, located within the Financial East sub district of Downtown Manhattan. This 
sub district is anchored by the New York Stock Exchange located on the southwest corner of Wall Street and 
Broad Street. Downtown Manhattan is comprised of five statistical areas tracked by Cushman & Wakefield and 
are delineated as follows: 

■ City Hall: Bound by the Brooklyn Bridge, Park Row, Vesey Street, Chambers Street, Hudson River, 
Canal Street and the East River. 

■ World Financial: Bound by Albany Street, Hudson River, Chambers Street, Church Street, Vesey 

Street, Broadway, Liberty Street and Greenwich Street. 

■ Financial West: Bound by Battery Park, Hudson River, Albany Street, Greenwich Street, Liberty 
Street and Broadway. 

■ Financial East: Bound by Battery Park, Broadway, Liberty Street, William Street, Pine Street and 
the East River. 

■ Insurance: Bound by Pine Street, William Street, Liberty Street, Broadway, Park Row and the 
Brooklyn Bridge. 

The following chart summarizes the Downtown Class A and B office market as of first quarter 2015: 

Financial 
C Hall World Trrede Welt 

Number of Buildings 8 10 2 
Inventory (sf) li,602.688 17.4.23.432 f56:U15 
Total Space Available 0 3,010,514 43.453 
Direct Space Available 0 2.929.547 26.233 
Direct Vacancy Rate 0.0% 16.8% 40% 
Total Vacancy Rate 0.0% 17.3% 6.6% 
Direct Rental Rate S0.00 $72.65 $49.81 
YTD Leasin Activi 3,500 81,979 27.919 

C · 1&11 World Trrede 
Number of Building.s 8 4 8 
Inventory (sf) 3,192,893 3,618,654 3,387.600 
Total Space Available 47,951 138.879 382.694 
Direct Space Available 47.951 18.550 295.531 
Direct Vacancy Rate 1.5% 0.5% 8.7% 
Total Vacancy Rate 1.5% 3.8% 11.3% 
Direct Rental Rate $56 98 $51.00 $47.67 
YTD Leasin Activit 0 41.137 46.240 
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21 8 
23,378,388 4.735.929 
2.750,055 997,227 
2.419.869 977.305 

10.4% 20.6% 
11.8% 211% 
$55.88 $48.43 
515.215 44.059 
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10,927.205 5.712.767 
714,507 469.715 
677.909 342.225 

6 .. 2% 60% 
6.5% 8.2% 

$41.58 $40.46 
150.697 32.615 
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s 

49 
52,803,752 
6,801,249 
6,352,954 

12.0'li'o 
12.9'li'o 
$62.63 
672,672 
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Su 

54 
26,839,119 
1,753,746 
1,382,166 
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£.5% 

$43.27 
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The Downtown vacancy rates, as of the first quarter 2015, tend to vary from district to district. For Class A space, 
the direct vacancy rates are 0.0 percent for the City Hall sub district, 16.8 percent for the World Trade sub district, 
4.0 percent for the Financial West sub district, 10.4 percent for the Financial East sub district and 20.6 percent for 
the Insurance sub district. This compares to the average Downtown direct vacancy rate of 12.0 percent for Class 
A space. When sublease space is included, the average vacancy rate for Downtown Class A space increases to 
12.9 percent. 

For Class B space, the direct vacancy rates are 1.5 percent for the City Hall sub district, 0.5 percent for the World 
Trade sub district, 8.7 percent for the Financial West sub district, 6.2 percent for the Financial East sub district 
and 6.0 percent for the Insurance sub district. This compares to the average Downtown direct vacancy rate of 5.1 
percent for Class B space. When sublease space is included, the average vacancy rate for Downtown Class B 
space increases to 6.5 percent. 

FINANCIAL EAST OFFICE SUBDISTRICT 
As we mentioned earlier the subject is located within the Financial East office submarket. Following is a snapshot 
of the submarket as of the first quarter 2015. 

DlnN:t Wld. A-vg C.._ 
Yl7DlN91ng A Gnla Rental Ra 

Quartllr Direct¥ Acdv 
1st QL1arter 2015 35.261.509 9.20% 705.854 $55.88 
4th Quarter 2014 35,339.509 7.80% 2.392.349 $48.61 
1st Quarter 2015 35.339.509 7.90% 830.045 $44.92 

• Rents: Direct Class A asking rents increased from $48.61 per square foot in Q4 2014 to $55.88 per 
square foot in Q1 2015. The increase in asking rents is reflective of completed new construction; rents 
will continue to rise as the construction continues. Class B overall rental rates remained flat this quarter at 
$43.27 per square foot. 

• Vacancy Rates: Financial East's overall direct vacancy rate is 9.2 percent increased by 1 .4 percentage 
points from Q4 2014. Class A office space maintains a direct vacancy rate of 10.4 percent while Class B 
is much lower at 6.2 percent. There are two new large blocks available in Financial East at 55 Water 
Street (127,291 square feet) and One State Street Plaza (81,468 square feet). 

• Leasing Activity: Year-to-date leasing activity registered over 700,000 square feet, which was more than 
the rest of downtown combined. Class A leasing represents 73 percent of all leasing in the Financial East 
submarket. Compared to last year leasing activity is down over 40 percent at 1,044,591 square feet. 

The Financial East Sub district contains a large number of pre-war office buildings, many of which remain Class A 
buildings. An example of a large pre-war Class A buildings include 40 Wall Street (subject property). Pre-war 
buildings are frequently renovated and upgraded with new windows, new HVAC package units, new elevators 
and increased electrical capacity. These improvements combine with the architectural integrity of pre-war lobbies 
which frequently include brass elevator doors, marble floors and vaulted ceilings of intricate design. Examples of 
pre-war buildings which have undergone renovation include 100 Broadway located on the southeast corner of 
Pine Street. 

Post-war office buildings include several large buildings constructed during the 1960/70 building boom and 
include larger buildings with large floor sizes built for major institutions. Some of the largest downtown buildings 
located in the Financial East District fall within this category: 

CONFIDENTIAL 
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• Chase Plaza - One and Two Chase Plaza are 35 and 60 story buildings containing 2.8 million square 
feet. The complex, located on Pine Street, is occupied by Chase Manhattan Bank and Milbank Tweed 
Hadley & Mccloy. 

• 55 Water Street Consists of 14 and 53 story towers containing 3.6 million square feet. The complex, 
located on Water Street, is occupied by Chase Manhattan Bank, Standard & Poor's, and Depository Trust 
Company. 

• One New York Plaza - A 50 story tower containing 2.6 million square feet. The tower, located on Water 
Street, is occupied by Wachovia and Morgan Stanley. 

Other large post-war buildings in this district include Two Broadway; Two New York Plaza a/k/a 125 Broad Street; 
Four New York Plaza and 60 Broad Street. Modern buildings constructed since 1980 are limited in number in 
Financial East. These would include Seven Hanover Square; Financial Square; 17 State Street, 33 Whitehall 
Street and 60 Wall Street. 

Wall Street is the major east/west artery in this submarket beginning at Broadway and ending seven blocks east 
at South Street. Other major streets in this district include Broadway which is the north/south artery which forms 
the district's western border; Broad Street located two blocks east of Broadway which also runs north/south, and 
Water Street which begins at Battery Park and winds north into the Insurance District. 

COMPETITIVE BUILDING HIGHLIGHTS 
Several office buildings within the Financial East subdistrict, as well as the surrounding Insurance, Financial West 
and World Financial sub districts, are considered to be competitive with the subject property. The chart on the 
following pages summarizes these 29 competitive buildings, excluding the subject. These office buildings are 
more indicative of the competition that would have a direct impact on the subject compared to the overall 
subdistrict previously examined. Although we have reported both direct and sublease space available within the 
buildings considered competitive with the subject property, it should be noted that sublease space is generally not 
considered a reliable occupancy indicator. 
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40 WALL STREET 

PropertJ OlllceArN Year 
CroaSCnNa1 RA1 Bulk 

20 Broad Street 453.207 1956 
N/W/C of Ex-chan e Place 

2 30 Broad Street 346.900 1932 
SMI/C of Exchan e Pla,ce 1965 

3 2·6 Broadway 630.000 1922 
N/E/C of Beaver Street 

4 45 Broedwey Atrium 368.315 1983 
B/w Morris Street & Exchan e Alie 

5 61 Broadway 548.155 1916 
NM/IC of Ex-chan 1986 
Former Bank of Tokyo Buildin,g 

6 100 Broadway 304.538 1922 
S/E/C of Broadwa & Pine Street 1998 
One Trinity Centre 

7 111 Bro,1dwey 427.598 1905 
S/WIC of Thames St. 1989 
United States Realty Building 

8 115 Brot2dway 409.596 1907 
Entire Blo-ck Boun-ded 8 Thames Street. Trinit Place. Ce,dar Street. 8 
The Equitable Buil-din·g 

9 12-0 Broadway 1.916.700 1915 
Entire block botmded b 
AT & T Building 

10 195 Broadway 875.000 1916 
8/wD Fulton Streets 1986 

CONFIDENTIAL 

DiAN:tSF 
S4ioJIN Available 

27 0 

49 28.000 

31 86.356 

32 9.756 

33 62.855 

24 .26.17.2 

21 56.992 

2.2 107.977 

41 128.872 

30 0 
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SF Occupied 
Available l I 

0 100.00% 

11.985 91.93% 

0 86 .. 29% 

0 97.35% 

15.203 88.53% 

0 91.41% 

6.859 86.67% 

3.550 73.64% 

107 .. 282 93 .. 26% 

111.129 100.00% 

"-Ima 8am 
Low 

NIA 

$42.00 

$40.00 

$41.00 

$41.00 

$41.00 

$45.00 

$47.00 

$43.00 

NIA 

H h 

NIA 

$44.00 

$50.00 

$41.00 

$52.00 

$44.00 

$49.00 

$49.00 

$48.00 

NIA 
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PropertJ OlllceArN Year 
CroaSCnNa1 RA1 Bulk 

11 100 Church Street 970.627 1958 
Entire blo-ck bounded b & Park Place 

t2 22 Cortlandt Street 601.487 1972 
8/w Broadwa & Church Street 

13 One Exchange Pina 295.000 1983 
SN.//C of Exchan e Alie 

14 40 Fulton Street 224.531 1989 
S/WIC of Pearl Street 

15 5 Hanover Squt1re 235.523 1961 
8/w Beaver & Pearl Streets 
Federal Reserve Plaza 

16 33 Maiden Lane 540.000 1984 
N/E/C of Nassa1.J St. 

H 59 Mr:iiden Lane 1.043.007 1965 
S/WIC of John Street. 

18 83 Maiden Lr:ine 135.955 1958 
N/WIC of Gold Street 1987 

19 Four New York Plaza 1,100.000 1968 
N/E/C of Broad & Water Streets 

20 80 Pine Street 983.425 1960 
Entire Block BoLrnded Maiden Lane. Pearl. Pine & Water Sts 

CONFIDENTIAL 

DiAN:tSF 
S4ioJIN Available 

21 0 

34 18.550 

32 .23.469 

28 16.622 

25 18.337 

27 0 

44 0 

13 0 

23 49.528 

40 0 
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SF Occupied 
Available l I 

0 100.00% 

9.200 96.92% 

17.220 92.04% 

3.042 92.60% 

0 92.21% 

0 100 00% 

0 100.00% 

0 100.00% 

0 95.50% 

127.490 100.00% 

"-Ima 8am 
Low 

NIA 

$51.00 

$54.00 

NIA 

$43.00 

NIA 

NIA 

NIA 

$40.00 

NIA 

H h 

NIA 

$51.00 

$56.00 

NIA 

$43.00 

NIA 

NIA 

N/A 

$40.00 

NIA 
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40 WALL STREET 

PropertJ OlllceArN Year 
CroaSCnNa1 RA1 Bulk S4ioJIN 

21 14 Wall Street 956.654 1932 37 
N/W/C of Nassau & Wall Streets 1997 

2.2 44 Wall Street 265.780 1926 24 
NM//C of William Street 2004 

23 48 Wall Street 265.427 1927 33 
N/E/C of William Street 2000 

24 100 Wall Street 457.622 1968 29 
8/w Water & Front Streets 1994 

25 100 William Street 355.364 1972 21 
8/w John & Platt Streets 

26 110 William Stre-et 848.592 1958 32 
N/E/C of John Street 1999 

27 123 William Stre-et 503.325 1957 27 
8/w John & Fulton Streets 2014 

28 77 Wt2ter Street 614.011 1970 26 
Entire Bio-ck bound b GoLNerneur. Old Sli . & Front Sts 
The Woolworth Building 

29 233 Broadway 855.104 1913 54 
8/w Barcia Street & Park Place 2002 

TOTAL '14,111,321 
AVERAGE 

CONFIDENTIAL 

DiAN:tSF 
Available 

146.562 

63.996 

5.803 

53.948 

36.880 

95.:381 

10.317 

0 

16.738 

at9,9n 
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SF Occupied 
Available l I 

0 84.68% 

2.916 75.92% 

40.950 97.81% 

16. 766 88.21% 

0 89.62% 

0 88.76% 

0 97.95% 

0 100.00% 

0 98.04% 

44l5A(N 

"-Ima 8am 
Low 

$40.00 

$40.00 

$42.00 

$41.00 

$46.00 

$45.00 

$40.00 

NIA 

$55.00 

H h 

$45.00 

$44.00 

$46.00 

$43.00 

$48.00 

$45.00 

$54.00 

N/A 

$57.50 
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The buildings that are competitive with the subject contain a total net rentable area of 14,880,328 square feet with 
an average direct occupancy rate of 94.29 percent; this compares to direct vacancy of 88.0 percent for Class A 
office space in the Downtown market as a whole. The minimum asking rent for the 30 buildings that are 
competitive with the subject is $40.00 per square foot and the average maximum asking rent is $57.50 per square 
foot. 

DIRECTLY COMPETITIVE BUILDINGS 
Of the 29 buildings presented, six are considered directly competitive with the subject in terms of building 
classification, asking rents, rentable office area, and current occupancy. The following chart summarizes the 
relevant occupancy statistics for the seven competitive buildings 14 Wall Street, 100 Church Street, 123 William 
Street, 111 Broadway, 120 Broadway, and 233 Broadway. 

D'imct Sulbla1D8 'Ii .. Dired 
PmpMty Offlc&Area Avall. Avall Occupied Occupied WjogRa11t 
r Cron Sfreetl' RA SF SF ,1mc1: - Low H h 

1 14 Wall Street 956,654 146,562 0 84.68% 84.68% $40.00 $45.00 
2 100 Church Street 970.627 0 0 100.00% 100.00% NIA NIA 
3 123 William Street 503,325 10.317 0 97.95% 97.95% $40.00 $54.00 
4 1 1 1 Broadway 4.27.598 56.992 6.859 86.67% 85.07% $45.00 $49.00 
5 120 Broadway 1.916.700 128.872 107.282 93..28% 87.68% $43.00 $48.00 
6 233 Broadwa 855.104 16.738 0 98.04% 98 04% $55.00 $57.50 

TOTAL ,.m.• 351,481 114,141 
AVEIRAGIE 931 591 4 19(124 9.3.11'1, 91~59% $41.N $57.51 

The average direct occupancy rate for these six directly competitive buildings is 93.61 percent for direct space 
and 91.59 percent when including sublease space. This compares with an average direct occupancy rate of 89.08 
percent for all of the buildings competitive with the subject and 88.00 percent for direct Class A space within the 
Downtown market. 

SUMMARY AND CONCLUSIONS 
Of the 29 buildings competitive with the subject, six buildings are considered directly competitive; 14 Wall Street, 
100 Church Street, 123 William Street, 111 Broadway, 120 Broadway, and 233 Broadway are directly competitive 
with the subject due to their similar age, size, quality, location, occupancy and asking rents. The buildings may 
have individual traits that vary from the subject but overall are very comparable. Based upon our analysis, it is our 
opinion that rents for 40 Wall Street should average in the mid $40's per square foot and stabilize at an 
occupancy rate above 90 percent. 
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s 

CONFIDENTIAL 

Location: 

Shape: 

Topography: 

Land Area: 

Frontage: 

Visibility: 

Access: 

L 

40 Wall Street 
Between Williams and Nassau Streets 
New York, New York County, NY 10006 

The subject property is located on the north side of Wall Street 
throughblock to Pine Street between Nassau and William Streets in the 
Financial East office submarket of Downtown Manhattan. 

Irregular 

The site slopes downward slightly from north to south and from east to 
west. 

34,360 square feet 

Approximately 150 feet 1 inch on Wall Street and approximately 203 feet 
9 inches on Pine Street. 

The subject property has good visibility. 

Access is provided by Wall Street and Pine Street. Wall Street is a one­
way, eastbound commercial thoroughfare that runs from Broadway to 
South Street and is closed to vehicular traffic. Pine Street is also a one­
way, westbound commercial thoroughfare that runs cross-town from 
Broadway to Water Street. 

Street Improvements: Curbing, sidewalks and street lights. 

Soil Conditions: We did not receive nor review a soil report. However, we assume that the 
soil's load-bearing capacity is sufficient to support existing structure. We 
did not observe any evidence to the contrary during our physical 
inspection of the property. Drainage appears to be adequate. 

Utilities: Following are the utility providers for the subject property: 

Water: City of New York 

Sewer: City of New York 

Electricity: Consolidated Edison 

Gas: Consolidated Edison 

Telephone: Verizon Communications 

Land Use Restrictions: We were not given a title report to review. We do not know of any 
easements, encroachments, or restrictions that would adversely affect 
the site's use. However, we recommend a title search to determine 
whether any adverse conditions exist. 
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CONFIDENTIAL 

Flood Zone: The subject property is located in flood zone X. 

Flood Zone Description: Areas determined to be outside the 500 year flood plain. 

FEMA Map: 

Site Improvements: 

360497-0184F, dated September 5, 2007 

The site is improved with a 63-story Class A office building with retail and 
storage space. 

Hazardous Substances: We observed no evidence of toxic or hazardous substances during our 
inspection of the site. However, we are not trained to perform technical 
environmental inspections and recommend the hiring of a professional 
engineer with expertise in this field 

Overall Site Utility: The subject site is functional for its current use. 

Location Rating: Good 
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R N S N 
The following description of improvements is based upon our physical inspection of the improvements along with 
our discussions with the building manager. 

GENERAL DESCRIPTION 

Year Built: 

Building Class: 

Number of Buildings: 

Number of Stories: 

Gross Building Area: 

Net Rentable Area: 

Loss Factor: 

Typical Floor Plate: 

CONSTRUCTlON DETAlL 

Basic Construction: 

Foundation: 

Framing: 

Ceiling Height: 

Floors: 

Exterior Walls: 

Roof Cover: 

CONFIDENTIAL 

1929 (Renovated in 1995) 

Class A 

63 

1,061,266 square feet (Per Assessor) 

1,165,207 square feet (Per Rent Roll/Leases) 

27.00 percent (Remeasured) 

The owners remeasured the property based on a 27.00 percent loss factor. 
Rentable areas of buildings in New York City exceed the gross buildings 
areas by factors ranging from 15 to 25 percent per floor which translates to 
loss factors of 22 to 28 percent per floor based upon REBNY 
measurements and 26 to 32 percent per floor based upon typical 
architects' carpetable measurement. As leases expire, tenants will be 
paying rent based on their remeasured area. 

The floor plates range from 3,591 to 38,828 square feet. 

Structural steel and concrete with aluminum and glass curtain wall facade .. 

The foundation consists of reinforced concrete and steel piles at load 
bearing column locations and reinforced concrete slab-on-grade basement 
floors. The basement has concrete perimeter walls. 

Poured reinforced concrete foundation and concrete encased steel frame 
supporting reinforced concrete floor slabs. 

Generally, ceiling heights vary from 11' O" to 14' O", slab to slab with 
finished ceiling heights of 8' 6" to 9' O" in the office area. 

Concrete poured. Each floor is bridged by structural steel floor beams. The 
stairwells, bathrooms, equipment rooms and elevator shafts are side core. 

The facades consist of limestone over concrete masonry unit with some 
areas of an exterior insulation finishing system. 

The roofs are a combination of a steep-sloped pinnacle roof structure 
covered with sheet copper and low-sloped setback roofs covered with 
single-ply, fully adhered EPDM membranes. 
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40 WALL STREET 

Windows: 

Pedestrian Doors: 

Loading Doors: 

MECHANICAL DETAIL 

Heating: 

Cooling: 

Plumbing: 

Electrical Service 

Emergency Power: 

CONFIDENTIAL 

IMPROVEMENT DESCRIPTION 

Parapets are an extension of the facade. Base flashing consists of the 
roofing membrane extending along the roof side surface of the parapet and 
terminating under the aluminum counter flashing. Roof drainage is 
provided by domed strainers that lead to an interior drainage system that 
discharges storm water into the municipal system. 

Operable double thermopane that tilt and turn. 

Glass in aluminum frames. 

The freight entrance is located on the Pine Street side of the building 

Low pressure steam purchased from Consolidated Edison. Steam is 
provided to the building by two eight inch high pressure steam mains. Low 
pressure steam is delivered to cast iron perimeter radiators on the tti 
through 63rd floors. Heating for the 1st through 6th floors is provided by 
means of perimeter induction units. 

Cooling is provided by three water cooled chillers, which are centrifugal 
type manufactured by York. Two of the chillers are driven by steam 
turbines and one is electric drive. They utilized I32A refrigerant. Chilled 
water is delivered to cooling coils at air handlers on each floor. Heat 
rejection is provided by one three cell cooling tower located on the 25th 
floor setback roof. The cooling tower has a capacity of 3,000 tons and is 
approximately 50 years old. Chilled water is distributed by three circulating 
pumps manufactured by Weiman. Pumps are rated at 2,300 gpm and 
motors are rated at 100 hp. Condenser water is circulated by three pumps 
manufactured by Weinman. Pumps are rated at 3,000 gpm and motors are 
rated at 200hp. The interior spaces and corridors are provided with fresh 
air via fans located on each floor. 

The plumbing system is assumed to be adequate for existing use and in 
compliance with local law and building codes. The plumbing system is 
typical of other office properties in the area with a combination of steel, 
copper and cast iron piping throughout the building. Adequate restrooms 
for men and women are located on each floor of the building. 

Electricity is supplied underground to the site. A single 40,000 amp, 
110/208 volt, 3 phase 4-wire service is provided. Circuit protection is 
provided by circuit breakers, distribution wiring is of copper conductors. 
Individual meters are located on each floor. Interior lighting consists of 
fluorescent fixtures. 

None 

39 
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40 WALL STREET 

Elevator Service: 

Fire Protection: 

Security: 

[NTERlOR DETAH. 

Layout: 

CONFIDENTIAL 

IMPROVEMENT DESCRIPTION 

The building is equipped with 30 passenger elevators and 8 freight 
elevators. They are gearless traction type manufactured by Otis Elevator 
and are original to the building. Controllers are of the solid-state type. 
Elevators have a capacity of 2,500 lbs. The cab interiors are finished with 
carpeted floors, and bronze walls and ceilings. There two escalators 
connecting the lobby to the banking hall. The elevator service is 
summarized as follows: 

No. Bank Type Weight (lbs.) Floors 

7 A Passenger 2,500 L-12 

1 A Freight 3,000 LL-12 

6 B Passenger 2,500 L, 12-22 

1 B Freight 3,000 2, 12-22 

3 C1 Passenger 2,500 L, 38-55 

1 C1 Freight 2,500 2, 38-54 

4 C2 Passenger 2,500 L, 38-60 

1 C2 Freight 3,000 2, 38-54 

6 D Passenger 2,500 L, 22-38 

1 D Freight 2,500 LL, 22-38 

2 E Passenger 2,500 60-63 

1 E Freight 3,000 60-67 

2 X Passenger 2,500 BB-4 

2 z Freight 3,000 SB-6 

The building is not fully sprinkled. The building contains a Class E fire 
alarm system which includes local fire wardens located on each floor, pull 
boxes, speakers, strobe lights and an "all call" public address system. 
There are eight separate fire stairs serving the facility. The command 
center for the fire alarm system is located in the lobby. 

The building contains a 24-hour guard service and a closed circuit 
television system. In addition, tenants in the building have an electronic 
key code entrance system to enter the building. 

The core of the building is located in the side of each floor. The building 
features functional floor plates. 

Office spaces are located on the 2nd through 63rd floors. The building 
contains sub-basement, basement and mezzanine space. Additionally, 
there are several mechanical levels above the 63rd floor. The grade level 
contains the main lobby, retail space and the elevator landings. The 
mezzanine level, which is at grade on Pine Street, contains retail space 
and the building management office. The basement contains a retail unit, 
currently leased to a cafe as well as miscellaneous building space. The 
sub-basement and floors above the 63rd contain miscellaneous building 
and mechanical space. 
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40 WALL STREET 

Entrance/Lobby: 

Floor Covering: 

Walls: 

Ceilings: 

Doors: 

Lighting: 

Restrooms: 

SITE IMPROVEMENTS 

Parking: 

Onsite Landscaping: 

Other: 

Condition: 

PERSONAL PROPERTY 

SUMMARY 

Quality: 

Layout & Functional Plan: 

Property Rating: 

Actual Age: 

Effective Age: 

Expected Economic Life: 

Remaining Economic Life: 

CONFIDENTIAL 

IMPROVEMENT DESCRIPTION 

The main entrance consists of four glass and bronze revolving doors 
flanked by four sets of glass swing type doors. The main lobby on the 
ground floor is accessible from Wall Street and contains a concierge desk, 
tenant directories and elevator landings. Access to Sav Cafe Inc is located 
in the basement level is available from the main lobby. The main lobby is 
finished with marble floors and walls and a painted drywall ceiling. 
Escalators leading to the mezzanine level retail are located in the main 
lobby. 

Floors throughout the office, corridor or lobby areas contain marble finish, 
terrazzo, resilient tile, ceramic tile, carpet or exposed hard wood. 

Painted plaster. Some office areas have some removable partitions and 
paneling. 

Ceilings are suspended acoustical tile, painted drywall or plaster. 

The majority of the office entrance doors off the corridors are painted 
hollow core metal doors. 

The building contains a mixture of fluorescent and incandescent light 
fixtures. 

The building features restrooms for men and women on each tenant floor. 

None 

None 

None 

Average 

Personal property was excluded from our valuation. 

Average 

Average 

After considering all of the physical characteristics of the subject, we have 
concluded that this property has an overall rating that is average when 
measured against other properties in this marketplace. 

86 years 

35 years (The building was renovated in 1995 and has been well 
maintained) 

60 years 

25 years 
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AMERICANS WITH DISABILITIES ACT 
The Americans With Disabilities Act (ADA) became effective January 26, 1992. We have not made, nor are we 
qualified by training to make, a specific compliance survey and analysis of this property to determine whether or 
not it is in conformity with the various detailed requirements of the ADA. It is possible that a compliance survey 
and a detailed analysis of the requirements of the ADA could reveal that the property is not in compliance with 
one or more of the requirements of the Act. If so, this fact could have a negative effect upon the value of the 
property. Since we have not been provided with the results of a survey, we did not analyze the results of possible 
non-compliance. 

HAZARDOUS SUBSTANCES 
We are not aware of any potentially hazardous materials (such as formaldehyde foam insulation, radon-emitting 
materials, or other potentially hazardous materials) that may have been used in the construction of the 
improvements. However, we are not qualified to detect such materials and urge the client to employ an expert in 
the field to determine if such hazardous materials are thought to exist. 

DESIGN FEATURES AND FUNCTIONALITY 
The building is a pre war 63-story Class A office property with floor plates ranging from 3,591 to 38,828 square 
feet. The building has good appeal to prospective office tenants. 

PHYSICAL CONDITION 
We inspected the mechanical systems of the building. The appraisers, however, are not qualified to render an 
opinion as to the adequacy or condition of these components. The client is urged to retain an expert in this field if 
detailed information is needed about the adequacy and condition of mechanical systems. 
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REAL PROPERTY TAXES AND ASSESSMENTS 

CURRENT PROPERTY TAXES 

43 

The subject property is located in the taxing jurisdiction of City Of New York. The assessor's parcel identification 

number is Lot 2 in Block 43. 

Assessments for the current and prior years are as follows: 

. SSESSIIENT INFORMATION 

Assessed Value 
Land Assesse-d Value 
Improved Assesse,d Value 
Total Assesse-d Value 

TAX LIABILITY 

City of New York 
2015/16 

Actual 

$19.980.000 
$45.335. 700 
$65.315. 700 

Transitional 

$19.980.000 
$45.609.551 
$65.589.551 

2014/15 

Actual 

$19.980.000 
$44.128.350 
$64.108.350 

Transitional 

$19.980.000 
$47.672.131 
$67.652.131 

Taxable Assessment $65.315.700 $64.108.350 
Tax Rate., 10.791% 10.684% ----------------------Tot a I Property Taxes $7.048.113 $6.849.336 

(1) 2015118 llx ,_......_.,Ill 1'Kt 111:KMt ht 2014115 ..... 

Real estate taxes in New York City are normally the product of the transitional assessed value times the tax rate, 

for the fiscal year July 1 through June 30 (payable July 1 and January 1 ). The transitional assessed value is 
based on a five-year phase-in of actual assessed value. If the actual assessed value is lower than the transitional 
assessed value for that year, the actual assessed value is multiplied by the tax rate to determine the tax. 

In the case of the subject property, the actual assessed value is less than the transitional assessed value for 

2015/2016. Our tax projection for the subject property, therefore, is based upon the 2014/15 and 2015/2016 
actual assessments for calendar year 2015 as follows: 

2015/16 Fiscal Taxes $7.048.113 @ 50% = 
2014/15 Fiscal Taxes $6.849.336@ 50% = 
2015 Calen,dar Year Tax Liability= 
.2015 Calendar Year BID Taxes = 
.2015 Total Calendar Year Tax Liability 
Tax Liability per Square Foot GSA = 

$3.524.056 
$3.424.668 
$6.948.724 

$.237.095 
$7.185.819 

$6.77 

As can be seen from the previous summary of tax liability, the subject property's assessments decreased from 
2014/2015 to 2015/2016. In an effort to evaluate the fairness of the subject's current assessed value and future 

prospects for a change in the assessment, we have; 

1) compared the most recent assessments (land and building) to that of other similar properties, 

2) compared the assessment to the market value estimate concluded in this report, and 

3) considered the potential for future changes in the assessed value of the subject property. 
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Business Improvement District Tax 
The property is also subject to the Downtown Business Improvement District (BID} taxes. The Downtown BID tax 
is a supplemental real estate tax levied on commercial buildings located in the designated Downtown District. The 
Downtown District is a Special Assessment District in which private commercial real estate owners pay a nominal 
supplemental tax used to augment public services and provide special amenities to the area. The Downtown 
Manhattan Partnership administers the district's activities. According to the Downtown Manhattan BID office, the 
BID taxes allocated to the subject property are $237,095 for the 2015 tax year. 

TAX COMPARISONS 
To determine if the taxes on the property are reasonable, we have examined the actual tax burdens of similar 
properties in the market. They are illustrated in the table below. 

No. Property Mame & Loodon Block Lot Building OBA Y•ar Built A1J1N1Ysament Allsltn:JSF TotalTaxu TaxnlSF 
1 120 Brnadway 47 10012 1,697,9!35 1916 $1 '.l7, 797,430 $86.2:3 $14,fl,39,721 $9.:31 
2 14 Wall Street 40 9 8'..19,74f) 1912 $()'.l,291,2'..lO $7f).'.37 Ml,tm,7ff7 $B.1:.I 
3 :.m Broad Street 24 2Il 3/0,(}()0 1tJ:.i;i $2/i, 005, 4 70 $70.29 $2,B06,250 $7.58 
4 55 Broa(J Streilt 25 1 406,025 191'l7 $2:.l,650,650 $58.25 $2,552,142 $6.29 
5 80 Broad Street 11 21 '.l61,7H.J 1fl31 $22,47e, 150 $62.14 $2,425,401 $6.71 
6 61 Broaciway 21 1 650,740 1916 $50,596,280 $77.75 $5,459,845 $8.39 
l 100 BroacJway 46 '.I '.164,:190 Hl?? $?4,()57,900 $/36 02 $2,5913,088 $712 

STAmmcs 
Low: :161,710 1912 $22,476,150 $58 25 $2,425,401 $6.29 
HijJll 1,597,005 1967 $137,797,430 $86.23 $14,869,721 $9.31 
Averai,ie. !)!i!i,797 1928 49,!lf)(.l,444 $70.86 fi,'..)62,7 43 $7 !lfi 

G.ll A. provtw.f b R~,I l"~!)/Wr MS~$$1'/)\!/I( l'lll\!8(1 

Our survey of comparable office buildings, which contain retail and office space, indicates a wide range of taxes 
ranging from $6.29 to $9.31 per square foot of gross building area. The average tax of the comparable properties 
is $7.65 per square foot. This compares with the subject's 2015/2016 fiscal tax liability of $7,048,113 or $6.44 per 
square foot of the assessor's gross building area of 1,061,266 square feet. 

The subject's real estate tax burden is within the range exhibited by the comparables. Based upon the property's 
increasing net operating income over the next several years, we have assumed the assessed value will stabilize 
at $80,000,000 (taxes near $8.50 per square foot), which will be phased-in over a 5-year period based upon the 
net operating income over the next several years. 

NEW YORK CITY ASSESSMENT PRACTICE 
Based upon our discussions with officials at the New York City Department of Finance, the following guidelines 
serve to summarize New York City's assessment policy. 

1. New York City is guided by the basic principles of ad valorem assessment. Consequently, within the 
same property classes, properties of similar value should experience approximately equal 
assessments and pay similar property taxes. 

2. Assessments are primarily made for Class IV property by capitalizing net operating income at market 
level capitalization rates. When a property is sold, the sales price is recorded and the Assessor notes 
the sales price. 

3. Upon sale, the Assessor will likely use the sale, along with other sales data, as indications of general 
price levels. If the recently sold property has an assessment that is comparable to other similar 
properties, the sale price is unlikely to cause a substantial reassessment. 
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As previously discussed, the transitional assessed value is based on a five-year phase-in of actual assessed 
value. Real estate taxes are determined by the lower of the actual assessed value or transitional assessed value 
which is multiplied by the tax rate to determine the tax. The current transitional assessed value for the subject 
property is $65,315,700, which reflects the first year of a five year transitional assessment phase-in to the 
assessed value of $80,000,000 as shown on the following chart. 

PllASE-lN PERIOD TAX YEAR ASSESSED VALUE PHASE-IN 

1 2015/16 $65,315,700 

2 2016/17 $69,192,163 

3 2017/18 $72,794,776 

4 2018/19 $76,387,388 

5 2019/20 $80,000,000 

Based on the subject's location, level of income and assessments from competing buildings, as well as 
the fact that the tax assessor has the ability to change the assessed property values each year, we 
believe that the subject property will receive large tax increases in the near term. We have assumed the 
assessed value will stabilize at $80,000,000 (taxes near $8.50 per square foot) based upon net operating 
income over the next several years, which will be phased-in over the remaining 5-year period. These 
increases, beginning in the 2012/2013-tax year, are reflected in the tax forecast at the end of this section. 

CONCLUSION OF FUTURE REAL ESTATE TAXES 
The tax rates in the last nine fiscal years are exhibited on the following chart. 

2005/06 11.306 

2006/07 10.997 

2007/08 10.059 

2008/09 10.241 

2009/10 10.426 

2010/11 10.312 

2011/12 10.152 

2012/13 10.288 

2013/14 10.323 

2014/15 10.684 
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We have assumed an increase in tax rates which will be phased in over a 5 year fiscal year period in our 
Discounted Cash Flow Analysis. In addition to increasing tax rates, in the Discounted Cash Flow Analysis (that 
follows in the Income Capitalization Approach), we have incorporated a modest reassessment provision based 
upon the local custom of annual revaluations. In our analysis, we have assumed that the tax rate will increase 1 
percent annually starting fiscal year 2014/15. The actual and projected real estate taxes used for the first six 
calendar years are summarized on the following chart. 

YEAR R.E. TAXES 8.1.D. TAXES 
2015 $6.948.7.24 $237.095 
2016 $7.294.596 $244.208 
2017 $7.777.068 $251.534 
2018 $8.253.388 $259.080 
2019 $8.738.456 $266.853 
2020 $9.117.941 $274.858 

CONFIDENTIAL 

TOTAL PSf 
$7.185.819 $6.77 
$7.538.804 $7.10 
$8.028.602 $7.57 
$8.512.468 $8.02 
$9.005.309 $8.49 
$9,392.799 $8.85 
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ZONING 
Map 12b of the Zoning Resolution of the City of New York indicates that the subject property is zoned as follows: 

ZONING 
DESIGNATION 

Definition 

CS-5 RESTRICTED CENTRAL COMMERCIAL DISTRICT 

CS Restricted Central Commercial Districts 

These districts are designed to provide for office buildings and the great variety of large 
retail stores and related activities which occupy the prime retail frontage in the central 
business district, and which serve the entire metropolitan region. The district regulations 
also permit a few high-value custom manufacturing establishments which are generally 
associated with the predominant retail activities, and which depend on personal contacts 
with persons living all over the region. The district regulations are also designed to provide 
for continuous retail frontage. 

ZONING COMPLIANCE 
Property value is affected by whether or not an existing or proposed improvement complies to zoning regulations, 
as discussed below. 

Complying Uses 
An existing or proposed use that complies to zoning regulations implies that there is no legal risk and that the 
existing improvements could be replaced "as-of-right." 

Pre-Existing, Non-Complying Uses 
In many areas, existing buildings pre-date the current zoning regulations. When this is the case, it is possible for 
an existing building that represents a non-complying use to still be considered a legal use of the property. 
Whether or not the rights of continued use of the building exist depends on local laws. Local laws will also 
determine if the existing building may be replicated in the event of loss or damage. 

Non-Complying Uses 
A proposed non-complying use to an existing building might remain legal via variance or special use permit. 
When appraising a property that has such a non-complying use, it is important to understand the local laws 
governing this use. 

SUBJECT PROPERTY CONFORMANCE 
C5-5 bulk regulations are as follows: 

F.A.R. 

(times Lot Area) 

Floor Area Ratio 

Commercial Building 15 

Community Facility 15 

Residential Building 10 
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The C5-5 designation permits a floor area ratio that permits a zoning floor area of 15 times the size of the lot area 
for commercial buildings. Our estimate of the maximum permitted zoning floor area for this site under the zoning 
code designation is as follows: 

C5-5 34,360 SF @ 15 = 515,400 square feet 

The subject site contains a zoning lot area of 34,360 square feet. The above grade gross building area of the 
subject property totals 1,061,266 square feet which appears to conform to the exceed the permitted zoning floor 
area as of right of 515,400 square feet. 

LOWER MANHATTAN-SPECIAL PURPOSE MIDTOWN DISTRICT OVERLAY 
The property is within the LM-Special Lower Manhattan District. The "Special Lower Manhattan District" 
established in the Zoning Resolution is designed to promote and protect public health, safety, general welfare and 
amenity. These general goals include, among others, the following specific purposes: 

a) Encourage development of a 24-hour community through the conversion of older commercial buildings; 

b) Facilitate maximum design flexibility of buildings and enhance the distinctive skyline and streetscape of 
Lower Manhattan; 

c) Improve public use and enjoyment of the East River waterfront by creating a better physical and visual 
relationship between development along the East River and the waterfront area, public access areas and 
the adjoining upland community; 

d) Enhance the pedestrian environment by relieving sidewalk congestion and providing pedestrian 
amenities; 

e) Restore, preserve and assure the use of the South Street Seaport Subdistrict as an area of small historic 
and restored buildings, open to the waterfront and having a high proportion of public spaces and 
amenities, including a South Street Seaport Environmental Museum, with associated cultural, 
recreational and retail activities; 

f) Establish the Historic and Commercial Core to protect the existing character of this landmarked area by 
promoting development that is harmonious with the existing scale and street configuration; and 

g) Promote the most desirable use of the land and thus conserve and enhance the value of the land and 
buildings, and thereby protect the City's tax revenues. 

ZONING CONCLUSIONS 
We are not experts in the interpretation of complex zoning ordinances but the property appears to be a pre­
existing, legal, non-complying use based on our review of public information. According to the Zoning Resolution 
of the City of New York, a pre-existing, legal, non-complying use occurs when a building that was legal when built, 
no longer complies with one or more of the present district bulk regulations. Non-compliance results when a 
building does not comply with any one of such bulk regulations. Alternatively, a non-conforming use is any use 
legal at its inception (whether a building or a tract of land), which no longer conforms to any one or more of the 
present use regulations of the district. Non-conformity results when a use does not conform to any one of such 
applicable use regulations. The property appears to be a pre-existing, legal, non-complying use based on this 
definition. The determination of compliance is beyond the scope of a real estate appraisal. 
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OTHER RESTRICTIONS 
We know of no deed restrictions, private or public, that further limit the subject property's use. The research 
required to determine whether or not such restrictions exist, however, is beyond the scope of this appraisal 
assignment. Deed restrictions are a legal matter and only a title examination by an attorney or title company can 
usually uncover such restrictive covenants. Thus, we recommend a title search to determine if any such 
restrictions do exist. 
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HIGHEST AND BEST USE 

HIGHEST AND BEST USE CRITERIA 
The Dictionary of Real Estate Appraisal, Fifth Edition (2010), a publication of the Appraisal Institute, defines the 
highest and best use as: 

The reasonably probable and legal use of vacant land or an improved property, which is 
physically possible, appropriately supported, financially feasible, and that results in the 
highest value. The four criteria the highest and best use must meet are legal permissibility, 
physical possibility, financial feasibility, and maximum profitability. 

To determine the highest and best use we have evaluated the subject site under two scenarios: as if vacant land 
and as presently improved. In both cases, the property's highest and best use must meet the four criteria 
described above. 

HIGHEST AND BEST USE OF PROPERTY AS IF VACANT 

LEGALLY PERMISSIBLE 
The first test concerns permitted uses. According to our understanding of the zoning ordinance, noted earlier in 
this report, the site may legally be improved with structures that accommodate residential, office and general 
commercial uses. The land upon which the property was built is owned by the Port Authority of New York and 
New Jersey, which is not subject to the zoning laws of the City of New York. The site is surrounded by a mixture 
of residential, commercial, office, retail, hotel and uses. Mixed use developments, with retail at grade and office 
uses on the upper floors are consistent with the overall development of the area. We are not aware of any legal 
restrictions that limit the potential uses of the subject site. 

PHYSICALLY POSSIBLE 
The second test is what is physically possible. As discussed in the "Property Description," the site's size, soil, 
topography, etc. do not physically limit its use. The subject site is of adequate shape and size to accommodate 
almost all urban uses. The subject site contains 34,360 square feet of land on the north side of Wall Street 
throughblock to Pine Street between Nassau and William Streets. The size and configuration of the site are felt to 
provide a suitable land use and/or development potential for a large variety of possible and standard central 
business district-oriented land uses. Access and exposure are felt to be excellent for residential, office, 
commercial, retail and hotel uses. Municipal utilities would adequately provide for nearly all uses. Street 
improvements are also adequate. The size of the subject's portion of the site is large enough to attract 
established developers active in the market. Therefore, the physical characteristics of the subject site provide for 
a wide range of potential land uses. 

FINANCIALLY FEASIBLE AND MAXIMALLY PRODUCTIVE 
For a use to be seriously considered, it must have the potential to provide a sufficient return to attract investment 
capital over alternative forms of investment. A positive net income or acceptable rate of return would indicate that 
a use is financially feasible. 

Financially feasible uses are those uses that can generate a profit over and above the cost of acquiring the site, 
and constructing the improvements. Determining the value of a property upon completion of new construction 
requires an in-depth analysis of the condition of the local market, the location of the subject property, the 
proposed use of the property, its tenancy, level of pre-leasing, an estimate for absorbing vacant space, leasing 
costs, operating expenses, market vacancy and rental rates. 
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Of the uses that are permitted, possible, and financially feasible, the one that will result in the maximum value for 
the property is considered the highest and best use. Determining which use is maximally productive is often 
straightforward, but can be quite complicated. Detailed analyses of values, costs, and returns will need to be 
conducted for the various uses being put to this final test. 

We have considered possible land uses which would be financially feasible and which would produce the highest 
net return including residential, office, commercial, retail and hotel related uses. Several features of the subject 
property indicate that a mixed-use development with retail at grade and office uses on the upper floors is the 
highest and best use of the site. The subject is located within close proximity to prime Class A office buildings. 

CONCLUSION 
We have considered the legal issues related to zoning and legal restrictions. We have analyzed the physical 
characteristics of the site to determine what legal uses would be possible and have considered the financial 
feasibility of these uses to determine the use that is maximally productive. 

Considering the subject site's physical characteristics and location, as well as the state of the local market, it is 
our opinion that the Highest and Best Use of the subject site as if vacant is multi-tenant office building 
development. 

HIGHEST AND BEST USE OF PROPERTY AS IMPROVED 
The Dictionary of Real Estate Appraisal defines highest and best use of the property as improved as: 

The use that should be made of a property as it exists. An existing improvement should be 
renovated or retained "as is" so long as it continues to contribute to the total market value of 
the property, or until the return from a new improvement would more than offset the cost of 
demolishing the existing building and constructing a new one. 

In analyzing the Highest and Best Use of a property as improved, it is recognized that the improvements should 
continue to be used until it is financially advantageous to alter physical elements of the structure or to demolish it 
and build a new one. 

LEGALLY PERMISSIBLE 
As described in the Zoning Analysis section of this report, the subject site is zoned C5-5 Restricted Central 
Commercial District. The site is improved with a pre war 63-story Class A multi-tenant office property built in 
1929. The property contains 1,165,207 square feet of net rentable area (1,061,266 square feet of gross building 
area). In the Zoning section of this appraisal, we determined that the existing improvements represent a non pre­
existing, non-conforming use. We also determined that the existing use is a permitted use in this zone. 

PHYSICALLY POSSIBLE 
The subject improvements were constructed in 1929. We know of no current or pending municipal actions or 
covenants that would require a change to the current improvements. 

FINANCIALLY FEASIBLE AND MAXIMALLY PRODUCTIVE 
In the Reconciliation section, we concluded to a market value for the subject property, as improved, of 
$540,000,000. In our opinion, the improvements contribute significantly to the value of the site. It is likely that no 
alternate use would result in a higher return. 

CONCLUSION 
The property is being utilized within the context of its highest and best use. The subject property is considered a 
pre-war, Class A office building. It is our opinion that the highest and best use of the property is for its continued 
use as a commercial office building as it is currently developed. 
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There are three generally accepted approaches to developing an opinion of value: Cost, Sales Comparison and 
Income Capitalization. We have considered each in this appraisal to develop an opinion of the market value of the 
subject property. In appraisal practice, an approach to value is included or eliminated based on its applicability to 
the property type being valued and the quality of information available. The reliability of each approach depends 
on the availability and comparability of market data as well as the motivation and thinking of purchasers. 

The valuation process is concluded by analyzing each approach to value used in the appraisal. When more than 
one approach is used, each approach is judged based on its applicability, reliability, and the quantity and quality 
of its data. A final value opinion is chosen that either corresponds to one of the approaches to value, or is a 
correlation of all the approaches used in the appraisal. 

We have considered each approach in developing our opinion of the market value of the subject property. We 
discuss each approach below and conclude with a summary of their applicability to the subject property. 

COST APPROACH 
The Cost Approach is based on the proposition that an informed purchaser would pay no more for the subject 
than the cost to produce a substitute property with equivalent utility. 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 site for which there are few 
improved sales or leases of comparable properties. 

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

SALES COMPARISON APPROACH 
The Sales Comparison Approach uses sales of comparable properties, adjusted for differences, to estimate a 
value for the subject property. This approach typically uses a unit of comparison such as price per square foot of 
building area or effective gross income multiplier. When developing an opinion of land value the analysis is based 
on recent sales of sites of comparable zoning and utility, and the typical units of comparison are price per square 
foot of land, price per acre, price per unit, or price per square foot of potential building area. In both cases, 
adjustments are applied to the unit of comparison from an analysis of comparable sales, and the adjusted unit of 
comparison is then used to derive an opinion of value for the subject property. 

The reliability of this approach is dependent upon (a) the availability of comparable sales data; (b) the verification 
of the sales data; (c) the degree of comparability; (d) the absence of non-typical conditions affecting the sales 
price. 

INCOME CAPITALIZATION APPROACH 
The Income Capitalization Approach first determines the income-producing capacity of a property by using 
contract rents on existing leases and by estimating market rent from rental activity at competing properties for the 
vacant space. Deductions are then made for vacancy and collection loss and operating expenses. The resulting 
net operating income is divided by an overall capitalization rate to derive an opinion of value for the subject 
property. The capitalization rate represents the relationship between net operating income and value. This 
method is referred to as Direct Capitalization. 
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Related to the Direct Capitalization Method is the Discounted Cash Flow Method. In this method periodic cash 
flows (which consist of net operating income less capital costs) and a reversionary value are developed and 
discounted to a present value using an internal rate of return that is determined by analyzing current investor yield 
requirements for similar investments. 

The reliability of the Income Capitalization Approach depends upon whether investors actively purchase the 
subject property type for income potential, as well as the quality and quantity of available income and expense 
data from comparable investments. 

R 
This appraisal employs the Sales Comparison Approach and the Income Capitalization Approach. Based on our 
analysis and knowledge of the subject property type and relevant investor profiles, it is our opinion that the Sales 
Comparison Approach and the Income Capitalization Approach would be considered meaningful and applicable 
in developing a credible value conclusion. The subject's age makes it difficult to accurately form an opinion of 
depreciation and tends to make the Cost Approach unreliable. Investors do not typically rely on the Cost 
Approach when purchasing a property such as the subject of this report. Therefore, we have not utilized the Cost 
Approach to develop an opinion of market value. 

Analyzing each approach to value used in the appraisal concludes the valuation process. When more than one 
approach is used, each approach is judged based on its applicability, reliability, and the quantity and quality of its 
data. A final value opinion is chosen that either corresponds to one of the approaches to value, or is a correlation 
of all the approaches used in the appraisal. 
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L L 
40 Wall Street is subject to a ground lease, which has been summarized as follows: 

Landlord: 

Tenant: 

Date of Lease: 

Lease Commencement 
Date: 

Lease Expiration Date: 

Rent Commencement 
Date: 

Fixed Rent: 

40 Wall Limited Partnership and New Scandic Wall Limited Partnership 

40 Wall Street LLC 

November 30, 1995 

November 30, 1995 

April 30, 2059 

November 30, 1995 

Term Begin 

Base 01/01/2008 

Base 01/01/2013 

Base 01/01/2018 

Base 01/01/2020 

Base 01/01/2023 

Base 01/01/2028 

Base 01/01/2033 

End 

12/31/2012 

12/31/2017 

12/31/2019 

12/31/2022 

12/31/2027 

12/31/2032 

04/30/2059 

Annual 

$1,500,000.00 

$1,650,000.00 

$1,815,000.00 

$2,315,000.00 

$2,546,500.00 

$2,801.150.00 

See notes 

Base Rent Notes: Landlord shall, by written notice to Tenant during the six months prior to January 1, 
2033 and each 25 years thereafter, require valuation of the land (considered as 
vacant and unimproved but with the right to construct a 900,000 SF building thereon 
for (x) office purposes, and (b) retail (i) on the ground floor or (ii) elsewhere in the 
building where it existed at any time during the five (5) year period prior to the 
applicable date of valuation. Net rent shall equal to 6.0% of the Value or 85.0% of the 
net rent payable in the immediately preceding 12 month period which shall be 
greater. 

Rent Changeover Day: On the first day of each calendar month during the term of the lease. 

Renewal Option: Tenant shall have the option to renew the term of the lease for an additional 67 and 
½ years, to commence on 05/01/2059 and expire on 10/31/2126, by giving written 
notice to Landlord not later than 10/31/2057. In the event Tenant shall have 
exercised the renewal option Tenant shall have a second renewal option for a period 
of 80 years and two (2) months, to commence on 11/01/2126 and expire on 
12/31/2206, to be exercised by giving written notice to Landlord not later than 
04/30/2125. 
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Tenant, at its sole cost and expense, which as to the nature, character, quality and 
quantity thereof, are of the standard which is appropriate for buildings of similar 
construction and class and will take good care of the Building (including the fixtures 
and facilities therein), and the sidewalks, driveways and curbs adjoining the Building 
and will maintain and keep the same in good order and condition, and make all 
necessary repairs thereto, interior and exterior, structural and non-structural, ordinary 
and extraordinary, and foreseen and unforeseen. 

Tenant shall have the right at any time and from time to time during the term of the 
lease to make, at its cost and expense, changes, alterations, renovations, 
restorations, improvements or rebuildings in or of the Land and Building. 

Tenant shall pay, before any fine, penalty, interest or cost may be added thereto, or 
become due or be imposed by operation of law for the non-payment thereof, all 
taxes, assessments, water and sewer rents, rates and charges, transit taxes, charges 
for public utilities; excises, levies, license and permit fees and other governmental 
charges, general and special, ordinary and extraordinary, unforeseen and foreseen, 
of any kind and nature whatsoever which at any time prior to or during the term of the 
lease may be assessed, levied, confirmed, imposed upon, or grow or become due 
and payable out of or in respect of, or become a lien on, (i) the Premises or any part 
thereof or any appurtenances thereto, (ii) the rent, income or other payments 
received by Tenant or anyone claiming by, through or under Tenant, (iii) any use or 
occupation of the Premises, (iv) such franchises as may be appurtenant to the use of 
the Premises and (v) transaction, or any document to which Tenant is a party, 
creating or transferring an interest or estate in the Premises (all such taxes, 
assessments, water and sewer rents, transit taxes, rates and charges, charges for 
public utilities, excises, levies, license fees and other governmental charges being 
hereinafter referred to as "Impositions" ). 

Tenant shall maintain. 

Total Taking: If at any time during the term of the lease title to the whole or 
substantially all of the Premises shall be taken by the exercise of the right of 
condemnation or eminent domain or by agreement between Landlord, Tenant, and 
those authorized to exercise such right, the lease shall terminate and expire on the 
date of such taking and the net rent provided to be paid by Tenant shall be apportioned 
and paid to the date of such taking. In such event, prepaid Impositions will be 
apportioned only to the extent refunds thereof are actually collected by Landlord, and, 
if uncollected, Landlord will assign to Tenant any claim to recover such prepaid 
Impositions. For the purposes of the Section "substantially all of the Premises" shall be 
deemed to have been taken if the portion of the Premises not so taken, and taking into 
consideration the amount of the net award available for such purpose, cannot be so 
repaired or reconstructed as to constitute a complete, rentable structure capable of 
producing a proportionately fair and reasonable net annual income, after the payment 
of all operating expenses thereof, the net rent, as the same may be reduced as a result 
of such taking, additional rent and other charges herein reserved and after 
performance of all covenants, agreements, terms and provisions herein and by law 
provided to be performed and paid by Tenant. The determination as to what 
constitutes a fair and reasonable net annual income shall be governed by the average 
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net annual income produced by the property during the five year period immediately 
preceding such taking. As used above, the term "operating expenses" shall be deemed 
to exclude depreciation, income taxes, franchise taxes, interest and amortization on 
any Leasehold Mortgage. 

In the event of the taking of the whole or substantially all of the Premises, the proceeds 
of any award received by Landlord for land, buildings, improvements and damages 
upon any such taking, shall be paid as follows and in the following order of priority: 

(i) First, to each of the parties on account of their respective reasonable costs of 
collection of the award; second, to Landlord, the sum of $12,000,000, which sum shall 
be increased (but never decreased) by the same percentage increase in the net 
annual rent when determined at each determination of Value, third, to the holders of all 
Leasehold Mortgages, in order of their seniority, the outstanding amount of their 
respective Leasehold Mortgages; fourth, to Tenant to the extent that the then 
depreciated value of any improvements to the Premises made by Tenant shall exceed 
the amount paid to the holders of Leasehold Mortgages; then, the balance shall be 
divided between Landlord and Tenant in accordance with the value attributed to their 
respective interests after giving effect to the sums paid to Landlord and the holders of 
all Leasehold Mortgages. 

(ii) If the value of the unexpired portion of Tenant's leasehold estate shall be 
determined in the proceeding pursuant to which the Premises shall' have been taken, 
the value so determined shall be conclusive upon Landlord and Tenant. If such value 
shall not have been separately determined in such proceeding, such value shall be 
fixed by agreement between Landlord and Tenant or by appraisal pursuant to the 
provisions of the lease. 

Partial Taking: If at any time during the term of the lease title to less than the whole or 
substantially all of the Premises shall be taken as aforesaid, all of the award or awards 
collected by Landlord or the depositary designated of the lease shall be held by 
Landlord or, at Tenant's option, by the depositary designated, and applied and paid 
over toward the cost of demolition, repair and restoration, substantially in the same 
manner and subject to the same conditions as those provided hereof with respect to 
insurance and other monies. Any balance remaining in the hands of Landlord or the 
depositary, after payment of such costs of demolition, repair and restoration as 
aforementioned, shall be retained by Landlord and the net rent adjusted as provided. 
In the event that the costs of such demolition, repairs and restoration shall exceed the 
net amount collected by Landlord or the depositary, Tenant shall pay the deficiency. If 
title to less than the whole or substantially all of the Demised Premises shall be taken 
as aforesaid, this lease shall continue, but the net rent thereafter payable by Tenant 
shall be apportioned and reduced from the date of each such partial taking by an 
amount equal to 6.0% per annum of any net award or awards ultimately received and 
retained by Landlord. Any net rent becoming due and payable hereunder between the 
date of any such partial taking and the date of determination of the amount of the rent 
reduction, if any, to be made in respect hereof shall be paid at the rate theretofore 
payable hereunder; provided, however, that after such determination Landlord, within 
10 days after request, shall pay to Tenant an amount equal to the amount by which 
any net rent theretofore paid by Tenant for such 'period shall exceed the amount of the 
net rent for such period as so reduced or Tenant, at its election, may deduct such 
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amount from any subsequent installment or installments of net rent payable hereunder. 

Temporary Taking: If the temporary use of the Whole or any part of the Premises 
shall be taken by any lawful power or authority, by the exercise of the right of 
condemnation or eminent domain, or by agreement between Tenant and those 
authorized to exercise such right. Tenant shall give prompt notice thereof to Landlord, 
the term of the lease shall not be reduced or affected in any way, Tenant shall continue 
to pay in full the net rent, additional rent and other charges herein reserved, without 
reduction or abatement, and Tenant shall be-entitled to receive for itself any award or 
payment made for such use provided, however, that (a) if the taking is for a period not 
extending beyond the term of the lease and if such award or payment is made in a 
lump sum, then a portion thereof equal to the net rent and estimated Impositions 
payable during the term of such temporary taking shall be paid to and held by Landlord 
or, at Tenant's option, a depositary designated, as a fund which Landlord or such 
depositary shall apply from time to time to the payment of net rent and Impositions due 
from Tenant under the terms of the lease, except that, if such taking results in changes 
or alterations in the Building which would necessitate an expenditure to restore the 
Building to its former condition, then a portion of such award or payment estimated by 
Tenant, in its reasonable judgment, as appropriate to cover the expenses of such 
restoration, subject, however, to the approval of Landlord, which approval shall not be 
unreasonably withheld or delayed, shall not be applied to such payments but instead 
shall be applied and paid over toward the restoration of the Building to its former 
condition, substantially in the same manner and subject to the same conditions hereof 
with respect to insurance and other monies, or (b) if the taking is for a period 
extending beyond the term of the lease, such award or payment shall be apportioned 
between Landlord and Tenant as of the stated expiration date of such term; Tenant's 
share thereof shall, if paid in a lump sum, be paid and applied in accordance with the 
provisions of the Section, provided, however, that the amount of any award or payment 
allowed or retained for restoration of the Building, shall remain the property of Landlord 
if the lease shall expire prior to the commencement of restoration of the Building to its 
former condition. Tenant shall be entitled to receive at the close of each year of any 
such taking, any surplus remaining of said award or awards, after making provision for 
all payments required pursuant to paragraphs (a) and (b) of the Section. In the case of 
any taking covered by the provisions of the Article, Landlord and Tenant shall be 
entitled to reimbursement from any award or awards of all reasonable costs, fees and 
expenses incurred in the determination and collection of any such awards, prior' to the 
disbursement of any other portions of such award. 

Tenant shall use the Premises for any lawful uses. 

At any time and from time to time on at least 20 days prior written notice by either 
party. 

Monetary: 20 days after written notice from Landlord to Tenant. Non-Monetary: 60 
days after written notice thereof from Landlord to Tenant. 

Tenant shall have the unrestricted right, at any time and from time to time without 
Landlord's consent, to assign the Lease, and its leasehold estate, and to transfer its 
interest in the Land and Building, or any interest therein whole or in part, to mortgage, 
pledge or hypothecate the lease, to execute and deliver one or more mortgages or a 
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deed of trust encumbering the Lease and to assign, pledge or hypothecate Tenant's 
interest in any sublease and sub rents and shall mortgage the lease up to 85.0% of 
FMV, sublet portions of or all of the Premises as an entirety for occupancy at least 
50.0% of the Premises and not further subletting. 

If Landlord shall determine to offer for sale all of the fee interest in the Premises, 
Landlord shall first offer such fee interest to Tenant at the all-cash price at which the 
Landlord would offer same to the third parties. Tenant shall have the right to purchase 
the fee interest by giving notice to Landlord thereof within 30 days after the date of the 
giving notice of such offer to Landlord. If Tenant shall fail to give notice or shall reject 
such offer, all of the tenant's right shall expire on the 30th day after the giving of such 
notice by Landlord. 

Tenant shall occupy and use the same during the term of the lease, subject to such 
laws, permits, rules and regulations as may be imposed by appropriate governmental 
authorities with respect thereto. No revocation on the part of any governmental 
department or authority of any license or permit to maintain and use any such vault 
shall in any way affect the lease or the amount of the rent or any other charge 
payable by Tenant. If any such license or permit shall be revoked, Tenant will, at its 
sole cost and expense, do and perform all such work as may be necessary to comply 
with any order revoking the same. 

Landlord: Tenant: 

40 Wall Limited Partnership and New 725 Fifth Avenue, 

Scandic Wall Limited Partnership New York, NY10022 

c/o Walter J. Hinneberg, GMBH & Co. Attn: Donald J. Trump 
KG, 

With a copy to 
Ballindamn 
Germany. 

17, 20095, Hamburg, 
Kramer, Levin, Naftalis, Nessen, Kamin & 

Frankel, 
Attn: Christian Hinnenberg 

With a copy to 

Jenkens & Gilchrist Parker Chapin LLP, 

The Chrysler Building, 405 Lexington 
Avenue, 

New York, NY 10174 

Attn: Elliot Cohen, Esq., 

and 

Joachim van Grumme, Avenue Louis 
Berlaimont 20, B 1160, 

Brussels, Belgium 

919 Third Avenue, 

New York, NY 10022, 

Attn: Jay A. Neveloff, Esq. 
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R N s 
40 Wall Street is subject to a ground lease that commenced in November 30, 1995 and expires in April 30, 2059. 
There are two renewal options that can be exercised for a period of sixty seven and one half years (67 and ½) to 
commence on May 1, 2059 to October 31, 2126 and 2nd option commencing on November 1, 2126 to April 30, 
2194. Including the renewal options, the remaining term of the ground lease is 191 years and 1 month. 

As stated, the subject's ground lease payments currently total $1,650,000 with subsequent set increases through 
2032. In 2033 the lease payments are revalued to the greater of either; (a) 6.0% the then value of the land 
considered as vacant and unimproved but with the right to construct a 900,000 square foot office building with 
grade retail; or, (b) 85.0% of the then lease payments. 

In our analysis we have assumed the 900,000 square feet as the basis of our determination of land value. 
The ground lease evaluation clause refers to gross square feet. In order to determine the land value, it is 
appropriate to convert the gross building area to the corresponding zoning floor area. We have estimated 
that 900,000 square feet of gross building area utilizes 810,000 square feet of zoning floor area. 
Mechanical areas, stairwells, elevator shafts, and ventilation shafts do not count towards zoning floor 
area. These areas typically range from five to ten percent for newer office buildings and 5 to 15 percent of 
older office buildings. We have assumed a 10 percent mechanical deduction in our estimation of zoning 
floor area for the development. Therefore, we have utilized 810,000 square feet of zoning floor area as the 
basis for our analysis. 

In the Land Valuation section of the report we determine the estimated land value, subject to the ground lease 
restriction, as $160,000,000 as of June 1, 2015, which we inflated at an annual inflation amount of 3.00 percent 
through January 1, 2033, the next ground rent reset event. Therefore, our estimated prospective land value 
January 1, 2033, is $272,389,290, which results in a first fixed rent reset of $16,343,357 (based on a 6.0 percent 
FMV). 
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MKT.GROUND 

Year LAND VALUE RENT (RESET) 

6.00000% 

$ 160,000,000 $ 9,600,000 

$ 164,800,000 $ 9,888,000 

3 $ 169,744,000 $ 10,184,640 

4 $ 174,836,320 $ 10,490,179 

5 $ 180,081,410 $ 10,804,885 

6 $ 185,483,852 $ 11,129,031 

$ 191,048,367 $ 11,462,902 

8 $ 196,779,818 $ 11,806,789 

9 $ 202,683,213 $ 12,160,993 

10 $ 208,763,709 $ 12,525,823 

11 $ 215,026,621 $ 12,901,597 

12 $ 2.21,477,419 $ 13,288,645 

$ 228,121,742 $ 13,687,305 

14 $ 234,965,394 $ 14,097,924 

15 $ 242,014,356 $ 14,520,861 

H3 $ 249,.274,787 $ 14,956,487 

17 $ 256,753,030 $ 15,405,182 

$ 264,455,621 $ 15,867,337 

19 $ 272,389 290 $ 16,343 357 

FUTURE GROUND LEASE PAYMENTS 
The following chart summarizes the contractual ground lease payments, which are utilized in the Discounted 
Cash Flow Analysis (that follows in the Income Capitalization Approach), are summarized on the following chart. 
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LEASE 
DATE 

01/01/2015 

01/01/2016 

01/01/2017 

01/01/2018 

01/01/2019 

01/01/2020 

01/01/2021 

01/01/2022 

01/01/2023 

01/01/2024 

01/01/2025 

01/01/2026 

01/01/2027 

01101/2028 

01/01/2029 

01/01/2030 

01/01/2031 

01/01/2032 

01/01/2033 

01/01/2034 

CONFIDENTIAL 

LEASE 
FISCAL 
YEAR 

2016 

2017 

2018 

2019 

2020 

2021 

2022 

2023 

2024 

2025 

2026 

2027 

2028 

2029 

2030 

2031 

2032 

2033 

2034 

2035 

I 

LEASE 
BASE 
RENT 

$1,650,000 

$1,650,000 

$1,650,000 

$1,815,000 

$1,815,000 

$2,315,000 

$2,315,000 

$2,315,000 

$2,546,500 

$2,546,500 

$2,546,500 

$2,546,500 

$2,546,500 

$2,801,150 

$2,801,150 

$2,801,150 

$2,801,150 

$2,801,150 

$1~ ':IA'>½~~ 

$16,343,357 

REMAINING 
TERM 

1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 
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ANALYSIS 
START 
DATE 

06/01/2015 

06/01/2016 

06/01/2017 

06/01/2018 

06/01/2019 

06/01/2020 

06/01/2021 

06/01/2022 

06/01/2023 

06/01/2024 

06/01/2025 

06/01/2026 

06/01/2027 

06/01/2028 

06/01/2029 

06/01/2030 

06/01/2031 

06/01/2032 

06/01/2033 

06/01/2034 

ENO 
DATE 

05/31/2016 

05/31/2017 

05/31/2018 

05/31/2019 

05/31/2020 

05/31/2021 

05/31/2022 

05/31/2023 

05/31/2024 

05/31/2025 

05/31/2026 

05/31/2027 

05/31/2028 

05131/2029 

05/31/2030 

05/31/2031 

05/31/2032 

05/31/2033 

05/31/2034 

05/31/2035 

ANALYSIS 
FISCAL 
YEAR 

2016 

2017 

2018 

2019 

2020 

2021 

2022 

2023 

2024 

2025 

2026 

2027 

2028 

2029 

2030 

2031 

2032 

2033 

2034 

2035 

FISCAL 
PAYABLE 

RENT 

$1,650,000 

$1,650,000 

$1,718,750 

$1,815,000 

$2,023,333 

$2,315,000 

$2,315,000 

$2,411,458 

$2,546,500 

$2,546,500 

$2,546,500 

$2,546,500 

$2,652,604 

$2,801,150 

$2,801,150 

$2,801,150 

$2,801,150 

$8,443,736 

$16,343,357 

$16,343,357 
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LAND VALUATION (SUBJECT TO REQUIREMENTS OF 
THE GROUND LEASE) 
We used the Sales Comparison Approach to develop an opinion of land value subject to the requirements of the 
ground lease. 

In the Zoning section of the report we estimated the subject property's zoning floor area is 515,400 square feet. 
This constitutes the zoning floor area before mechanical bonuses and increases based upon a particular design. 
Architects typically devise programming schedules, which increase the gross building area somewhat. 

However, according to the terms of the ground lease the Fair Market Property Value is based on the 
owner's ability to construct 900,000 square foot office building with grade retail. The ground lease 
evaluation clause refers to gross square feet. In order to determine the land value, it is appropriate to 
convert the gross building area to the corresponding zoning floor area. We have estimated that 900,000 
square feet of gross building area utilizes 810,000 square feet of zoning floor area. Mechanical areas, 
stairwells, elevator shafts, and ventilation shafts do not count towards zoning floor area. These areas 
typically range from five to ten percent for newer office buildings and 5 to 15 percent of older office 
buildings. We have assumed a 10 percent mechanical deduction in our estimation of zoning floor area for 
the development. Therefore, we have utilized 810,000 square feet of zoning floor area as the basis for our 
analysis. 

In this method, we analyzed prices buyers have recently paid for similar sites in the market, as well as examined 
current offerings. In making comparisons, we adjusted the sale prices for differences between this site and the 
comparable sites. If the comparable was superior to the subject, a downward adjustment was made to the 
comparable sale. If inferior, an upward adjustment was made. We present on the following pages a summary of 
pertinent details of sites recently sold that we compared to the subject site. 

Using the Sales Comparison Approach, we developed an opinion of value by comparing the subject property to 
similar, recently sold properties in the surrounding or competing area. This approach relies on the principle of 
substitution, which holds that when a property is replaceable in the market, its value tends to be set at the cost of 
acquiring an equally desirable substitute property, assuming that no costly delay is encountered in making the 
substitution. 

By analyzing sales that qualify as arm's-length transactions between willing and knowledgeable buyers and 
sellers, we can identify value and price trends. The basic steps of this approach are: 

• Research recent, relevant property sales and current offerings in the competitive area; 

• Select and analyze properties that are similar to the subject property, analyzing changes in economic 
conditions that may have occurred between the sale date and the date of value, and other physical, 
functional, or locational factors; 

• Identify sales that include favorable financing and calculate the cash equivalent price; 

• Reduce the sale prices to a common unit of comparison such as price per unit or effective gross income 
multiplier; 

• Make appropriate comparative adjustments to the prices of the comparable properties to relate them to 
the subject property; and 

• Interpret the adjusted sales data and draw a logical value conclusion. 
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In the valuation of the subject site's fee simple interest, the Sales Comparison Approach has been used to 
establish prices being paid for comparably zoned land. The most widely used and market oriented unit of 
comparison for properties with characteristics similar to those of the subject is the sale price per square foot of 
zoning floor area (ZFA). All transactions used in this analysis are analyzed on this basis. 

The major elements of comparison used to value the subject site include the property rights conveyed, the 
financial terms incorporated into the transaction, the conditions or motivations surrounding the sale, changes in 
market conditions since the sale, the location of the real estate, its utility and the physical characteristics of the 
property. 

C N p BL L 

PROPERTY RIGHTS CONVEYED 
The property rights conveyed in a transaction typically have an impact on the sale price of a property. Acquiring 
the fee simple interest implies that the buyer is acquiring the full bundle of rights. Acquiring a leased fee interest 
typically means that the property being acquired is encumbered by at least one lease, which is a binding 
agreement transferring rights of use and occupancy to the tenant. A leasehold interest involves the acquisition of 
a lease, which conveys the rights to use and occupy the property to the buyer for a finite period of time. 

At the end of the lease term, there is typically no reversionary value to the leasehold interest. Since we are 
valuing the fee simple interest as reflected by each of the comparables, an adjustment for property rights is not 
required. 

FINANCIAL TERMS 
The financial terms of a transaction can have an impact on the sale price of a property. A buyer who purchases 
an asset with favorable financing might pay a higher price, as the reduced cost of debt creates a favorable debt 
coverage ratio. A transaction involving above-market debt will typically involve a lower purchase price tied to the 
lower equity returns after debt service. We analyzed all of the transactions to account for atypical financing terms. 
To the best of our knowledge, all of the sales used in this analysis were accomplished with cash or market­
oriented financing. Therefore, no adjustments were required. 

CONDITIONS OF SALE 
Adjustments for conditions of sale usually reflect the motivations of the buyer and the seller. In many situations 
the conditions of sale may significantly affect transaction prices. However, all sales used in this analysis are 
considered to be "arms-length" market transactions between both knowledgeable buyers and sellers on the open 
market. Therefore, no adjustments were required. 

MARKET CONDITIONS 
The sales that are included in this analysis occurred between August 2011 and August 2013. We have made a 
positive adjustment for the improving market conditions at a rate of 15.0 percent per annum. 

LOCATION 
An adjustment for location is required when the locational characteristics of a comparable property differ from 
those of the subject property. Location adjustments were intended to reflect differences with regard to the 
character of the avenue or street, proximity to transportation, desirability with regard to location (reputation of the 
surrounding buildings), and trends in future growth or decline. We have made a negative adjustment to those 
comparables considered superior in location versus the subject. Conversely, a positive adjustment was made to 
those comparables considered inferior. 
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SIZE (ZONING FLOOR AREA) 
The adjustment for size generally reflects the inverse relationship between unit price and lot size. Smaller lots 
tend to sell for higher unit prices than larger lots, and vice versa. This adjustment is based on the zoning floor 
area and not the physical site size. This comparison is common given the vertical nature and density of New York 
City. Positive adjustments are made to sites that yield a larger zoning floor area, and downward adjustments are 
made to sites that yield a smaller amount of zoning floor area. Each comparable was adjusted accordingly. 

ZONING 
Many factors of zoning dictate the resultant use, density and design of a development. Density regulations are 
determined not only by Floor Area Ratios, but by height limitations, mandatory street wall setbacks, rear yard 
setbacks and requirements for retail continuity or pedestrian access. Wide streets in the Manhattan core, as well 
as corner locations, tend to improve utility for developers. The presence of subway stations, while very beneficial 
for locational attributes, also result in developers needing to be cognizant of subway tunnels that traverse across 
or along a site, as the protection of tunnels is an added cost of development. 

The zoning adjustment also considers features, such as setback regulations, height restrictions, open space 
requirements, lot coverage requirements, and the potential use groups available for a particular site. The subject 
property is commercially zoned (C5-5) which permits a tower to be developed. Each comparable has been 
adjusted accordingly. 

UTILITY 
The adjustment for utility is intended to reflect differences in a plot's development potential in regard to access, 
frontage, and visibility. Mid-block sites and sites within areas with height limitations have inferior utility. Utility 
adjustments consider soil/sub-soil conditions to the extent known. Given its overall physical characteristics and 
zoning, the subject site is considered adequate to accommodate most permitted development possibilities. We 
have considered all of these factors in our adjustment process and made adjustments as appropriate. Each 
comparable was adjusted accordingly. 

CONFIGURATION 
An adjustment for configuration was intended to reflect differences with regard to plots, which were more irregular 
in shape versus plots which were more square or rectangular. It also considers frontage to depth ratios and 
perimeter areas. Configuration affects the shape of the prospective building's floor plate and is an important factor 
for developers and investors. Given the size and shape of the of the subject site, it offers a developer a good 
level of flexibility in design features. Each comparable was adjusted accordingly. 

OTHER 
This category accounts for any other adjustments not previously discussed. Examples include soil or slope 
conditions, restrictive zoning, easements, wetlands or external influences. No other adjustments have been 
made. After our analysis of the sales, a downward adjustment of 20 percent was made to all the land sales since 
the subject's ground lease specifies the site developable area of 810,000 square foot of zoning floor area, which 
would be required to build a 900,000 square foot office building, which is contrary to Highest and Best Use of the 
subject site as if vacant of multi-tenant office building development. 

DISCUSSION OF COMPARABLE SALES 
On the following pages we present a summary of the land sales that we compared to the subject property and an 
adjustment grid. 
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No. Location 
1 101 Murray Street 

N/E/C West Street 
Tribeca, Manhattan 

Con1lderat1on 

Aug-13 $226,650,000 St John's University 
Henry V Murray Senior, LLC 

LAND VALUATION 66 

31,028 10.00 310,280 $730.47 

Sale of an irregular shaped parcel located at the northeast corner of West and Murray Streets. The property possesses 176.10 feet of frontage along West Street and 225 feet of 
frontage along Murray Street At the time of sale, there was an existing 145,525 square foot building on the site that was assumed to be demolished. We have estimated demolition 
costs of $25 per square foot With the inclusion of the plaza bonus, the maximum zoning floor area would be 372,336 square feet and the price per square foot of zoning floor area 
would be $598.92. As-of-right, the site contains a total of 310,280 square feet of zoning floor area. 

2 151-161 Malden Lane 
B/w Front & South Streets 
Downtown, Manhattan 

Aug-13 $64,000,000 Maiden Leme Development LLC 
FPG Maiden Lane, LLC c/o Fortis Property Group 

11,539 C5-3/LM 21.60 249,242 $256.78 

Sale of two contiguous lots located on a through block parcel bounded by Maiden Lane, South, Fletcher and Front Streets. At the time of sale, the site was utilized as a parking lot The 
previous owner acquired an additional 76,157 square feet of air rights from 205 and 207 Front Street in June 2007. The buyer reportedly intends to construct a mixed-use retail, 
residential and hotel development on the property. 

3 22 Thames Street 
S/E/C Greenwich Street 
Downtown, Manhattan 

Sep-12 $87,300,000 Henry 11 Thames LLC 
22 Thames Street LLC 

9,086 C5-5/Uvl 15.00 358,990 $243.18 

Sale of a through block corner parcel located at the southeast corner of Greenwich and Thames Street, across from the World Trade Center site. The parcel is currently improved with 
a vacant 10-story, 89,840 square foot Class C office loft building that is in poor condition. The existing improvements have reportedly been vacant since 2008 when the American 
Stock Exchange (AMEX) was closed. Based on the Max FAR of 15, the site contains a maximum zoning floor area of 136,290 square feet Furthermore, the subject property also 
includes 222,700 square feet of zoning floor area (ZFA) from excess development rights associated with adjacent landmark former AMEX building at 86 Trinity Place. Overall, the 
subject site contains a total of 358,990 square feet of zoning floor area (ZFA). The buyer, Fisher Brothers, has proposed a 20-story, luxury residential building for development on the 
site. 
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No. Location 
4 133 Greenwich Street 

N/E/C Thames Street 
Downtown, Manhattan 

Con1ldemt1on 

Mar-12 $27,900,000 Greenwich Thames Realty LLC/ 
Hidrock Realty 

LAND VALUATION 67 

6,109 C5-5/LM 21 A9 131,276 $212.53 

Sale of a vacant parcel located at the northeast corner of Thames Street and Greenwich Street The site has a zoning lot merger with an adjacent parcel (lot 10) that allows for a higher 
density as the unused development rights are available to this property. The merged zoning lot contains a total of 131,276 square feet of zoning floor area. Hidrock's Realty's partner in 
the deal is Robert Finvarb Cos. The JV partners plan to spend approximately an additional $70 million to develop a 320-key, 28-story hotel, which is expected to be completed in 2015. 
The prior owner of the site, Greenwich Street Developers, LLC, filed for bankruptcy in September 2009. The contract granter, Greenwich Thames Realty LLC, acquired the site from 
Greenwich Street Developers LLC through a court ordered auction that was held on August 20, 2010. The purchase price was $19.6 million and the transaction closed in November 
2010. 

5 50 Trinity Place 

N/W/C Rector Street Feb-12 $15,000,000 McSam Hotel Group/ 3,885 CS-5/LM 18.61 72,306 $207,45 
Downtown, Manhattan Trinity NYC Hotel LLC 

Ivan Hakimian, HPNY 
Sale of a vacant parcel on the northwest corner of Trinity Place and Rector Street. The site contains 3,885 square feet with a maximum zoning floor area as of right of 56,370 square 
feet The seller acquired 15,936 square feet of air rights from adjacent lot 21 in 2009. The total zoning floor area for the site is 72,306 square feet. The grantee, Ivan Hakimian of 
HPNY, has proposed to develop a 197-room hotel. As of the date of value, construction on the site has not yet begun. 

6 11-15 Leonard Street 

8/w W. Broadway and Hudson Street Aug-11 $10,143,800 
Tribeca, Manhattan 

Clark Construction / 
Tribeca Development Partners 

5,819 C6-2A 6.02 35,030 $289,57 

Sale of an irregularly shaped development site located along Leonard Street between Broadway and Hudson Street in the TriBeCa neighborhood of Downtown Manhattan. At the time 
of the sale the site was improved with two 1-story garages. These buildings total 5,752 square feet of gross building area. We have estimated $25 per square foot in demolition cost 
for the existing gross building area. The buyer, developer Steven Schnall, received approval from the Landmarks Preservation Commission (LPC) to develop a 7-story residential 
condominium buildin on the site. As of the date of value, construction has not be un on the ro·ect. 

MEAN .............................................................................................................. $71&~?&99 ............................................... t1 .. .,.?.4.4 ........................................................... ~§,§~~ ....... J~.?.~., .. ~ .. ~ .... . 
MECIAN $45,950,000 7,598 17,880 $249.98 
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COMPARABLE LAND SALE NO. 1 
This is the sale of a development site located at 101 Murray Street on the northeast corner of West Street in the 
Tribeca neighborhood of Downtown Manhattan. St. John's University sold this property to Henry V Murray Senior, 
LLC in August 2013 for a total consideration of $226,500,000, inclusive of demolition costs. The site is 31,028 
square feet and irregular in shape. The site has 176.10 feet of frontage on West Street and 225 feet of frontage 
along Murray Street. At the time of sale, there was a 145,525 square foot building on the site. We have estimated 
demolition costs of $25 per square foot, or $3,500,000, rounded. The site is located in a C6-4 zoning district, 
which has a maximum floor area ratio of 10.00. The site has a maximum zoning floor area of 310,280 square feet. 
Based on the maximum zoning floor area, the sale price develops an unadjusted unit price of $730.47 per square 
foot of ZFA. 

COMPARABLE LAND SALE NO. 2 
This is the sale of a development site located at 151-161 Maiden Lane on the throughblock parcel bounded by 
Maiden Lane, South, Fletcher and Front Streets in Downtown Manhattan. In August 2013, FPG Maiden Lane, 
LLC in care of Fortis Property Group purchased the property from Maiden Lane Development LLC in August 2013 
for $64,000,000. At the time of sale, the site was utilized as a parking lot. The site was previously purchased in 
December 2010 from its previous owner, LH Maiden Realty LLC, who acquired an additional 76,157 square feet 
of air rights from 205 and 207 Front Street in June 2007. The buyer reportedly intends to construct a mixed-use 
retail, residential and hotel development on the property. Overall, the site contains a total of 249,242 square feet 
of zoning floor area (ZFA). Based on the maximum zoning floor area, the sale price develops an unadjusted unit 
price of $256.78 per square foot of ZFA. 

COMPARABLE LAND SALE NO. 3 
This is the sale of a development site located at 22 Thames Street on the southeast corner of Greenwich Street in 
the Financial District of Downtown Manhattan. In September 2012, 22 Thames Street LLC (Fisher Brothers) 
purchased the property from Henry II Thames LLC for a total consideration of $87,300,000, inclusive of demolition 
costs. The throughblock corner parcel is located across from the World Trade Center site. At the time of sale, the 
parcel was improved with a vacant 10-story, 89,840 square foot Class C office loft building that was in poor 
condition. The existing improvements have reportedly been vacant since 2008 when the American Stock 
Exchange (AMEX) was closed. We have estimated demolition costs of $25 per square foot, or $2,300,000, 
rounded. The site contains a maximum zoning floor area of 136,290 square feet. Furthermore, the property also 
includes 222,700 square feet of zoning floor area (ZFA) from excess development rights associated with adjacent 
landmark former AMEX building at 86 Trinity Place. Overall, the site contains a total of 358,990 square feet of 
zoning floor area (ZFA)., the sale price develops an unadjusted unit price of $243.18 per square foot of ZFA. 

COMPARABLE LAND SALE NO. 4 
This is the sale of a development site located at 133 Greenwich Street on the northeast corner of Thames Street 
in the Financial District. In March 2012, Hidrock Realty purchased the property from Greenwich Thames Realty 
LLC for a total consideration of $27,900,000. At the time of the sale the parcel was vacant and has a zoning lot 
merger with an adjacent parcel (lot 10). The merged zoning lot contains a total of 131,276 square feet of zoning 
floor area. Hidrock's Realty partner in the deal is Robert Finvarb Cos. The grantee plans to spend approximately 
$70 million to develop a 320-key, 28-story hotel, which is expected to be completed in 2015. As of the date of 
value, construction has not yet begun on the site. 

The prior owner of the site, Greenwich Street Developers, LLC, filed for bankruptcy in September 2009. The 
grantor, Greenwich Thames Realty LLC, acquired the site from Greenwich Street Developers LLC through a court 
ordered auction that was held on August 20, 2010. The purchase price was $19.6 million and the transaction 
closed in November 2010. Based on the maximum zoning floor area, the sale price develops a unit price of 
$212.53 per square foot of ZFA. 
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COMPARABLE LAND SALE NO. 5 
This is the sale of a development site located at 50 Trinity Place on the northwest corner of Rector Street in the 
Financial district of Downtown Manhattan. In January 2012, Trinity NYC Hotel LLC purchased the property from 
McSam Hotel Group for a total consideration of $15,000,000. The 3,885 square foot site yields a total of 72,306 
square feet of zoning floor area based on the maximum permitted zoning floor area and development rights from 
adjacent parcels that were merged for zoning purposes into a single lot. The seller acquired 15,936 square feet 
of air rights from adjacent lot 21 in 2009. The grantee, Ivan Hakimian of HPNY, has proposed to develop a 197-
room hotel. As of the date of value, construction had not yet begun on the site. Based on the maximum zoning 
floor area, the sale price develops an unadjusted unit price of $207.45 per square foot of ZFA. 

COMPARABLE LAND SALE NO. 6 
This is the sale of a development site located at 11-15 Leonard Street between West Broadway and Hudson 
Street in the TriBeCa neighborhood of Downtown Manhattan. In August 2011, TriBeCa Development Partners 
acquired the two adjacent lots from Clark Construction for $10,143,800, inclusive of estimated demolition costs 
($143,800). The site contains 5,819 square feet and is zoned C6-2A. The site yields a total of 35,030 square feet 
of zoning floor area. At the time of the sale the site was improved with two 1-story garages. These buildings total 
5,752 square feet of gross building area. We allocated $25 per square foot in demolition cost for the existing 
gross building area. The buyer, developer Steven Schnall, received approval from the Landmarks Preservation 
Commission (LPC) to develop ?-story condominium project on the site. Based on the maximum zoning floor area, 
the sale price develops a unit price of $289.57 per square foot of ZFA. 

SUMMARY OF SALES 
The uniqueness of the subject's location makes it difficult to locate direct com parables. The opportunity to acquire 
a ready-to-build prime development site is rare. However, market participants will only pay an amount to secure a 
location that is feasible based on the proposed development. 

The six comparable sales exhibit a range in unadjusted unit prices from $207.45 to $730.47 per square foot of 
ZFA. The sales occurred between August 2011 and August 2013. The sites involved both small and large 
development sites ranging in size from 35,030 to 358,990 square feet of ZFA. All of the sales have been reported 
to be cash equivalent and arms-length transactions. 

In making comparisons, we adjusted the sale prices for differences between this site and the comparable sites. 
Differences between the subject property and the comparable sales are adjusted to reflect property rights 
conveyed financing terms and conditions of sale, time (market conditions), location, size, zoning, configuration, 
utility and other. The following chart summarizes our adjustment process. 
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Economic Adjuetmenta fCurnula111ve) 

Property 
Prlce/ZFA & Rights Marke~1l PSF ZFA 

No. Date Condit.ions Subtotal 

Inferior $939.38 

4 
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Pr~perty Chamctertalttc Adjuetmenta (Additive) 

High .. . 

Average .. . 

frontai1e and 

Adj. 
Price/ZFA 

$234.85 

$234.85 

$201.15 
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OPINION OF SITE VALUE (SUBJECT TO REQUIREMENTS OF THE 
GROUND LEASE) 
The sales that we have utilized represent the best available information that could be compared to the subject 
property. The major elements of comparison for an analysis of this type include the property rights conveyed, the 
financial terms incorporated into a particular transaction, the conditions or motivations surrounding the sale, 
changes in market conditions since the sale, the location of the real estate, its physical traits and the economic 
characteristics of the property. 

As noted by the summary of com parables, the sales reflect a range in unadjusted price per square foot indicators 
from $207.45 to $730.47 per square foot of ZFA. After adjustments, the land sales reflect a range from $181.76 to 
$234.85 per square foot of ZFA. The average adjusted unit value is $207.75 per square foot of ZFA. 

According to the terms of the ground lease the Fair Market Property Value is based on the owner's ability 
to construct 900,000 square foot office building with grade retail. The ground lease evaluation clause 
refers to gross square feet. In order to determine the land value, it is appropriate to convert the gross 
building area to the corresponding zoning floor area. We have estimated that 900,000 square feet of gross 
building area utilizes 810,000 square feet of zoning floor area. Mechanical areas, stairwells, elevator 
shafts, and ventilation shafts do not count towards zoning floor area. These areas typically range from 
five to ten percent for newer office buildings and 5 to 15 percent of older office buildings. We have 
assumed a 10 percent mechanical deduction in our estimation of zoning floor area for the development. 

Therefore, we have utilized 810,000 square feet of zoning floor area as the basis for our analysis. Our 
analysis assumes the subject's site developable area (FAR) is 810,000 square feet as stipulated in the 
ground lease, which does not represent a market value of the land. 

After considering all of the available market data in comparison with the characteristics of the subject property, it 
is our opinion that the proper unit value is $200.00 per square foot of ZFA. 

Therefore, our opinion of the fee simple interest of the subject site, subject to requirements of the ground 
lease, indicated by the Sales Comparison Approach is: 

Maximum FAR: 

Indicated Value per FAR: 

Indicated Land Value: 

Rounded Land Value: 

Fee Simple Value per FAR: 

CONFIDENTIAL 

INDICATED VALUE 

810,000 

X $200.00 

$162,000,000 

$160,000,000 

$197.53 
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SALES COMPARISON APPROACH 

METHODOLOGY 
Using the Sales Comparison Approach, we developed an opinion of value by comparing the subject property to 
similar, recently sold properties in the surrounding or competing area. This approach relies on the principle of 
substitution, which holds that when a property is replaceable in the market, its value tends to be set at the cost of 
acquiring an equally desirable substitute property, assuming that no costly delay is encountered in making the 
substitution. 

By analyzing sales that qualify as arm's-length transactions between willing and knowledgeable buyers and 
sellers, we can identify value and price trends. The basic steps of this approach are: 

1. Research recent, relevant property sales and current offerings in the competitive area; 

2. Select and analyze properties that are similar to the subject property, analyzing changes in economic 
conditions that may have occurred between the sale date and the date of value, and other physical, 
functional, or locational factors; 

3. Identify sales that include favorable financing and calculate the cash equivalent price; 

4. Reduce the sale prices to a common unit of comparison such as price per square foot of net rentable 
area; 

5. Make appropriate comparative adjustments to the prices of the comparable properties to relate them to 
the subject property and 

6. Interpret the adjusted sales data and draw a logical value conclusion. 

The most widely used and market-oriented unit of comparison for properties such as the subject is the sales price 
per square foot of net rentable area. All comparable sales were analyzed on this basis. The following pages 
contain a summary of the improved properties that we compared to the subject property, a map showing their 
locations, and the adjustment process. 

Due to the nature of the subject property and the level of detail available for the comparable data, we have 
elected to analyze the comparables through the application of a traditional adjustment grid using percentage 
adjustments. 

The most widely used and market-oriented unit of comparison for properties such as the subject is the sales price 
per square foot of net rentable area. All comparable sales were analyzed on this basis. The following pages 
contain a summary of the improved properties that we compared to the subject property, a map showing their 
locations, and the adjustment process. 

On the following pages, we present a summary of the improved properties that we compared to the subject 
property, a map showing their locations, and an adjustment grid. 
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!
Property Name 

No. L.oeation 

1 '100 Wall Street 
: l:ltw Wati,ir & Front S!riii,its 
i ~Jew York, New York 

Comrm,,nts. 

2 i 123 William Street 
! 13/w ,John and Fulton Streets 
iNiiwYork, NiiwYork 

Comments: 

Phy@li:al lmt~ 

I Land Area Net Rentable Year No. 
(SF) Area (SF) Built Stories 

22,399 !51 /,0'..l1 19119 29 
?014 

Sale 
Date 

.Jun.1:i 
Contract 

Grantorl 
Grantee 

Savanna Partn~,:,:rs I 
Cormlrr,toml !<(?al I::r,ti,1(? A(lvi,;(iri, 

Price 

$2/0,000,000 

SALES COMPARISON APPROACH 74 

Occupancy 
Price/NRA NOi/SF OAR at Sale Flnanclna 

$1!5Bfl :.l 04% Cash 

Sal!? of a Class A OffiC!l builijing ()I') ti)!) comiH or Wall 811'/!l!I iM)(j Watiir Slr!Hlt tl11.1t is lflllSflil to 50 t!HlllntS, Thi? tlmlfl lill'i;J!?St t,mants H,Hris B!!llCI) LLC, L,istlll' Scl)Wlilb amj us Birnk National 
Association. The average office contract is $'.Hl.4/l per square, approximately ?O percent below market An approximate $?4.7 m1llion in capital improvements have been spent in the past four years; 
wlf1i:::11 inclu1j1,i<j common 1m,as, HVAC, l:>uili:jing systi,i1ns, 1m1111·1,,1 r,,11ocat1on oft1•1,,1 ,,11,,,i:::trical switc1·1g1,,ar to 11·11,i 2m:l floor i,avanna Partni,11·s acquir,,11:1 100 Wall Stri,ii,it l:>y ri:m,iclosing on a rrn::irtgag,,1 norn, 
of $117,399,DfoD from Lehman Brothers lloldings, Inc. in May 2011. In add1t1on at t11e time, tlavanna acquired the junior debt pos1t1ons to the first mortgage. 

!i4!i,'.l01 19!i/ ?.I Mar-1!i (lrconOak ,'!. Fast l'nrJ Capital I 
New York REIT 

Cash 

Sale of a Class A rm nus office bu1ld1119 locatecl between John anct Fulton Streets. Tenants inclucle the New York State Department or State, the City or New York, the U.S. Social Security Administration, 
thr•i l·)ecuntir,1s rraming Corporation amJ law l'irm McAloon & Frir,11,:hmm. l''IH,l propr,11ty was prriviously p1,11·ctms1,)d by Ornr,mOak & Fast Fnd Capital from Chr·ltril Ornup in Octo!J,,!I' ?013 for $133 rrnll1on, at 
wl11cl1 time the !Juildi17J;J was half occupied. The property 1s currently 98 percent leased. 

3 i32 Old Slip 
i Financial Square 42,176 1, 15fJ,0(l6 1987 36 Dc)C,,,14 Bc)llCl)I) Capital PartrH:)J'S I $El75,000,000 $5()2 :lEl $23.:12 4 00% 90% Cash 
i Hlw South flnd I ront Strootc, 

i Ni!W York, Ni!W Y()rk ' ' ' ' ,, ' ' ' ' ' ' ' ' ! ' ' ' ' ' ' ,, ' ,, ' ' ' ' ' ' ,, ' ' ' ' ' ' ' ' ,, ' ' ' ' ' ' ' ' ,, ' ' ' ' ' ' ,, ' ' ' ' ' ' ' ' ,, ' ' ' ' ' ' ' ' ,, ' ' ' ' ' ' ,, ' ' 'R)(R F!!?,alty, ' ' ' ' ,, ' ' ' ' ' ' ,, ' ' ' ' ' ' ' ' ,, ' ' ' ' ' ,, ' ' ,, ' ' ' ' ' ' ,, ' ' ' ' ' ' ' ' ,, ' ' ' ' ' ' ' ' ,, ' ' ' ' ' ' ,, ' ' ' ' ' ' ' ' ,, ' ' ' ' ' 
·c;i);:i11i1ei1iii · · ., · ., · · Sal,,i of Clai;s A bu1ldi1111 locatcl(l 011 an cmt1r,1 city t)lock llour1<j t)y Ol1j Slip, Sout11 Strn,it, Go1.1,ern,1ur Lan,1 amj Front mr,,l,,lt in !IJcl Fin1rncial East District of Downtown ManlH!tlt,111. RXR R,ielty purcl1ai;,,id 

4 ! 180 Malden Lane 
: Blw Front and South Stm~lts 

' i Nnw York, Ni)W York 

Connnonts: 

CONFIDENTIAL 

tt1e property from Fleflcon Capital Partners for $fl7fl million. Following tile sale, RXR RAalty creater1 a 99 year oround lease which thfly solct to! .eon MAlohn for A purcha~ii pnce of 707.5 million. The 
ground r,,mt is $8.b million ttm:iugl1 ;>O;>:l, 1m:r,,msing to $l,)_!·jr7.,381 with sub!H,1qu1,mt ?.0 p1,m:,mt a11m.1al incri,ias,,is. RX!~ !~1,ialty will r1,itain tt11,1 li,ia.s,,1twl1j ,,1stat,·t n1,,1 buyi,ir int,,mds to ri,n10v,,1II1 and 
repos1t1on the prope1ty. 

46,799 1,189,325 198212014 41 JV SL GrMn & Mo1nian / 
,JV Murray Hill f'n::1pi,i1tii,1s & Ctanon 

Pa1tners 

$470,000,000 , $395, 18 nla 21% Cash 

, .. ,, .. ,, ... ,, .. ,, ... ,, .. ,, ... ,, .. ,, ..................................................................................................................................................... l ............................................................................................................................................................................................................................................................................................ l .................................................................................................. ,, ... ,, .. ,, ... ,, .. ,, ... , ... ,, .. ,, ... ,, .. ,, ... ,, .. ,, ... ,, .. ,, .. ,, ... ,, .. ,, ... ,, .. ,, ... ,, .. ,, ... ,, .. ,, .. ,, ... ,, .. ,, ... ,, 
Salo of Cl1,1!.ii,, A bUlli.11111,J IOClilO(J Ill !l10 Fillll.llCIIJ.I E1J.1,;t 1,;ub1111irkot i\lG was tlm 111iljor ll.111,;hor hnilillt at tlHi proporty lllltil It 1()1\ In April 2014, Tho proporty 11,; Ill tlHi Jrlltli.;t or $60 mi Iii OIi wpihJ.l 1mprnvomo11t 
program 'l"tH,J rnnovatmn mclut1flt, upgrarJing lobby, cmnmon arnas, ,,l~lvalors anrJ buildinc rm1chanical syt,t,1ms 
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5 i 77 Water Street 
! l:llw UOIM:mU:lUJ' L1:11')1:! and Old Slip 
!New York, New York 
' 
Comrm,ints. 

tl i ao Broad Street 
i lllw monii & flfltm,r mriiiiti; 

1 
Now York, ~Jew York 

7 i 222 Broadway 
i Blw Fulton & Ann Streets 
i N1,w York, N!)W York 

2bJl9 t>:.i:.i,:ioe 191.l9l200!l 21.l liaV!:,lf:lJ'l'l Companif:lS I 
Pnnc1pal R1:,al E:.;tate lnv1.i~.;tor~.; 

SALES COMPARISON APPROACH 75 

$24b,OOO,OOO ; $:J81.l.8tl 100% 
Leasehold 

Sl!lfl of Clas!, A buililini;i IOClitf)(J in tt,,, Financilll East !,UtlmliJ'kflL Tt1fl prop1irty IS rully iflliSf:il to Thfl Golilman Si!CIIS Group, Inc Ul)llflJ' a triplll•llflt l!)lllif) llOJ'!HHTlflllt ttlllt f)XpirflS Ill Marcl12021 With ll 
surrender option for the 14 through ?.Gin March ::>01 fl. Goldman Sachs Group, Inc. never took occupancy of the property s111ce the lease commencement in January ::>OOO. In :)009, the tenant renovated 
tl)fl prop1i1ty lilll(j 1:ornrn1mc!)(j a sul>i!)llSll)Q prllgram of tt)!) SPllCfl tll tlllnl Pllltif)S OV!H 80 p1m:1mt or ti)!) prop1Hty is cu1nmtly subll!!.IS/,1j to tlm1J Pllltif)S SUCII a:; AT&T, AHUP, L1,wis Brisbois !ll)(j Unitl)(j 
Health among others. The property was developed by the Kaufmann Organization. The property is subject to a lor1£J term ground lease that is owned and controlled by the principals of The W1lllam 
K1.11.rfman Organization witl1 n11ni1nal groun1J rilntal paynurnts. 

411,944 193512001 Au914 S,ivmma Partnf:lrs I 
flroad Street Development 

$115,000,000 

"", "', "', "'" "", "', "'" "'" ""', "', "'" "", "', "', "'" "", "', _,,,,,,,,,, ""', "', "'" "", "', "', "'" "", "', "'" "'" ""', "', "'" "", "', "', "'" "", "', "'" "'" ""', "', "'" "", "', ,L,, 
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th() propmty in ?011 from Swig Fqu1tios artm tr1k1ng control of tho propmty's senior mortgage. Sub~oquontly, Sav11nm1 r.omplot()d a comprnhonsivo rnnov11tmn which included fl lobby rnnovr1tIon, 
fa1;acle, 111odem1Led elevators and up1;Jradei; to the c<:mm1on areas. 111 m:lclitii:m, Sava1111a ali,o investei:l ca1i1tal to complete work followi11i.J Supen.;torm Sandy, to protect tile buildi11i.J from if1rrnlar future 
W!lathf)f f)Vfmts. 

33,;)4() T7:i,78tl 19611?01:l 31 Aug-14 fleacon Capital JV l.,'!.l. Holding I $fiO:>,OOO,OOO $(34709 $?.G.llil 4.16% 97% Cash 
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8 i 81 Broadway 
I Fl/w FxclH:ingii Alliiy & ,~1,(:tor mriiiit 
!New York, New York 
I 
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Beacon 1s sellino its equity stake end L&L will stay on as partner and cont111ue to operate the buildlllQ. Bank of America occupies 78% or the building with their current lease expmng 1112022. In 201'.3, 
BOA !:W:1rc1s1:11:j an option to vacat!:l 91,000 SF. BOA's r1:mts 1'.!r!:, signifii:::antly bl:llow rrmrkl:lt as thl:ly sold 1:hf:! building to B1:1acon am:I L&L ·in 2012 Tll!:1 bu1li:Jing is m:iar full occupancy witli W1:,Work 
recently si,Jning a lease for 120,000 sr: for 16 years and Contie Nast leasmg 83,000 sr until 2029. 

?1,7.09 78tl,975 19Hll1!l8fl 33 Bn:,1.111 SIII)l,t DtWt!loprmmt I 
RXR R1ialty 

$18.71 4.4[5% 97% 
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Tile buyer intends to attract creative and tech firms. Tim bu1ld1ng 1s 96.58 percent loasod. Tile largest tenants include The People of New York (38,696 squam foot) and Profossional Staff Insurance 
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9 i 11 O WIiliam Street 
I NIC:/C of ,John Stri,1,t 
I New York, New York 
' 
Cornrm,ints. 

1 O i 388-390 Greenwich Street 
! [3/w Nortll Moor,, 8, I lubfllt Str!H,tS 
i Nuw York, Nr,w York 

Corr1rm,!nts: 

11 ; 1 SO Water Street 

32 i ~,wig l::qui111,,s & Longw1ng Vf,mturiiis I 
Savanna Partnors 

$2b1, 100,000 

SALES COMPARISON APPROACH 76 
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111 building and tenant improvements since ?00/i. The two cellar tloors total 13, 1 fl!i square feet, with ?OJfl!i square feet of space 011 the ground floor and another B94,?.07 square feet of office space 
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C1t1nroup in DflCflmb11r ?007 ($1 575B) Hnw1Mir, tlwi t1mns of C1t1's purclm•,11 option ,rnm't known 388 Gri,1mwii:l1 I', a 39 stmy tnwHr w1tl1 h1ol1ly i,ffir:iHnt fl1i1irs 111111 swi,1,p1111J, unobstruct1,rJ v1,,w,, 390 
Grf,f,nw1cl11s an f,1ql1k,tory buil1Jm;J ftlaturing 94,000 squere foot l'loors that are cons1dern(J somtl of tt1t1 fintlsl tred1ng floors in Manhattan. 
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: New York, ~lclW York , Emmes Asset Management 
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12 , 55 Broadway 
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! New York, New York 

Commonts: 
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PERCENTAGE ADJUSTMENT METHOD 

ADJUSTMENT PROCESS 

SALES COMPARISON APPROACH 78 

The sales we have used were the best available comparables to the subject property. The major points of 
comparison for this type of analysis include the property rights conveyed, the financial terms incorporated into the 
transaction, the conditions or motivations surrounding the sale, changes in market conditions since the sale, the 
location of the real estate, its physical traits and the economic characteristics of the property. 

The first adjustment made to the market data takes into account differences between the subject property and the 
comparable property sales with regard to the legal interest transferred. Advantageous financing terms or atypical 
conditions of sale are then adjusted to reflect a normal market transaction. Next, changes in market conditions 
are accounted for, creating a time adjusted price. Lastly, adjustments for location, physical traits and the 
economic characteristics of the market data are made in order to generate the final adjusted unit rate for the 
subject property. 

We have made a downward adjustment to those comparables considered superior to the subject and an upward 
adjustment to those comparables considered inferior. 

PROPERTY RIGHTS CONVEYED 
The property rights conveyed in a transaction typically have an impact on the price that is paid. Acquiring the fee 
simple interest implies that the buyer is acquiring the full bundle of rights. Acquiring a leased fee interest typically 
means that the property being acquired is encumbered by at least one lease, which is a binding agreement 
transferring rights of use and occupancy to the tenant. A leasehold interest involves the acquisition of a lease, 
which conveys the rights to use and occupy the property to the buyer for a finite period of time. At the end of the 
lease term, there is typically no reversionary value to the leasehold interest. 

The subject is encumbered by a ground lease and this appraisal is intended to provide an opinion of the market 
value of the leasehold interest in the property. Therefore, downward adjustments were required for the leased fee 
interest in the comparable sales. No adjustment was required for the leasehold interest in the comparables. 

FINANCIAL TERMS 
The financial terms of a transaction can have an impact on the sale price of a property. A buyer who purchases 
an asset with favorable financing might pay a higher price, as the reduced cost of debt creates a favorable debt 
coverage ratio. A transaction involving above-market debt will typically involve a lower purchase price tied to the 
lower equity returns after debt service. We have analyzed all of the transactions to account for atypical financing 
terms. To the best of our knowledge, all of the sales used in this analysis were accomplished with cash or market­
oriented financing. Therefore, no adjustments were required. 

CONDITIONS OF SALE 
Adjustments for conditions of sale usually reflect the motivations of the buyer and the seller. In many situations 
the conditions of sale may significantly affect transaction prices. However, all sales used in this analysis are 
considered to be "arms-length" market transactions between both knowledgeable buyers and sellers on the open 
market. Therefore, no adjustments were required. 

MARKET CONDITIONS 
The sales that are included in this analysis occurred between February 2014 and June 2015; Sale 1 is currently 
under contract of sale. Investors continue to view Manhattan's office buildings as less risky and are willing to 
invest, as indicated by the large number of sales since 2013. We have applied an upward adjustment of 5.00 
percent per annum up to June 1, 2015, the effective date of value. 
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LOCATION 
An adjustment for location is required when the locational characteristics of a comparable property differ from 

those of the subject property. Each comparable was adjusted accordingly. 

PHYSICAL TRAITS 
Each property has various physical traits that determine its appeal. These traits include size, age, condition, 
quality, parking ratio and utility. Each comparable was adjusted accordingly. 

ECONOMIC CHARACTERISTICS 
The economic characteristics of a property include its occupancy levels, operating expense ratios, tenant quality, 

and other items not covered under prior adjustments that would have an economic impact on the transaction. 

Each comparable was adjusted accordingly. 

OTHER 
This category accounts for any other adjustments not previously discussed. Based on our analysis of these sales, 

none required any additional adjustment. 

N C p BL 
In our analysis, we have compared the subject property to office properties in the subject's market area. These 

are discussed below. 

COMPARABLE SALE NO. 1 
This is the June 2015 contract of sale of 100 Wall Street, a modern 29-story (there is no 13th floor) Class A multi­

tenant office building built in 1969 (renovated in 1994) containing 517,031 rentable square feet. It is located on 

the northerly blockfront of Wall Street between Water and Front streets in the Financial East office sub market of 
Downtown Manhattan. It is located in Flood Zone X, which is outside of the 100- and 500-year flood plain and is 

not designated as a special flood hazard area. 

100 Wall Street is leased to 50 tenants, of which the three largest tenants include Harris Beach PLLC, Lester 

Schwab and US Bank National Association. The average office contract is $38.46 per square foot, approximately 

20 percent below market. An approximate $24.7 million in capital improvements have been spent in the past four 
years; which included common areas, HVAC, building systems, and the relocation of the electrical switchgear to 

the 2nd floor. 

Savanna Partners is in contract to sell the leased fee interest to Cornerstone Real Estate Advisers for a reported 

purchase price of $270 million, indicating an overall property capitalization rate of 3.04 percent. The sale price 

equates to $522.21 per square foot. 

In comparison with the subject property, a downward adjustment was required for property rights conveyed. A 

downward adjustment was required for size under the premise that smaller properties sell for more per square 

foot than larger properties. No other adjustments were required. The adjusted price is $446.49 per square foot. 

COMPARABLE SALE NO. 2 
This sale is located at 123 William Street, which is located between Fulton and John Street throughblock to Dutch 
Street. This office building sold in March 2015 to New York REIT from GreenOak & East End Capital for 
$253,000,000. 123 William Street is a 27-story, plus lower level, Class A office building containing 545,301 
square feet of net rentable area on a 34,360 square foot parcel of land. Tenants include the New York State 

Department of State, the U.S. Social Security Administration, the Securities Training Corporation and law firm 
McAloon & Friedman. The property was previously purchased by GreenOak & East End Capital from Chetrit 

Group in October 2013 for $133 million, at which time the building was half occupied. The property is currently 98 
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percent leased. 123 William Street is located in Flood Zone X; the area is inundated by 100-year flooding. The 
purchase price equates to a value of $463.96 per square foot. 

In comparison with the subject property, a downward adjustment was required for property rights conveyed. An 
upward adjustment was required for market conditions. A downward adjustment was required for size under the 
premise that smaller properties sell for more per square foot than larger properties. An upward adjustment was 
required for quality and appeal. No other adjustments were required. The adjusted price is $443.97 per square 
foot. 

COMPARABLE SALE NO. 3 
This sale is located at 32 Old Slip, which occupies the entire city block bound by Old Slip, South Street, 
Gouverneur Lane and Front Street in the Financial East District of Downtown Manhattan. This office building sold 
in December 2014 to RXR Realty from Beacon Capital Partners for $675,000,000. Following the sale, RXR 
Realty created a 99 year ground lease which they sold to Leon Melohn for a purchase price of 207.5 million. The 
ground rent is $8.5 million through 2023, increasing to $9,572,381 with subsequent 2.0 percent annual increases. 
RXR Realty will retain the leasehold estate. 32 Old Slip is a 36-story, plus lower level, Class A office building 
containing 1,159,086 square feet of net rentable area on a 42,176 square foot parcel of land. It is currently 90 
percent occupied. The purchase price equates to $582.36 per square foot. 32 Old Slip is located in Flood Zone X, 
outside of the 100- and 500- year flood plain. 

In comparison with the subject property, a downward adjustment was required for property rights conveyed. An 
upward adjustment was required for market conditions. An upward adjustment was required for location. A 
downward adjustment was required for age and condition. A downward adjustment was required for quality and 
appeal. No other adjustments were required. The adjusted price is $456.61 per square foot. 

COMPARABLE SALE NO. 4 
This sale is located at 180 Maiden Lane, which occupies the entire city block bound by Maiden Lane, Pine, Front, 
and South Streets. This office building sold in September 2014 to Murray Hill Properties (MHP) from The Moinian 
Group and SL Green Realty Corp. for $470,000,000. The contract was dated September 11, 2014. 180 Maiden 
Lane is a 41-story, plus lower level, Class A office building containing 1,189,325 square feet of net rentable area 
on a 46,799 square foot parcel of land. It is currently 21.2 percent occupied. The majority of the vacant space was 
formerly occupied by AIG which recently vacated the property. The building is currently undergoing a $33.0 
million capital improvement to reconfigure and enhance the lobby and interior public space, upgrade the elevators 
and building mechanical systems. The sale price equates to a price of $395.18 per square foot. 180 Maiden Lane 
is located in Flood Zone AE; the area is inundated by 100-year flooding. 

In comparison with the subject property, a downward adjustment was required for property rights conveyed. An 
upward adjustment was required for market conditions. An upward adjustment was required for location. A 
downward adjustment was required for age and condition. An upward adjustment was required for occupancy. No 
other adjustments were required. The adjusted price is $461.20 per square foot. 

COMPARABLE SALE NO. 5 
This sale is located at 77 Water Street between Gouverneur Lane and Old Slip. This Class A office building was 
sold in August 2014 to Principal Real Estate Investors from Travelers Companies for $245,000,000. The 26-story 
office property was built in 1969 and renovated in 2009. The property contains 633,308 square feet of rentable 
area. The property is fully leased to The Goldman Sachs Group, Inc. under a triple-net lease agreement that 
expires in March 2021 with a surrender option for floors 14 through 26 in March 2018. Goldman Sachs Group, 
Inc. never took occupancy of the property since the lease commencement in January 2000. In 2009, the tenant 
renovated the property and commenced a subleasing program of the space to third parties. Over 80 percent of 
the property is currently subleased to third parties such as AT&T, ARUP, Lewis Brisbois and United Health 
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among others. The property was developed by the Kaufmann Organization. The property is subject to a long term 
ground lease that is owned and controlled by the principals of The William Kaufman Organization with minimal 
ground rental payments. The current overall capitalization rate is 7.68 percent. The sales price equates to 
$386.86 per square foot. 77 Water Street is located in Flood Zone X, outside of the 100- and 500- year flood 
plain. 

In comparison with the subject property, an upward adjustment was required for market conditions. An upward 
adjustment was required for location. A downward adjustment was required for size under the premise that 
smaller properties sell for more per square foot than larger properties. An upward adjustment was required for 
quality and appeal. No other adjustments were required. The adjusted price is $443.26 per square foot. 

COMPARABLE SALE NO. 6 
This sale is located at 80 Broad Street between Stone and Beaver Streets. This Class B office building was sold 
in August 2014 to Broad Street Development from Savanna Partners for $175,000,000. The building is currently 
87 percent leased. The 36-story office property was built in 1935. The property contains 411,944 square feet of 
rentable area. The property is located in the Financial East office submarket of Downtown Manhattan. The sales 
price equates to $424.82 per square foot. 80 Broad Street is located in Flood Zone X, outside of the 100- and 
500- year flood plain. 

In comparison with the subject property, a downward adjustment was required for property rights conveyed. An 
upward adjustment was required for market conditions. An upward adjustment was required for location. A 
downward adjustment was required for size under the premise that smaller properties sell for more per square 
foot than larger properties. An upward adjustment was required for age and condition. An upward adjustment was 
required for quality and appeal. No other adjustments were required. The adjusted price is $457.99 per square 
foot. 

COMPARABLE SALE NO. 7 
This sale is located at 222 Broadway between Fulton and Ann Streets. This office building sold in August 2014 to 
Deutsche Asset & Wealth Management from Beacon Capital JV L&L Holding for a purchase price of $502 million. 
The building is currently 97 percent leased. The 31-story office property was built in 1961 and renovated in 2013. 
The property contains 775,786 square feet of rentable area. Beacon sold its equity stake and L&L will stay on as 
partner and continue to operate the building. Bank of America occupies 62% of the building with their current 
lease expiring in 2022. In 2013, BOA exercised an option to vacate 91,000 square feet. BoA's rents are 
significantly below market. The building is near full occupancy with WeWork signing a lease for 120,000 SF for 16 
years and Conde Nast leasing 83,000 SF until 2029. The current overall capitalization rate is 4.15 percent. The 
sales price equates to $64 7 .09 per square foot. 222 Broadway is located in Flood Zone X, outside of the 100- and 
500- year flood plain. 

In comparison with the subject property, a downward adjustment was required for property rights conveyed. An 
upward adjustment was required for market conditions. A downward adjustment was required for size under the 
premise that smaller properties sell for more per square foot than larger properties. A downward adjustment was 
required for age and condition. A downward adjustment was required for quality and appeal. A downward 
adjustment was required for occupancy. No other adjustments were required. The adjusted price is $454.97 per 
square foot. 

COMPARABLE SALE NO. 8 
This sale is located at 61 Broadway between Exchange Alley and Rector Street. This Class B office building sold 
in May 2014 to RXR Realty from Broad Street Development for a reported purchase price of $330 million. The 
buyer intends to renovate at a cost of $20 million. The building is currently 96.58 percent leased. The largest 
tenants include Corporation for Supporting Housing, Home Insurance Co., Leukemia and Lymphoma Society, 
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Artnet Worldwide, and Gemini Systems. The 33-story office property was built in 1916 and renovated in 1986. 
The property contains 786,975 square feet of rentable area. The current overall capitalization rate is 4.46 percent. 
The sales price equates to $419.33 per square foot. 61 Broadway is located in Flood Zone X, outside of the 100-
and 500- year flood plain. 

In comparison with the subject property, a downward adjustment was required for property rights conveyed. An 
upward adjustment was required for market conditions. A downward adjustment was required for size under the 
premise that smaller properties sell for more per square foot than larger properties. An upward adjustment was 
required for age and condition. An upward adjustment was required for quality and appeal. No other adjustments 
were required. The adjusted price is $457.54 per square foot. 

COMPARABLE SALE NO. 9 
This sale is located at 110 William Street on the northeast corner of John Street. This Class A office building sold 
in May 2014 to Savanna Partners from Swig Equities & Longwing Ventures for a reported purchase price of 
$261.1 million. The building is currently 97 percent leased. The 32-story office property was built in 1959. The 
property contains 928,157 square feet of rentable area. The current overall capitalization rate is 4.97 percent. The 
sales price equates to $281.31 per square foot. 110 William Street is located in Flood Zone X, outside of the 100-
and 500- year flood plain. 

In comparison with the subject property, a downward adjustment was required for property rights conveyed. An 
upward adjustment was required for market conditions. An upward adjustment was required for age and 
condition. An upward adjustment was required for quality and appeal. No other adjustments were required. The 
adjusted price is $427.06 per square foot. 

COMPARABLE SALE NO. 10 
This sale is located at 388-390 Greenwich Street between North Moore & Hubert Streets. This Class A office 
building sold in March 2014 to SL Green Realty Co. from Ivanhoe Cambridge for a purchase price of $1.585 
billion. The building is fully leased to Citibank. The property contains 2,634,670 square feet of rentable area. SL 
Green bought JV partner Ivanhoe Cambridge's interest. In December 2013, Citi renewed its triple-net lease of the 
2.6M SF through 2035 and will make the complex its global HQ. It has the option to buy the properties between 
December 2017 to December 2020. Its acquisition from Ivanhoe Cambridge values the properties at $1.585B, 
nearly the same as when the companies bought them from Citigroup in December 2007 ($1.575B). However, the 
terms of Citi's purchase option aren't known. 388 Greenwich is a 39-story tower with highly efficient floors and 
sweeping, unobstructed views. 390 Greenwich is an eight-story building featuring 94,000 square foot floors that 
are considered some of the finest trading floors in Manhattan. The current overall capitalization rate is 6.90 
percent. The sales price equates to $601.59 per square foot. 388-390 Greenwich Street is located in Flood Zone 
X, outside of the 100- and 500- year flood plain. 

In comparison with the subject property, a downward adjustment was required for property rights conveyed. An 
upward adjustment was required for market conditions. An upward adjustment was required for location. An 
upward adjustment was required for size under the premise that smaller properties sell for more per square foot 
than larger properties. A downward adjustment was required for age and condition. A downward adjustment was 
required for quality and appeal. A downward adjustment was required for occupancy. No other adjustments were 
required. The adjusted price is $489.03 per square foot. 

COMPARABLE SALE NO. 11 
This is the March 2014 sale of a Class A office building located at 160 Water Street between Fletcher and John 
Streets. Emmes Asset Management acquired the property from Oestreicher Realty for a purchase price of 
$165,000,000. The 24-store office property was built in 1970. The property contains 487,523 square feet of 
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rentable area. The current overall capitalization rate is 4.28 percent. The sales price equates to $338.45 per 
square foot. 160 Water Street is located in Flood Zone X, outside of the 100- and 500- year flood plain. 

In comparison with the subject property, a downward adjustment was required for property rights conveyed. An 
upward adjustment was required for market conditions. An upward adjustment was required for location. A 
downward adjustment was required for size under the premise that smaller properties sell for more per square 
foot than larger properties. An upward adjustment was required for age and condition. An upward adjustment was 
required for quality and appeal. No other adjustments were required. The adjusted price is $453.13 per square 
foot. 

COMPARABLE SALE NO. 12 
This is the February 2014 sale of 55 Broadway, a Class A office building, located on the southwest corner of 
Exchange Alley. Harbor Group International, LLC acquired the property from Broad Street Development for a 
reported purchase price of $157 million. The 32-story office property was built in 1981 and renovated in 1987. The 
property contains 358,637 square feet of rentable area. The current overall capitalization rate is 4.87 percent. The 
sales price equates to $437.77 per square foot. 55 Broadway is located in Flood Zone X, outside of the 100- and 
500- year flood plain. 

In comparison with the subject property, a downward adjustment was required for property rights conveyed. An 
upward adjustment was required for market conditions. A downward adjustment was required for size under the 
premise that smaller properties sell for more per square foot than larger properties. An upward adjustment was 
required for age and condition. An upward adjustment was required for quality and appeal. No other adjustments 
were required. The adjusted price is $441.17 per square foot. 

SUMMARY OF PERCENTAGE ADJUSTMENT METHOD 
As noted by the summary of comparables, the sales reflect a range of unadjusted price per square foot from 
$281.31 to $647.09 per square foot. The mean price per square foot exhibited by the comparables was calculated 
to be $458.41 per square foot and the median price per square foot was $431.29 per square foot. 

In making comparisons, we adjusted the sale prices for differences between this site and the comparable sites. 
Differences between the subject property and the comparable sales are adjusted to reflect property rights 
conveyed, financing terms and conditions of sale, time (market conditions), location, size, age/condition, quality, 
occupancy, economics, utility and other components. The following chart summarizes our adjustment process. 
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Property 
! Conditions i $/Sq Ft Rights Market 

►lo. Date Conveyed of Sll!Ie ! Finam::ing ! Cond!Uons • Subtotal 

1 $522 .. 21 Lease<! Fee/lAlct. Am1&-Len gth None 0 $469.9'9 
6/'15 -10.0% 0.0% 0.0% 0.0% -100% 

2 $463.9'6 Leaae<I Fee/'Mkt. AnTl!·•Len gth None 3 $422.83 

3/15 -10.0% 0.0% 0.0% 1.3% -8.9% 

3 $582.36 Lease<! Fee/lAld. Arms--Len gth None 6 1637.19 
12/14 -10.0% 0.0% 0.0% 2.5% -7.8% 

4 $3'95.13 Lease<! F ee/lA lct. Arms-Length None 9 $3.611,00 

9/"14 -10.0% 0.0% 0.0% 3.7% -6.6% 

5 $.3&3.86 Leasehold Arms--L en gth None 10 $402.97 
8/"14 0.0% 0.0% 0.0% 4.2% 4.2% 

6 $424.32 Leaaed Fee/lAkt. Arma--Length None 10 $398,25 

8/H -10.0% 0.0% 0.0% 4.2% -6.3% 

7 $647,09 Leaae<I Fee/lAkt. Arn"&-Len gth None ·10 $600.63 
8/'14 -10.0% 0.0% 0.0% 4.2% -6.3% 

8 $.419.3.3 Leased F ee/lA kt. Arn"&-Len gth None 13 $3.97.86 
5114 -10.0% 0.0% 0.0% 5.4% -5.1% 

9 $281.31 L.eeaed Fee/lAlct. Arma--Length None 13 $2GB,91 

51"14 -10.0% 0.0% 0.0% 5.4% -5."1% 
·10 $601.59 Leese<! F ee/1.1 kt. Arn"&-Length None ·1s $575,33 

3/14 -10.0% 0.0% 0.0% 6.3% -H% 

11 U:38.45 Leued Fee/lAlct. Arnlt.-Length None 15 $3.23.67 
3/14 -10.0% 0.0% 0.0% 6.3% --4,4% 

12 S-431.n Lease<! F ee/lA kt Arma--Length None 16 $.420.11 
2/14 .·10.0% 0.0% 0.0% 6.6% -4.0% 

Pri,c•e Ran•!18 Unadj. $/SF 
L.ow $281.31 

""' "'""""'H+-H' 

High $6-47 09 $489.03 
Average $458.41 '"$452.70_, 

N,et .Adju 1tme nt 
Low -25.0% 
High ····66:0%···· 
Average 

.... Tei ...... 
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QuaHty & 
1 ·0c"cupan,ey 

Adj. 
L:ocat:i,on Appeal fc:onomi,cs Utility Other S/.5qft 

Similar Smaller Similar Similar 
0.0% -5 0% 0.0% 0.0% 

Similar Smeller Similar Inferior 
0.0% -5.0% 0.0% 10.0% 

Inferior Similar Superior Superior 
5.0% 0.0% -10.0% -10.0% 

Inferior Similar Superior Similar 
5.0% 0.0% -5.0% 0.0% 

Inferior Smeller Similar Inferior 
5.0% -5.0% 0.0% 10.0% 

Inferior Smeller Inferior Inferior 
5.0% -10.0% 10.0% 10.0% 

Similer Smaller Superior Superior 
0.0% .,,5.0% -10.0% -5.0% 
Similar Smaller Inferior Inferior 
0.0% -5.0% 10.0% 10.0% 

Similar Sirnill!lr Inferior ~, ferior 
0.0% 0.0% 25.0% 350% 

k1 ferior Larger Superior Superior 
5.0% 15.0% -15.0% -10.0% 

Inferior Smaller Inferior Inferior 
5,0% -10.0% 20.0% 25.0% 

Similer Smaller lnfer10r In tenor 
0.0% .·10.0% 5.0% 10.0% 

•Market Con,dlU011!ll AdjU!lltment 
Date of Value (for adJustment celculationa): 

Annual Adjustment to June 1, 20·15 

Similar Similer Similar 
0.0% 0.0% 0.0% 

Similer Similar Similer 
0.0% 0.0% 0.0% 

Similar Simlar Similar 
0.0% 0.0% 0.0% 

Inferior Simler Similer 
25.0% 0.0% 0.0% 

Similar Similar Similar 
0.0% 0.0% 0.0% 

Similar S1mlar Similar 
0.0% 0.0% 0.0% 

Superior Simlar Similer 
,5.0% 0.0% 0.0% 
Srnilar Sin'ilar Similar 
0.0% 0.0% 0.0% 

Similar Similar Similar 
0.0% 0.0% 0.0% 

Superior Simlar Similar 
-10.0% 0.0% 0.0% 
Similar Simlar Similar 
0.0% 0.0% 0.0% 
Similar Sirnill!lr Similar 
0.0% 0.0% 0.0% 

.June ·1, 201 S 

5.00% 

Simiar $4+6.49 
0.0% -5 0% 

Simlar $4+3.97 
0.0% 5.0% 

Similar $456.61 
0.0% -15.0% 

Similar .$451 •. 20 
0.0% 25.0% 

Similar $443.26 
0.0% 10.0% 

Similer $457.99 
0.0% 15.0% 

Similar $454.97 
0.0% -25.0% 

Sirnill!lr $457.54 
0.0% 15.0% 

Sirnill!lr $427.00 
0.0% 60.0% 

Simlar S,489.03 

0.0% ·-150% 
Sirnill!lr $.453.13 
0.0% 40.0% 

S1miar .$4+1.11 
0.0% 5.0% 
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ADJUSTMENT PROCESS 
The sales that we have utilized represent the best available information that could be compared to the subject 
property. The major elements of comparison for an analysis of this type include the property rights conveyed, the 
financial terms incorporated into a particular transaction, the conditions or motivations surrounding the sale, 
changes in market conditions since the sale, the location of the real estate, its physical traits and the economic 
characteristics of the property. 

The comparable sale properties include buildings that are comparable in both location and physical 
characteristics. Prior to adjustments, the sales reflect a range in price $281.31 to $647.09 per square foot. After 
adjustments the comparable improved sales reflect unit prices ranging from $427.06 to $489.03 per square foot 
with an average adjusted price of $452.70 per square foot. 

The reported and derived overall capitalization rates range from 2.68 to 7.68 percent based on projected and/or 
actual net operating incomes. As displayed, the price per square foot indications vary due to variations in site 
location, exposure, improvement design, quality, condition and age as well as the image of the property, nature of 
tenancies, length of lease terms and, most importantly, the level and quality of the net income stream. 

The most comparable sales to the subject property are those with good locations and income profiles. The 
subject property has a potential gross income profile in line with many of the com parables. 

SALES COMPARISON APPROACH CONCLUSION 
The majority of the sales were adjusted for age and condition, quality and appeal or location. In our analysis we 
have placed the most weight on Sales 1 through 6 and 8, which have the most similar characteristics to the 
subject property. Therefore, the value indicated by the Sales Comparison Approach is at the middle of the range 
of adjusted sale prices per square foot indicated by the comparables at $460.00 per square foot. Based on our 
analysis of competitive sales, we conclude that the indicated value by the Sales Comparison Approach on June 1, 
2015, is: 

MARKET VALUE: 

Net Rentable Area: 

Concluded Price Per Square Foot: 

Indicated Value: 

Rounded: 

Per Square Foot: 

CONFIDENTIAL 

1,165,207 sf 

X $460.00 

$535,995,220 

$540,000,000 

$463.44 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009425 



PX-118, page 112 of 219

40 WALL STREET SALES COMPARISON APPROACH 86 

INCOME CAPITALIZATION APPROACH 

METHODOLOGY 
The Income Capitalization Approach is a method of converting the anticipated economic benefits of owning 
property into a value through the capitalization process. The principle of "anticipation" underlies this approach in 
that investors recognize the relationship between an asset's income and its value. In order to value the 
anticipated economic benefits of a particular property, potential income and expenses must be projected, and the 
most appropriate capitalization method must be selected. 

The two most common methods of converting net income into value are Direct Capitalization and Discounted 
Cash Flow. In direct capitalization, net operating income is divided by an overall capitalization rate to indicate an 
opinion of market value. In the discounted cash flow method, anticipated future cash flows and a reversionary 
value are discounted to an opinion of net present value at a chosen yield rate (internal rate of return). 

Based upon the above, the discounted cash flow method is appropriate in this assignment. 

POTENTIAL GROSS INCOME 
Generally, Manhattan office tenants pay fixed gross rent on a rentable area basis, which is consistent with space 
measurement standards for buildings of similar vintage, plus any increases in operating expenses and real estate 
taxes above stipulated base year amounts. Tenant electric costs are either directly metered, sub metered or rent 
inclusion (charged as additional rent). 

MEASUREMENT 
Space measurement standards in Manhattan office buildings vary from building to building. Typically, the usable 
area of each floor (gross area less core) is multiplied times an add-on factor to arrive at rentable area. The add-on 
factor varies from building to building and is influenced most by the strength or weakness of the leasing market. 
The ratio of rentable area to usable area is known as the loss factor. 

There are three main units of measurement typically used in leasing and marketing Manhattan office space. 
These include gross area, rentable area and usable area. These units of measurement may be summarized as 
follows: 

Gross Area: 

Rentable Area: 

Usable Area: 

Carpetable Area: 

CONFIDENTIAL 

Gross area is the actual square footage measured from the outside walls. An 
architect typically determines gross area. 

Rentable area is an economic measurement made by the landlord, which is 
used to establish the area for each space in an office building for which the 
tenant will pay rent. 

Usable area is a measurement made by the landlord based upon standards 
recommended by the Real Estate Board of New York (REBNY). (Gross area 
excluding vertical penetrations such as stairwells, elevator shafts, elevator 
machines and risers, fire towers and courts including the nominal four inch 
enclosing walls but including elevator lobbies, restrooms and columns as 
usable square footage). 

Carpetable area is the actual area used by the tenant excluding elevator 
lobbies, restrooms and columns. The tenants' architect typically determines 
carpetable area. 

CUSHMAN& 
WAKEFIELD., 
VALUATION I. ADVISORY 

C& W _ 0009426 



PX-118, page 113 of 219

40 WALL STREET SALES COMPARISON APPROACH 87 

Two other definitions are important and may be summarized as follows: 

Loss Factor: 

Add-On Factor: 

The ratio expressed as a percentage of Rentable Area to Usable Area (1 -
Usable/Rentable = Loss Factor % ) or Carpetable area ( 1-
Carpetable/Rentable = Loss Factor%). 

The multiple applied to the Usable or Carpetable square footage. 

New York City is the only office market in the United States that employs this methodology. Manhattan tenants 
are very sophisticated and most are represented by both experienced real estate attorneys and leasing brokers 
who engage a number of professionals including architects and designers to measure a prospective space and 
negotiate with landlords over the terms of their lease contracts. These professionals are fully aware of the various 
measurements standards. 

Landlords who use outdated measurements are at a distinct disadvantage when rental rates fall within a relatively 
tight range. It has been our experience that building measurements are typically adjusted upward in periods of 
increased demand, but typically do not decrease in periods of weak demand. Conversely, square foot rental rates 
increase and decrease with the strength or weakness of the market. Tenants are fully aware of the landlords' use 
of rentable square footage as a "pricing vehicle" or method of increasing rent so as to enable their property to 
successfully compete with other office buildings. Landlords, when measuring their building, typically employ 
architectural or design firms who produce space by space measurements which quantify the changes in square 
footage for each tenant. As leases expire, the remeasured square footage is applied and a new rent is negotiated. 

Using very general measurements as an example, rentable areas of buildings in New York City exceed the gross 
building areas by factors ranging from 15 to 25 percent per floor which translates to loss factors of 22 to 28 
percent per floor based upon REBNY measurements and 26 to 32 percent per floor based upon typical architects' 
carpetable measurement. These examples assume a full floor tenant. The loss factors are greater for partial floor 
tenancies. Based on our conversations with brokers active in the market, the REBNY loss factor of the subject 
property of about 27.00 percent is consistent in the market. 

OCCUPANCY STATUS 
The property, 40 Wall Street, is currently 95.02 percent leased to 72 office tenants and four retail tenants. There 
are 8 vacant office spaces within the property totaling 55,695 square feet and one vacant retail space on the 
grade level containing 791 square feet. 

The property includes 1,130 square feet of storage space in the basement and upper floors; 46,551 square feet of 
retail space on the ground floor, basement and mezzanine floor; and 1,117,526 square feet of above grade office 
space. The building's total net rentable area is 1,165,207 square feet. A breakdown of average contract rents per 
space type is as follows: 

Office Space 
Retail Space 
Stora- e S ace 
Tctal 

CONFIDENTIAL 

1165 207 1,107 221 95.02% 57 986 4.98% 
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The following table contains a summary of rent roll per space type. 
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BEGIN END 
SUllE 'TENANT AREA/SF DAlE DAlE 

Stora awd Other Tenanta 

1 Bsmt Solomon Blum 240 SE~p-00 ,lul-20 
2 Grade Green Ivy 890 Oec-13 OecA!S 
3 Roof At& T Grn L .. !!llS!! Administration 1 F!!b-00 DE!C-45 
4 Roof Cogent Communications Inc 1 Mar01 Dec45 
5 Roof Cypress Communications Inc. 1 Mar-97 Dec-45 
6 Roof MCI Worl Com Lease Admin 1 May-97 Dec-45 
7 Roof Metro Pcs New York LLC 1 Sep08 Dec45 
8 Roof Nortl1 Ammican Molli I~! 1 Nov-10 O~!c-45 
9 Roof RCN Business Solution 1 Apr03 Oec4:S 
10 Roof Sprint National 1. .. ims,,! Mgmt 1 Ft!b-01 O!!C-45 
11 Hoof lime Warner Axs of NY 1 Apr-9r Dec4!:i 
12 Roof XO Comrnunications 1 Nov-99 Dec-45 

Retail Tenant. 

13 Bsmt SAV Cafi~ 1,900 Apr-97 ,Jun-15 
14 l:::lsmt lo Be Leased 1,tiOO Sep 1ti Aug2ti 
15 Grad!! NE!Opolitan ExprE!SS 550 ,Jan-14 Mar-34 
1 f3 Grade To-Be••··•Leasecl 791 Sep-15 Aug25 
17 Grade Dean & Deluca 18,500 Jun-15 Aug-31 
18 Grade Duane Reade 18,092 Jul-11 Jan-32 
19 Mezz Duane Reade 5,218 Ju1 .... 11 Jan32 

Ma r Office Tenantll 

20 0200 Grom1 Ivy 13,476 Doc-13 Doc-45 
21 0'.300 Green Ivy 33,156 Dec 13 Dec45 
22 0400 Green Ivy 38,828 Dec-13 Dec-45 
23 0501 GOS Publishing Inc 20,240 Oct-09 Sep-16 
24 0!300 Tl1e Harry Fox Agency Inc 36,921 Jun .. 12 May26 
25 0701 lia<lassat1, Ttl~~ Worm~n·s Zionist 9,5131 D~~c-14 SE~p-35 
w 0704 Girl Scout Council of Greater 17,507 F:eb15 Oct31 
27 0800 lladassal1, TtH:~ Womm1's Ziornst 36,(314 0(!(>14 SE~p-35 
28 0900 Haks Engineering & Land 36,490 Dec13 Mar29 
29 1000 First Investors Mgmt Cornpany 36,490 May-13 Jul-29 
~30 1100 Haks Engineering & Land 33,426 Jun-06 Mar-29 
31 1200 Collntrywide Insurance Company 31,942 Mar-11 Aug-21 
3? 1301 Countrywicje lnsurnnci~ Company 17,715 Mar-11 Aug-21 
33 1400 Countrywide Insurance Company 32,845 Mar 11 Auo21 
34 1501 SS&C TE:chnologiE~S lioldings 12,0M ,Jan-12 Oct-22 
35 1502 IBIS World Inc 16,209 Jan .. 12 Feb22 
36 1503 IBIS World Inc 3,947 Oct-13 FE!b-22 
37 1603 XO Communications LC 20,586 Mar-10 Mar-22 
38 1705 Prodigy Network NY LLC 12,797 Mar-15 May-25 
:39 1800 Weidlinger Associates Inc 32,875 Nov-11 ,Jan-33 
40 1900 Weidlinger Associates Inc 28,207 Nov11 Jar, ... .33 
41 2000 liuron Consulting SE~JViCE)S L .. L.C 28,812 Si)p-11 ,.Jul-22 
42 2100 Duane f~eade 27,250 Oct12 Mar28 
43 ;:,;,oo Duam! Rm:1dEl 27,250 Oct-1 ::> Mar-::>8 
44 2301 Leslie E Robertson Associates 19,967 Apr-12 Feb-28 
45 2400 Tile Global Alliance 28,465 Sep-07 Dec-17 
46 2!300 Newman Myers l<n:ines Gross 15,354 Aug-12 Dec-22 
47 2800 Office Space Solutions Inc 14,114 Aug06 May-17 
48 2900 Office S ace Solutions Inc 13 544 Au 06 Ma .... 17 
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SUllE TENANT AREAi SF 
" r Office Tenants 

49 3400 ICF: Consulting Group Inc 12,562 Aug-11 Jan-22 
50 3602 Halperin Battaglia Benzija, Ll .. C ~3.294 Feb-13 Apr-23 
51 3700 llalperin Battaglia Benzija, L1 ... C 8,840 Feb-13 Apr-23 
52 4200 Fre1oidom llolclings Group 9,372 Oct-13 FE~l)-20 
53 4301 Freedom lloldings Group 4,247 Oct-13 Feb-20 
54 4302 Telstra Inc 5,125 Oct-10 Sep20 
55 4400 Telstra Inc 9,372 Oct10 Sep20 
56 5700 Magna Group LLC 8,025 Feb15 Sep27 
ff7 !5800 Magna Group L.L.C 8,227 Feb-1 fi Sep-27 

Minor Office Tenants 

58 0502 R ... Jet Products 7,500 Feb 14 Aug-16 
59 0503 Xcitek Solutions l'lus LLC 6,288 Nov-10 Oct-20 
130 0702 World Zionist Organization-Ame 2,990 Jan-15 Jul-25 
61 0703 To-Be-L .. eased 8,693 Sep-15 Aug-25 
62 1302 NFP Property And Casualty Smv 6,202 Jun-15 Jul-25 
63 1303 To-Be-Leased 9,327 Dec-15 Nov-25 
64 1601 To Be Leased 5,772 Dec15 f\Jov25 
65 1602 Core Staffing Services 5,845 May10 Sep17 
66 1701 Coastal Trade Securities 4,706 Mar-12 Jun ... 17 
67 1702 Topeka Capital Markets Inc 2,01)9 Feb-11 ,Jun-21 
68 1703 Topeka Capital Markets Inc 4,905 Feb-11 ,.hm-21 
69 1704 Jaskim Inc. 4,808 Dec-09 Jul-20 
70 1706 United Acw1sors LLC 3,412 Jun-11 May-16 
71 2302 Paulson Investment Co.Inc. 5,480 Jun-13 Sep-18 
72 2501 Boyce Technologies Inc 6,166 Apr13 Ju1 .... 20 
73 2502 The Judge Group 4,269 May-08 May 18 
74 2:;03 ,Jajan, PIie 4,417 May-14 Jun-22 
75 2504 To-Be-L .. eased 4,698 Mar-16 Feb-2f3 
76 ;>701 Aun~au Van r:ll,JK 7,987 Fi~b-11 Jun-18 
77 2702 Zarernba Brownell & Bmwn 3,954 Feb-10 Jan-25 
78 2703 Zaremba Brownell & Brnwn 2,106 JuJ .. 11 .Jan .. 25 
79 2704 Tachlees International 1,377 Sep 12 Nov17 
80 3001 NFP Property And Casualty Serv :> Vai 3,728 Aug11 Jun. .. 17 
81 3002 JH Darbie & Co Holdings LLC 4,384 Jul•-14 Jun-21 
82 :mo:3 Halen Capital Management Inc. 5,4:33 Dec-11 i-:et)-19 
83 3101 P&B Partners L1 .. C 3,616 ,Jun-15 Sep-22 
84 3102 Th1:! lieffner Agency Inc 9,869 F1:!b-15 Oct-30 
85 3201 Larocca Hornik Rosen Greenberg 3,450 Jan-10 Feb-20 
86 3202 N.Cheng & Co. 5,759 Apr15 Sep27 
87 3203 UBS Financial Services LLC 2,1382 Mar 99 Feb-17 
88 3301 Law Offices of Edward M. Rosen 3,1389 Feb-12 Jun-17 
89 :3302 L .. eeds & L .. eeds Company, Inc 4,144 Jun-14 May-24 
90 3302 Murplly & O'Connell > Vacate 2,525 Jan-06 ,Jun-15 
91 3304 Frank Xu LLP ancl Gattiay lnstition 3,057 Feb-13 Mar-20 
92 3500 Solomon Blum 8,288 Sep-00 Jul-20 
93 3601 Masscomm Inc. 5,554 Nov12 Apr23 
94 3801 Oakwood Asset Mgmt LLC 2,086 Jan. .. 10 Jan20 
95 3802 NYG Capital LLC 5,310 Jan-10 Dec-22 
9l3 ~3900 E.uroclear Bank Sa 8,:313 Mar-D8 ,Jul-18 
97 4DOO Camadm Mauro Mulholland, L.LP 8,941 ,Jun-15 Nov-25 
98 4100 Park Jensen Bennett LlP 9,277 Oct-14 Jun-27 
99 4500 Hidrock Real Inc. 9 372 

"""""""""""""""""""""""""""""""""""""""J"""""""""""""""""""""""" 
Jun-15 Jan-26 
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BEGIN IEND 
SUITE TENANT ARIEAISIF DATE DATE 

Minor Office Tenant. 
100 4600 RG Michals 9,372 Jun-11 Aug-21 
101 4701 Grandfield & Dodd LLC 4,642 .Jan-14 Jan-24 
102 4702 Diversified Mercury Comrnunicat 4,730 Sep-14 Dec-21 
103 4800 Brokerage & Management Corp 9,263 JuJ.-10 Jul-22 
104 4900 Public Financial Management In 9,263 Jul-12 Dec-.22 
105 5000 Access Intelligence LLC 9,248 Mar-12 Ju1 .... -22 
106 5100 ID Matters, LLC 9,248 Mar-15 Jul-25 
107 5200 Piyi Investment Ltd 9,.248 Apr-13 Dec-23 
108 5300 Harris, O'Brien, St. Laurent 9,248 .Jun-15 Nov-25 
109 5400 To-Be-Leased 9,248 Mar-16 Feb-26 
110 5500 Cenegenics II.LC 9,248 Mar-13 Mar-23 
111 5600 Charles W. Cammack & Associates 9,248 May-15 Jan-31 
112 5900 T o-Be-Lease-d 7,900 Jun-16 May-26 
113 6000 Reliance Capital LLC 6,191 Jun-15 Jan-26 
114 6100 To-Be-Leased 6,243 Jun-16 May-26 
115 6200 To-Be .Lease·d 3,814 .Jun .16 May26 
116 6300 RCL Advisors 3,416 May-07 Apr-17 

Total 

LEASE STRUCTURE OF THE SUBJECT PROPERTY 
The property is leased to 24 major office tenants. The two largest office tenants in the property are Green Ivy and 
Country-Wide Insurance. Green Ivy leases 85,460 square feet on the 2nd through 4th floors. Country-Wide 
Insurance leases 82,302 square feet on the 1ih through 14th floors. Together, the leases with Green Ivy and 
Country-Wide Insurance represent over 14 percent of the property's rentable area. 

The remaining major office tenants in the building include Duane Reade (54,500 square feet) on the 21 st and 22nd 

floors; Haks Engineering & Land (54,500 square feet) on the gn, and 11th floors; Weidlinger Associates Inc 
(61,082 square feet) on the 18th and 19th floors; Hadassah, The Women's Zionist (46,175 square feet) on the ih 

and 8th floors; The Harry Fox Agency (36,921 square feet) on the 6th floor; First Investors Mgmt Company (36,940 
square feet) on the 10111 floors; Huron Consulting Services LLC (28,812 square feet) on the 20th floor; and The 
Global Alliance (28,465 square feet) on the 24u, floor. Together, these tenants represent over 38 percent of the 
property's rentable area. 

The remaining 14 major office tenants occupy smaller spaces ranging from 12,066 to 27,658 square feet, 
representing 12.6 percent of the property's rentable area. 

The balance of office space in the building is leased to 48 office tenants that lease smaller units of space. These 
spaces range from 1,377 to 9,930 square feet. These firms represent a mixture of industries including insurance, 
law, communication and financial services. The minor office tenancies represent less than 30 percent of the 
property's total rentable area. These tenants are classified as minor office tenants for the purpose of calculating 
future concession packages on rollover (free rent and tenant work letter), which are less generous than major 
office tenants concession packages. 

In addition to office space, the subject property is leased to four retail tenants that include Dean & Deluca and 
Neopolitan Express along the Wall Street side of the building. Neopolitan Express leases 550 square feet on the 
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grade while Dean & Deluca leases 18,500 square feet on the grade. Duane Reade leases 23,310 square feet 
with frontage along Pine Street. Sav Cafe Inc. leases 1,900 square feet in the basement of the building. In 
addition, there is one vacant retail space on the ground floor totaling 791 square feet available for lease. The 
retail space within the property totals 46,551 square feet. The tenant leases may be summarized as follows: 
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Tem1ntN1;me 
Griiirn Ivy 
Countrywi(J!l lm;urancii Company 
Haks Engineering & Land 
W11i(Jlin1:J1H Associahis Inc 
Duami R11acJEl 
Hadassal,, The Women's Zionist 
Thi! llarry Fox A1,i1rncy Inc 
First lrMistors Mgmt Company 
Huron Consulting Services LLC 
TIHl Global Alil,HlCll 
01'1'ice Space Solutions Inc 
XO Comm1mications LC 
G[)S Pulllist1in1:i 1nc 
IBIS World Inc 
Leslie E Robertson Associates 
Clirl Scout Council of' Gri1at1H 
Magna Group LLC 
Newman Myers Kreines Gross 
f11lstra Inc 
Freedom Holdings Group 
ProdillY N11twork NY L.L.C 
ICF Consult1n9 Group In(: 
Halperin Battaglia Benlija, LLC 
SS&C nictmolo( il!S Holdim s 

NFP Property Ancl Casualty Serv 
Th!l Hii1frnH Nl!lflCY Inc 
Hidrock R11alty Inc. 
RG Michals 
Park ,J!lfl!Hm l:!1mmitt LLP 
Brokerage & Management Corp 
Public Financial Management In 
Acciiss lnti!lll/l!HlC!l L.L.C 
ID Matters, LLC 
P1yi lmestment L.td 
llams, O'llriirn, St Launrnt 
Cenegenics LLC 
Charles W Cammack,~ Associates 
Camacho Mauro Mulholland, LU) 
Eurnclear Bank Sa 
Solomon Blum 
Bur11au Van Dl,JK 
R..Jet Products 
Top!lkll Capital Marki,ts Inc 
Xcitiik Solutions Plus LLC 
Reliance Capital LLC 
Boyc11 T1Ktrno101:l1l!s Inc 
Zariimba Browm,11 & Brown 
Core StaffinQ Services 
N CtHm1::i & Co 
Masscon1111 Inc. 
Paulson Investment CoJnc. 
llalim Capital MarHlll!Hll!Hlt Inc 
NYG Capital LLC 
,Jaski rn Inc:. 
Div11rsifi1,1J Miircury Commun1cat 
Coastal rrnde Securities 
Gnm1field & Doclcl LLC 
,.laJan, Pile 
JH Darbie & Co Holdmgs LLC 
The ,JudQI! Group 
lJ!(ldS & lJH!dS Company, Inc 
Law Offices of Edward M. Rosen 
P&B Partmm, L.L.C 
L1:micca Hornik Rosim Gniirnbi,rq 
RCL Advisors , 
1Jnit11<1 Ativ1sors 1.1.C 
Frank Xu LLP ,rnd Cathay lnstition 
World Zionist OrQanization-Ame 
UBS Financial 81:!rviC!lS 1.1.C 
Murphy & O'Con1111II > Vacal!l 
Oakwood Asset M1Jmt LLC 
Tact1l1Hi•; lntiirnational 
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•· t, ,rE? l!HrnE? •· drninistration 
Cogiint Communications Inc 
Cypress Communications Inc. 
MCI Worl Corn l ..... ease Admin 
MHlm Pcs Niiw York I.LC 
North Amen can Mobile 
RCN Business Solution 
Sprmt National Li.ias£.l Mgmt 
Time Warner Axs of NY 
XO Communications 
Total Roof Tenants 
Tomi VttC11nt Office 
Tomi Vl!tCl!lnt Retal 
Total Net Renmble Arcea 

LEASE EXPIRATIONS 
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The lease expiration schedule is an important investment consideration. As leases rollover, the landlord will be 
required to negotiate a renewal lease with the existing tenant, or to secure a new tenant for the space. Following 
is the projected lease expiration schedule for this property incorporating all projected lease expirations forecast 
during the analysis period 
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Expiring Square % of % of Total Annual Annual % of 
Year Footage Per S"quare Rentable B8111 Rent Base Total 

Ex lnttlon Rent Ron Foo Cumulative Area On Ell'. lmtlon RenllSF Rent Cumulative 
2015 
2016 
2017 
2018 
2019 
2020 
2021 
2022 
2023 
2024 
2025 
2026 ' 
2027 j"' 

4,425 I 4,425 i ............ 9-~~"".'.~; 4,425 , ....... 9-~~"".'.~ L ............... ~~ 1..e12zg. ! ... $2?·?~ .... 0.25% 1 
••.••.••. q.?5.~1~. 

·••· ··· ··· i1:1s2r j1l1~f; ......... ?,?7'1/,,: ~~.~fr; :i.o5%: .................. 1~.8.?A~.2.; ........ ~.~t,.15:4 ...... , 2.09%;1···· 2.34% 
........... ii~s~J ................ ~.1.1.5.~~. I .............. 7,09°(~: ... ..1.F.,.1 .. 4~ .: .. 1.~.oiiyo] $3,301,041 i ..... ~4.o.,.~4 ........ : ...... 1:O.io/J 9.38% 

?6,94~' 2e,O49, 2.24w 143,192, 12.29%1 ... j1;2~i,s43j H8,6f 2.10°1,;r 12.08% 
5,433 1 ........... s,433 i .......... ti47'Yoi ...... ··· 14s,626; ... 12:iil•ioi .............. l?.2~.,.~.1 .. ~ .. L ... $49.~2 ...... o . .ii01ol ........ 12:iiii•io 

··· .·.•· .·.·•• .. e.2,.4~fL a£499 1 ··· ··· ···· s.:is01.;: 211;124 : ·· .·.•· 1~"1?01,L s2,491,991 1 J.3~J1.. ... ·· ··· s:31°1., 1 11.86% 
.... ... 1oz,z~2 L ··· .. ·•··· 1Qi;is?1 •······•···· ···.·. j,?~10,; .. ·•··· i1~.~1fr .... ?z,~7'1/,,; ·· ··· ···· $3,342:a16 r 1~.1 .. ,.9.t ···· 1:12~;.;1 ···· ··· 24.98% 
......... 1~~'.i!!I ........... 1!~':~:} i ......... 1}~~t: ......... ···· 1ci:'.i~~: ..... :~:!~~; J;~~:H!}J··••·· ~;::f . .. 11.io¾r !~:~~~ 

~;f~il ... ... ... B;itisT ......... o.is•ioT ......... 614;499 : 44.ja•yo! ................ s . .i.2.s.,.9~tL ..... ~4.~.-.~.s... .... ... 41::is•io 
55,486 ! ......... 65,486] 4.is1ii ... 569,ilss ; 48.92%,, ........ S?,~~2

1
O74 J $4~.g~ 46.61 '% 

........ ~2;4~4J .•....... · jg,4~,1.L ••...•••...••. 4,~Q'1/,;: •••..•••.. j??,4~9( 53.4:i•i,i ...... Jt,~~~,4?.?i JE,~1 ...... , 60.80% 
31 1288 I ~1 12~~ : }JI~°(~:........ 6§3,15.?: ~iJ:11yo[ $1,764,556 i ~~604Q ' .... :i>76o/J 54.56% 

2028 
2029 & Above " "itt;ltl ··· ··· ···· 3}::::ri ···· ··· 3t~~t: ··· ··· d~~:}~tl ··· :!:~~ti " " " ~tiJ:~:i~rr ::::~~ ·· ···, I~mr 1~~:~6~~ 

Vacant 57 986 i . .... ... 57 986 : .. ... .... 4_99i11,;( .... 1166,207 : . 10O.ooii;l ............... ···· 1 

Ana Alli Period CY2016-2029 14Y,_N_l'!II_,. '------------------------------------1 
Total• 728,224 721,224 

Avera 52016 &: 016 
EntlrePro ~CY2015-2029 15 ur1 

Totals 1,165,207 1,165,207 
Aver11 1 11. 600 11 680 

62.511".4 
4M% 

100.00% 
6.67% 

Lease Expiration Schedule 
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The following table provides a synopsis of the lease expiration anticipated at this property during the analysis 
period. 

Total NRA of Subject Property (SF) 
Year of Peak Expiration 
SF Expiring in Peak Year 
5-Year Cumulative Expirations (SF) 
14-Year Cumulative Expirations (SF) 
Compiled by Cushman & Wakefield, Inc. 

1,165,207 100.00% 
8 

150,653 12.93% 
148,625 12.76% 
728,224 62.50% 

Based upon the subject's current lease expiration schedule, over 62 percent of the property's rentable area is 
represented by leases due to expire during the analysis period (through 2024 ). 4,425 square feet is due to expire 
through 2015. 

The major rollover years in the analysis period occur in 2017, 2021 and 2022. In 2017, 81,566 square feet (7 
percent) of the property's rentable area expires; in 2021, 107,752 square feet (9.25 percent) of the property's 
rentable area expires, and in 2022, 150,653 square feet ( 12.94 percent) expires. The largest lease expiration 
occurs in 2015 when the lease expires with Countrywide Insurance Company. The average rollover over the next 
14 years is 4.47 percent per year with most risk occurring in 2022. 

OPINION OF POTENTIAL GROSS INCOME 
We have developed an opinion of market rental rates by examining recent leases in the subject building and by 
investigating recent rental rates in the competitive buildings in the marketplace. 

MARKET RENTAL RATE - OFFICE SPACE 
Leasing brokers have indicated that the Downtown office leasing market has improved, although at a lesser pace 
when compared to Midtown Manhattan. However, the leasing brokers expect the recovery will continue in 2015 
because of positive job market numbers and a rising demand. 

According to Cushman & Wakefield's Research department, Downtown's overall vacancy rate increased to 10.4 
percent from 9. 7 percent at the end of 2014, primarily due to nearly 550,000 square feet that entered the 
Downtown market at 28 Liberty Street. Despite this addition, strong leasing activity has driven overall vacancy 
down from 11.2 percent from this time last year. Class B available space continued to decline, with the direct 
vacancy rate falling from 7 .9 percent to 5.1 percent over the past two years. This is driving activity in class A 
space, as low-cost options dry up. 

At 1.0 million square feet, leasing activity fell 40.7 percent from Q1 2014. The decline in leasing is not due to a 
lack of demand, as several sizeable transactions were completed during the quarter. The largest new leases were 
signed by WeWork for 233,174 square feet at 85 Broad Street followed by OSP Group's 157,210 square feet 
lease at One New York Plaza. At 123 William Street, Planned Parenthood leased 65,000 square feet. 

Downtown average asking rents continued to increase as direct asking rents rose to $58.71 per square foot, up 
17.0 percent from one year ago. Downtown overall asking rents reached $57.58 per square foot, the highest 
quarterly level ever recorded in this market. Current class A direct asking rents are up $16.21 per square foot 
over the past two years - largely as a result of top-end space added to the market. At $72.65 per square foot, the 
World Trade submarket has the highest class A direct asking rents in the Downtown market. 
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In our analysis of the comparable leases, we have considered seven lease attributes: rent concessions, time 
(market conditions), location, floor level, quality, size and condition. Percentage adjustments between the subject 
property and the comparable leases were made for each of these factors. 

In estimating market rent for the subject property, we analyzed and examined several sources of market 
information. We analyzed the range in unadjusted and adjusted rents in actual recent leases from comparable 
buildings. We have also researched the asking rents for several comparable properties, which are summarized 
within the sub market analysis section of this report. As another source to determine market rent for the subject 
property, we reviewed the subject's existing leases. In addition to analyzing actual deals inside and outside the 
property, leasing brokers were interviewed in an effort to ascertain market rent in the marketplace today. Our 
analysis and conclusions are discussed within this report. 

Market rent for the office space within the property has been estimated by analyzing ten comparable leases 
exhibited on the adjustment grid on the subsequent chart. 

Adjustments to the Comparables 
Our adjustment for rent concessions considers the equivalency between the comparables for market standard 
free rent of twelve months and work letters of $50.00 per square foot. The adjustment for rent concessions 
equivalency attempts to quantify ($ per square foot) the differences between market free rent and work letter 
between the subject and the comparables. The differences between free rent and work letter(+/-) is divided by 
the comparable's lease term, and applied to the beginning "face" rent of the comparable lease. Although this 
methodology does not take into account amortization of rental increases over the lease term, we believe this is a 
simplistic approach to understanding the equivalency of concessions on beginning base rent. The rent 
concession equivalency adjustment calculation may be summarized as follows: 

PREE RENT ADJUSTMENT WORKLETTER ADJUSTMENT 

Comparable Free Rent Comparable Workletter 

Less: Market Standard Less: Market Standard 

Equals: Over (Under) Standard Equals: Over (Under) Standard 

Divided by Comparable Monthly Lease Term Divided by Comparable Lease Term 

Times: Beginning Base Rent Equals: Equivalency Adjustment 

Equals: Equivalency Adjustment 

It should be noted that comparable office rentals and adjusted market rental range on the following chart are used 
to lend support to our estimate of market rent. We have attempted to make adjustments to the beginning year 
"face" rent per square foot of each comparable lease for rent concessions, time (market conditions), location, floor 
level, quality, size and location. A degree of subjectivity is involved in these adjustments, as insufficient market 
data were available to perform a paired sales analysis. However, the adjustments do illustrate our thought 
processes in comparing one lease transaction with another. We have attempted to analyze each aspect of the 
comparable leases including beginning year base rent, rental bumps, tenant improvements, free rent and 
adjusted beginning year base rent per square foot. 

We present on the following pages a summary of pertinent details of leases in competitive buildings that we 
analyzed in estimating market rent for the subject property. 
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YKAR lil\JIL'T' 

OFFICli NRA (iiF) 

NO.STORIH 

IJU.fi INl'ORlllA no111 

TINANTNAMI 

l'I.OOR(ii) 1.11:AllliO 

LiAllli OATli 

TliRM 

L!.AUTYPI! 

'l'iNAN'T'l!Zi 

RINT PIIR lllF 

l'"Rlm~ l~~lfl'(MOlfHII) 

WORKLEfflR (l'SF) 

l~lmNT CONC!mllllONI 
EFFECTIVE ADJUSTEO 
!!!NT !'!.Fl !IF 

MONTHI FROM VALUI OATli 
'T'IMi (MARKi'T' CONDl'T'IONll) 

'l'IMI, AOJUl'T'lmO 
F!~NTl'~.R SF 

LOCATION 
Fl..001'1 
QUAUTY 
IIIZli 
CON01110N 

TOTAi... ADJlJllTM!.NT 

DICAT:10 NIT IUINT l"IR 61' 
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YliARlilUIL'T' 

OFFICli RliNTAlill.li ARliA (iif 

NO,STOl'IIH 

Lll\$1 INl'ORIIA'llON 

TINANTNAMI 

l'I.OORlii) l.liAllliO 

LliAlili OAl1i 

TliRM 

L!.AUTYPI! 

'l'iNAN'l' l!Zli 

l'IINT PIii'! iF 

l'"Rlm~ l~~lff(MON'ntS) 

WORKLEfflR (1'$F) $10 00 

l~lmNT CONC!m$SIONS 1:~ 
EFFECTIVE ADJUSTED 
!!!NT l'!,1'! !IF 

MONTHI Fl'IOM 1/ALUI OATli 4 
'T'IMi (MARKliT CONOl'!'ION$) 
'l'IMI, AOJUST!mO 

F!~NTl'~,F! !IF 

LOCATION 
FtOO" 
QUAUTY 
IIIZli 
CON01110N 

TOTAL ADJlJ!ITM!,NT 

OICA T:10 OlrrOH MINT Jll'&R II' $112,16 
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The comparable office leases, as exhibited on the previous pages, range from $41.00 to $55.00 per square foot, 
gross, before adjustments and may be summarized as follows: 

RENTAL COMPARABLE NO. 1 involves a 3,787 square foot office lease within 80 Broad Street located 

on the northwest corner of Stone Street. This lease was signed in May 2015 for a 5.17-year term. The tenant 
leased part of the 31st floor. The initial base rent was $45.00 per square foot. After adjusting for rent concessions 
(free rent and work letter), the equivalent rent is $47.90 per square foot. 

In comparison to the subject property, a downward adjustment was required for size under the premise that 
smaller tenant spaces lease for more per square foot than larger tenant spaces. No other adjustments were 
required. The adjusted rent is $43.11 per square foot. 

RENTAL COMPARABLE NO. 2 involves a 2,600 square foot office lease within 80 Broad Street located 

on the northwest corner of Stone Street. This lease was signed in May 2015 for a 5.17-year term. The tenant 
leased part of the 31st floor. The initial base rent was $47.00 per square foot. After adjusting for rent concessions 
(free rent and work letter), the equivalent rent is $50.16 per square foot. 

In comparison to the subject property, a downward adjustment was required for size under the premise that 
smaller tenant spaces lease for more per square foot than larger tenant spaces. No other adjustments were 
required. The adjusted rent is $45.14 per square foot. 

RENTAL COMPARABLE NO. 3 involves a 3,204 square foot office lease within 44 Wall Street located 

on the northwest corner of William Street. This lease was signed in May 2015 for a 5.08-year term. The tenant 
leased part of the 6th floor. The initial base rent was $41.00 per square foot, increasing to $43.00 per square foot 
in year four. After adjusting for rent concessions (free rent and work letter), the equivalent rent is $44.10 per 

In comparison to the subject property, an upward adjustment was required for quality. A downward adjustment 
was required for size under the premise that smaller tenant spaces lease for more per square foot than larger 
tenant spaces. No other adjustments were required. The adjusted rent is $41.90 per square foot. 

RENTAL COMPARABLE NO. 4 involves a 9,304 square foot office lease within 111 Broadway located 

entire block bound by Broad St, Pearl St, So. William Street and Coenties Alley. This lease was signed in May 
2015 for a 10.66-year term. The tenant leased part of the 6th floor. The initial base rent was $46.00 per square 
foot, increasing to $50.00 per square foot in year six. After adjusting for rent concessions (free rent and work 
letter), the equivalent rent is $45.31 per square foot. 

In comparison to the subject property, a downward adjustment was required for size under the premise that 
smaller tenant spaces lease for more per square foot than larger tenant spaces. No other adjustments were 
required. The adjusted rent is $43.05 per square foot." 

RENTAL COMPARABLE NO. 5 involves a 8,487 square foot office lease within 55 Broadway located 

bound by Water Street, Front Street & Maiden Lane. This lease was signed in May 2015 for a 10.5-year term. The 
tenant leased part of the 30th floor. The initial base rent was $55.00 per square foot, increasing to $58.00 per 
square foot in year six. After adjusting for rent concessions (free rent and work letter), the equivalent rent is 
$55.56 per square foot. 

In comparison to the subject property, a downward adjustment was required for quality. A downward adjustment 
was required for size under the premise that smaller tenant spaces lease for more per square foot than larger 
tenant spaces. No other adjustments were required. The adjusted rent is $50.00 per square foot. 
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RENTAL COMPARABLE NO. 6 involves a 12,000squarefootofficeleasewithin 111 Broadway located 

entire block bound by Broad St, Pearl St, So. William Street and Coenties Alley. This lease was signed in March 
2015 for a 10.25-year term. The tenant leased part of the 10th floor. The initial base rent was $46.00 per square 
foot, increasing to $50.00 per square foot in year six. After adjusting for rent concessions (free rent and work 
letter), the equivalent rent is $52.15 per square foot. 

In comparison to the subject property, No other adjustments were required. The adjusted rent is $52.15 per 
square foot. 

RENTAL COMPARABLE NO. 7 involves a 6,992 square foot office lease within 55 Broadway located 

bound by Water Street, Front Street & Maiden Lane. This lease was signed in March 2015 for a 15-year term. 
The tenant leased part of the 16th floor. The initial base rent was $50.00 per square foot, increasing to $54.00 per 
square foot in year six, and $58.00 per square foot in year 11. After adjusting for rent concessions (free rent and 
work letter), the equivalent rent is $50.83 per square foot. 

In comparison to the subject property, a downward adjustment was required for quality. A downward adjustment 
was required for size under the premise that smaller tenant spaces lease for more per square foot than larger 
tenant spaces. No other adjustments were required. The adjusted rent is $45.75 per square foot. 

RENTAL COMPARABLE NO. 8 involves a 41,137 square foot office lease within 195 Broadway located 

between Dey and Fulton Streets. This lease was signed in February 2015 for a 10-year term. The tenant leased 
the entire 15th floor. The initial base rent was $53.00 per square foot, increasing to $58.00 per square foot in year 
six. After adjusting for rent concessions (free rent and work letter), the equivalent rent is $51.50 per square foot. 

In comparison to the subject property, a downward adjustment was required for quality. An upward adjustment 
was required for size under the premise that smaller tenant spaces lease for more per square foot than larger 
tenant spaces. No other adjustments were required. The adjusted rent is $48.93 per square foot. 

RENTAL COMPARABLE NO. 9 involves a 3,027 square foot office lease within 61 Broadway located 

on the southwest corner of Exchange alley. This lease was signed in January 2015 for a 5-year term. The tenant 
leased part of the 13th floor. The initial base rent was $44.00 per square foot. After adjusting for rent concessions 
(free rent and work letter), the equivalent rent is $57.13 per square foot. 

In comparison to the subject property, a downward adjustment was required for size under the premise that 
smaller tenant spaces lease for more per square foot than larger tenant spaces. No other adjustments were 
required. The adjusted rent is $51.42 per square foot. 

RENTAL COMPARABLE NO. 10 involves a 2,767 square foot office lease within 115 Broadway 

located entire block bound by Cedar, Nassau & Liberty Streets. This lease was signed in January 2015 for a 
10.33-year term. The tenant leased part of the 17th floor. The initial base rent was $46.00 per square foot. After 
adjusting for rent concessions (free rent and work letter), the equivalent rent is $53.07 per square foot. 

In comparison to the subject property, a downward adjustment was required for size under the premise that 
smaller tenant spaces lease for more per square foot than larger tenant spaces. No other adjustments were 
required. The adjusted rent is $47.76 per square foot. 

After adjustment to the comparables, a range of $41.90 to $52.15 per square foot gross was revealed. 

L N B N 
The following table contains a summary of the office leases negotiated in this building. 
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Gnu)1'1 Ivy Part 2 1'.l,4'11i l)<,><:-1:l 
Entin:,, 3 n.11;1; 
fntir-04 3'1,878 

6{),460 

Countrywide lmnmmce Cornptrny Entire 12 31,942 Mar-11 

P,ut 13 11,m M11r,11 
Entire 14 JlJi!lJi 

50,3611 

H~k11 Fn~1ini•HHhl!'J & IJrnd F11tir(,'~ n '.lli,4!)1l 1')<1<:-1'.l 

Entire 11 :J:l,426 ,lun.1)6 

w,:)idliog(,H As.&ociat(,~S Inc Entinl 18 32,875 Nov-11 
h1tiro 19 llLlli 

61,082 

tlad.:1m1ah, fh(~ Wonum'i:i lfonhit Pait( 9,~61 IJoc-14 
Fntirn 8 ~ 

41l,115 
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$36.00 
$39,1)0 
$41.42 
$45,1)0 

$48.00 
$25.00 
$n.8? 

$?:,,0() 
$27,82 

$'.lV)O 
$3!,.00 
$:)3,1)1) 

$29,51) 
$35,IJO 

$:\8,00 

$27,00 
$:l0.00 
$33.00 
$37,00 

$:~1.()1) 

$37,00 
$40,00 
M:l.00 

$27,00 
$30,00 
$'.)3,00 

$32.0ll 
$35,00 
$'.13,llll 

$27.1)1) 
$:)0,1)0 

Base YearJC~ions 

TAX l'JAi;,t(,~: 

01Htratii1/,J Bt.t:H~: 
floctric: 
FrtH)Htmt: 

Work lnttor: 

rtix iltise: 
(')IHH'lltil'l!J Ba~(~: 

EhH:Hk: 
FrG<@ Rent: 

Work lotter: 
Tax Haso; 

Operatln!'.1 Base: 

Clo<:trlc: 
Free l{ent: 

Work lirnm: 

Tax Aai•~•~: 

Op(•)ratin1~ BatHi): 

Clectric: 

f-'roo J,~ont: 
Work h,1ttf)r: 

Tieu( B~1se: 
OrHHating B~rne: 

Eli~ctrk: 
r:reP. l~ent 

Work hU1er: 

Tax Bi:'15(,l: 

Op1,irati111,J Has(l: 

Eler:tric: 
rrt)e Rt)nt: 

Work hltHH: 

fax l:}as(:1: 

Opmating B~ao: 

tl~c:tric: 
FrnA R~nt: 

Work lottN: 
Tax fltis,~: 
Operating Base: 
[:l(,)etrlc: 
f'n:H) R(,:?nt: 

Work lotter: 

fax Base: 
Oporntlnt1 B,um: 

l:::lectrlc: 

Frnt~ rfont: 
Work letter: 
Tax Aas~~: 

01:HH~t1int:,1 B.iuH:,~: 
Eh~(;trk; 

Free Rent: 
Work lnttor: 

201:)/14 
201:J 
None 

31l M"'· 
NIA 

2011 
?011 
Non(,:,1 

NIA 
$11/,:,ll/SF 

?011 
2011 
Uone 

NIii 
NIA 
2014 
2014 
Nono 
4 Mos, 
WI\ 
21)()6107 
2007 
Nont~ 

NIA 
NIA 
2013 
2013 
None 

112114 . 1 Mo, (90.04%) 
02115 1 Mo, (90,IM%) 
011'16 • 1 Mo. (90.04%) 
1)]111 ·1 M(), (!➔ll.04%) 

02118 1 Mo. {81.03%) 
$1Vi.ll01SF 

201411:i 
2014 
Nono 
10Mn,. 
NIA 
2012113 
2012 
Non(,~ 
12 M,11,. 
NIA 
2012114 
7.01:1 
None 
16 Mo,, 
$60.00/SF 

?011112 
2012 
N1,nn) 

NIii 
$60.0ll/S~ 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009443 
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40 WALL STREET 

"''"" Stnrt 
No. Te1uu1t FLoms SF 0-

TIH~ Gh:)h~I Alliam:i:,) Erlllr11 24 26,41)5 s,,,p.o'l 

10 Offh::e SJ>l!H:e Solutions Inc Entire 18 14,114 Aut1,06 
r:ntlrn '2H .t:l., .. ~~.il. 

2/,658 

11 XO Communi<;ations LC Part 16 20,586 Mar-10 

12 UOS Publishing Inc Part 5 20,240 Oct.09 

1:l IHI S World In<: P1Ht 15 111,21)9 ,.l,m,12 

P1Ht 15 '.l,>l47 ()<:t.13 

14 Leslit1 E. rfobertson Assodatf)S r,1r1 23 19,967 Apr-12 

1!) Girl Sc<n1t Council <>( Gn~at(H Por17 11,!>ll'1 F<1b-15 

16 Ma(11ut Group LLC Entim !)/ 8,0W Feb.1ti 

Fntlm f>8 .!l.,.22I 
16,252 

17 Newman Mymri Krninori Groi;5 Entire 26 1;,354 Aug-12 

18 f eJ':l;trn Inc Pal"t 43 5,125 OctclO 
Entlr,,~ 44 9,:m 

14,4!)1 

19 J-'.rnodom Holdinoi, Group Fntiro ~t7. 9,372 Or:1,13 
Part4:) ,Ll.41 

13,61!1 

CONFIDENTIAL 

Et>d 
Date 

l)<><:•11 

May.11 

Mar-22 

11)4120) 

Sep-16 

h,b.,2"/ 
(1)6117) 

l"•b.27 
(09118) 

f•b-28 
102118) 
(O)Jl'.l) 

()i:1.31 
(1W1) 
117J?f,) 

Sep.'U 
107)16) 
(02120) 

(02121) 

Doc-22 
101116) 

Sep.20 
(10115) 

foh,20 

INCOME CAPITALIZATION APPROACH 104 

V,IR_ 

$41Ji3 

s:11.00 

$33.00 

$36.00 

$34.00 

$33.(>0 
$36.50 

$'.l:l.50 
$36.liO 

$27.00 
$30.00 
$3:l.5ll 

$311.00 
$:'9.1)0 
S4rno 

$44.00 
2.25% Inc/Yr 

$53.27 
2.2!>% lru:Nr 

$28.00 
$32.00 

$37.00 

$40.01) 

$4:J.O() 

Base YearJC~ions 

Tax l:!••11: 
Opt:tratiil/,J Bt.t:H~: 
floctric: 
FrtH)Htmt: 

Work l•ttor: 
rax Base: 
Opmatlnt1 nasl~: 
Electric: 

F'l'('rnmmt: 
W~>fk l(Ut(,:,ir: 

Tax !Jaoo; 

Operating B-a,1,e; 

Flnctrlr.: 

1'7rE.HJ RE.mt! 
Work letter: 
f(IX !J(rne: 

0I'Hmttlng R11Hul: 
Fl1',l(~tl'if:: 
F r~,)tl R~,mt; 

Work lot1or: 
f,i1x H;,150: 

Optmitlng Has~: 
Electric: 
Frna Hent: 

Work li~tti.H: 
'l'tlX BtlSP.: 

Optmlting BmH): 

[leclric: 
f.'.mo ~font: 

Work lotter: 

Tax Bnsf): 
Oper~ltlrl{I Dase: 
1-:lodrlc: 
f-mi:~ r.:t.('Hlt: 
WorkhHtU: 
"fax Oas~,): 
()1Joratin1,,1 Ba1HJ; 

F:loctriG: 
FuH1 J·lent: 
Work lotter: 
r~1x H~1s~: 

()pi:~rntino nia!Ul: 

Electric: 

Fr~Hl R~nlt: 
Work h:~U~,n-; 
Tax fl.;;u;o; 

Operatlno tlaoe: 
f:ler:lrlc: 
h·tH:1 l~t)nt: 

Work lt~ttor: 
Tiu< Base: 
(')JH~nttil'l9 Bll!t(,): 

EhH:Hi<:: 
F n:H) m:1nt: 

Work lotter: 
Tax Haso; 

Op-Ar.'1tln!1 BfU>H: 

F.laclrlc: 
Free r{ent: 

WorklNtm: 

200711)6 
201)/J 
None 

fl/A 
NIA 
21)06/1)/ 

2006107 
None 

NIA 
NIA 
2010 
2011) 
Nono 
4 Mos, 

NIA 
2010111 
2010 
Non~,~ 

NIA 
fl/II 
2011 
21)11 

None 
NII\ 
fl/A 
2013 
2013 
None 
NIA 
NIA 
2012 
2012 
~Jono 

10 M(l~I. 
NIA 
llvg 2014115 & 2ll15111.i 
l01ii 
Nono 

11 Mos. 
NIA 
2014115 
Uon,, 
None 

8 Mos. 
NIA 
2012113 
2012 
Nono 
NIA 
fl/A 
2010111 
2010 
N(:1n(,:,1 

NIA 
NIA 
21)03109 
20()3/()9 

None 
Nill 
NIA 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009444 
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40 WALL STREET 

"''"" Stnrt 
No. Te1utffl FLoms SF 0-

20 Pn:>digy N'l!W<!rk NY LLC Port 17 12,791 Mar,.1~> 

21 ICF Consultlng Urnup l11c Entire J4 1'2/J62 Au(1,11 

22 Hnlpcrin flnttaglia flcnzija, LLC Part l6 3,294 Fob-13 
Entire 31 M4Q 

12,134 

23 SS&C Technologies Holdings Part 1!:i 12,066 Jan.12 

2•1 NFP Prop-orty And Casualty S-orvlcos Pnrtn 6)02 ,lun,rn 

PM30 :1,m AU\J-11 

25 Tho Ht~fffwr Agtrncy Im: Poll '.l1 9,869 Fob.15 

26 Midrock Roolty Inc, Entiro 45 9,372 ,lun-15 

27 RG Mkhah:1 Entiro 46 9,372 Jun.11 

2~ Park ,h:inM=in ()enni'ltt 1.1,P Fntir~ 41 9,277 O<:t-14 

w Urok~Ha~.J~') & Ma11a1,J1,Hmrnt Corp Entin:1 An O,ll,3 ,lul-10 

30 Public Financial Mt.urnoement Inc Entire tt9 9,263 Jul-12 

31 Acct1aa lntelligtmct) LLC En!lrn 50 9,248 Mar .. 12 

CONFIDENTIAL 

fod 
Date 

Moy-21i 
(IHirlO) 

J~n.:lL 

(07116) 

Apr-23 
(05118) 

Ocl-22 
(10111) 

,Jul--25 
jl)!l/211) 

,,hrn-11 
(03115) 

Oct-30 
(10fl0) 
(1012!i) 

Nov-25 
(06/70) 

Aug.21 
(11\)/11,) 

,lun-'l.7 

(10120) 

,lul-ll 
107117) 

Dec-22 
(12117) 

,Jul--22 
108115) 
(081"19) 

INCOME CAPITALIZATION APPROACH 105 

VrlRfllt 

$31!.00 
$42,1)0 

$34,011 
$37,00 

$33,50 
$41.50 

$28.00 
s:12.00 

$,111.50 
$44.5ll 

$:H,!)0 
$67,38 

$38.00 
$41,00 
$44.llO 

$43,00 
$,17,00 

$33.13 
$:l!UJil 

$41.1)1) 

$45,00 

$40.1)1) 

$43.00 

$40,00 
$42.00 

$31.00 
$40,00 
$43,1)() 

Base YearJC~sions 

Tax IJ••11: 
Opt,trati111,J Uu:Hl: 
Flectric: 

Frtl':llHtmt: 
Work lettor: 
rux Base: 

Opmatlrl!J Bas(~: 

Electric: 

Fr('/H) Rl,mt: 

Work hUt1,:-1r: 
Tax Baf.o; 

Operatinr1 Bil!H:P: 
rloctrlr:: 
Frnt:1< lfont: 
W<>rk ltHtfH: 
riax Biase: 
0I'H)rntlno B~Hu:,~: 
Eh:~ctrii::: 
Froc Ront; 

Work lottor: 
Ti'lx Fli'!ao: 
◊IH:Htitlug l3krnl:'I: 

flt~ctrk: 
rree Hent: 

Work hHUH: 
'l' ~l X B~l $1,:,1: 

Opurnth11,1 fhrn-11; 
Electric: 
Frno Ront: 

Work IBttl:'lr: 
Tux fltutt!: 
Operating Base: 

Floetrlc: 

f'n:H) R1,:rnt: 
Work lom,.1r: 

Tax Base: 
O;,,,rnlin(I B11•r1: 
l:::le~~trlc: 

Fm,~ rfont: 
Work letter: 
Ta:< Ba.so: 

01:H)falint:,1 B,)tH:I: 

EIMctrh;; 

rrne Rent: 
Work lotlor: 
T(IX Bmu=i: 

Op,mitlug Bkrnt~: 

Electric: 
Froe Ront: 
Work h:,JtHH: 
fax l:lam1,,.1: 

Operating Base: 
tklctric: 
FnH:1 R~nt: 

Worklt~ttttr: 

Tax £lt1se: 
Operating Ba!le: 

Cl!l<::Hlc: 
1:n:H) l{(,:?nt: 

Work letter: 
Ta:x Bast): 
OpBrntlnn B,um: 
l:l~i.:trlc: 
Fm~ r{ent: 
Work letter: 

Avg 2014J11i & 201!>116 
20m 
None 

3 Mo•. 
NIA 
2011 
1011 
None 

NIA 
NIA 
Avg 201,113 & 2013114 
2013 
Nmw 
3 Mos. 

NIA 
2011112 
2011 
N1:)n~,) 
NIA 
fl/A 
Avn 2014/rn & 2016116 
2111, 
Nmu~ 

2 Mo•. 
NIA 
2011112 
2011 
Nono 
NIA 
NIA 
Avg '2014/15 & 2015116 
2015 
Non('t 

ll Mo,,, 
NIA 
Av11 2014115 & 2015116 
7015 
None 
6 Mos, 
NII\ 
2011112 
2011 
Ntmo 
NIA 
NIA 
/\v11 21)14/rn & ?.ll1.5116 
21!1, 
None 
8 Mos, 

NIA 
l01()/11 

2010111 
ffoml 

NIA 
$30,00/SF 

Avu 2011112 & 2012113 
2012 
N(HI(,~ 

5 Mo~~. 
NIA 
AV\) 2011112 & 2012/t:l 
7012 
None 
NIA 
NIA 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009445 
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40 WALL STREET 

Area Stnrt 
No. Te1utffl FLoms SF 0-

:12 10 M~JUU$, LLC Entlr(,~ !)1 9,248 Mar,.1~> 

3:J Plyi lnv~stnurnt ltd Entire 52 !l.24!l Apr.'13 

34 Hnrri!:ij O'Orkm, St. Lmm:mt f:ntiro 53 9,248 ,hm-15 

J5 Cenegenics LLC Entire 5!> 9,248 Mar.13 

:m ChtHlBr, W, C,1mmar.k & Assor.li'ltm1 f.ntlm 5o 9)48 May.15 

'.H c,rn1ach<> Mauro Mulh<>lhrnd, LLP Entin:? 40 ll,!)41 ,fon-1!) 

38 F.urochHH n~rnk sij Fntlrn '.19 8,31:l M,ir.(Hl 

39 Solomon Blum Entiro 35 8,288 Sop,.00 

40 Bmoau Van DIJK Part27 7,987 Fob.11 

41 R .J~t Prndui;ts Part 5 7,51)1) Foh,14 

42 foJH)ka Cupital Mark1,,.1t Part 1f }.,()!)\) h>b-11 
Port 17 !Lllilli 

6,964 

43 Xcltek Solutions Plus Part 5 6,288 Nov.10 

44 J·lt)li1rnct1 Capital LLC Entlrn tlO !),1H1 ,Jun,15 

CONFIDENTIAL 

fod 
Date 

,Jul,25 
(ll:lrlO) 

lloc.2:\ 

(ll•l/18) 

Nov-25 
(06/20) 

Mar.23 

11)4116) 
(04118) 
104119) 

,lan,31 
(112121) 
(01fl6) 

N~>v-2~) 
(06118) 

(06121) 

Jul.18 

,Jul,20 
(08116) 

Jun.18 

101111,) 

AU$J-16 

,Jun-11 
106116) 

Oct.20 
(11116) 

,Ji~n,-26 
11)617.0) 

INCOME CAPITALIZATION APPROACH 106 

VrlRfllt 

$44.00 
$48,1)0 

$44.011 
$48,00 

$46,llO 
$50.00 

$50.11 
1.9!i% lru:Nr 

$1i1.n 
1.95% lnr-JYr 

$,~1.00 
$4ll.llll 
$51.00 

$.43.1)0 
$45,00 
$47.00 

$59.00 

$32.00 
$36.00 

$36.00 
$'.)!).1)0 

$24,1)1) 

$:/3.1)1) 

$36.00 

$32.00 
$35.llO 

M!i.00 
$50,00 

Base YearJC~sions 

Tax IJ••11: 
Opt,trati111,J Uu:Hl: 
Flectric: 

Frtl':llHtmt: 
Work lettor: 
rux Base: 

Opmatlrl!J Bas(~: 

Electric: 

Fr('/H) Rl,mt: 

Work hUt1,:-1r: 
Tax Baf.o; 

Operatinr1 Bil!H:P: 
rloctrlr:: 
Frnt:1< lfont: 
W<>rk ltHtfH: 
riax Biase: 
0I'H)rntlno B~Hu:,~: 
Eh:~ctrii::: 
Froc Ront; 

Work lottor: 
Ti'lx Fli'!ao: 
◊IH:Htitlug l3krnl:'I: 

flt~ctrk: 
rree Hent: 

Work hHUH: 
'l' ~l X B~l $1,:,1: 

Opurnth11,1 fhrn-11; 
Electric: 
Frno Ront: 
Work IBttl:'lr: 

Tux fltutt!: 
Operating Base: 

Floetrlc: 

f'n:H) R1,:rnt: 
Work lom,.1r: 

Tax Base: 
01,nrnlin(1 B11•r1: 
l:::le~~trlc: 

Fm,~ rfont: 

Work letter: 
Ta:< Ba.so: 
01:H)falint:,1 B,)tH:I: 
EIMctrh;; 

rrne Rent: 
Work lotlor: 
T(IX B(1se: 

Op,mitlug Bkrnt~: 
Electric: 
Froe Ront: 
Work h:,JtHH: 
fax l:lam1,,.1: 

Operating Base: 
tklctric: 
FrnA R~nt: 
Worklt~ttttr: 
Tax £lt1se: 
Operating Base: 

Cl!ICHlc: 
1:n:H) l{(,:?nt: 

Work letter: 
Ta:x Bast): 
OpBrntlnn B,um: 
l:l~i.:trlc: 
Fm~ r{ent: 

Work letter: 

2014/1(i 
iorn 
None 

5 Mo•. 
NIA 
Avg '201 l/13 & '20'13114 
101:J 
None 

~i Mos. 
NIA 
2015116 
2015 
Nmw 
6 Mos. 

NIA 
Avg 2011112 & 201'2113 
Non(,~ 
N1:)n~,) 
1 Mo, 

$11,/5/SF 
Avn 2014115 & 2016116 
2111, 
Nmu~ 
8 Mo•. 

NIA 
II V!,J 201411 !i & 201!>11 ll 
2016 
Nono 
o Mo•. 
NIA 
2008109 
2008 
Non('t 

NIii 
NIA 
2010111 
2010 
None 
6 Mos, 
NII\ 
201011·1 
2011 
Ntmo 

NIA 
NIA 
2014 
2014 
None 

NIA 
NIA 
2010111 
2011 
ffoml 
NIA 
NIA 
2010111 
201011'1 
N(HI(,~ 

NIA 
NIA 
AV\) 2014115 & 2015116 
2015 
None 
8 Mos. 
NIA 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009446 
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40 WALL STREET 

Ara Stnrl 
No. Te1uu1t Floors SF 0-

41} Boyci',l T(,)chnolo!')l(,ts l1'1c PtHt J.~i li,Hi6 Apr-13 

46 Zaremba Brownell & Brown Pflrt 27 :l,!154 feb.10 

Part27 2,101) ,Jul-11 

41 Core SNlffing Service Part 1G 5184t> M!ly-10 

43 N.Ch,m1,J ~ Co. Part32 !), (!)~) Apr-1~) 

4\l MaM<:~nnm l1H:. Pa,t J(; ~i,!):~4 No,v.12 

50 Paulson lnvost.rmrnt C(),lnc. Part '23 5,480 ,lun-13 

51 Malen Capital Management Inc, Port 30 5,433 l)oc-11 

~)'2 NYG C•pltt1I I.LC Pmt:\8 !i,'.J-11) Jt1n-11l 

53 ,Jasklm Inc. Port 17 4,80R f)~GJ}9 

54 Divenlfled Mercmy Communication Part 47 4,130 Sep-14 

CONFIDENTIAL 

Et>d 
Date 

,Jul-10 
(08115) 
(02117) 
(08111) 

,h1n.25 

(12115) 
(12120) 

,Jan-25 
(l)'.j/1/) 

(Oo/72) 

Sep-11 

S11p-2/ 
(0411fi) 
(0,1/18) 
((),1/19) 

(04111) 
(1),1/22) 
(04124) 
(04mi) 

Apr-23 
(Of,118) 

SlJJ),18 

(00116) 
(01\/11) 

fob-1!) 
(0111fi) 

Di.~c.:n 
(01116) 
1101m) 

,,Jul-?O 

(09115) 

Dec-21 
(0\)11!>) 
(01)118) 
(09119) 

INCOME CAPITALIZATION APPROACH 107 

V,IR_ 

$'.l4.93 
2.rn¾ lncJYr 

$40.88 
2.15% Inc/Yr 

$:15.llO 
$38.00 
$41,00 

$35.00 
$J8.1)0 
$41.1)1) 

$3/j,1/ 

$38.1)0 
~.50% lndYr 

$42.97 
2.50% lnrJYr 

$48.3'2 
2.50% Inc/Yr 

$54.08 
2.-50% lru:Nr 

$:l:l.00 
$37.00 

$38.19 
$39,34 

$40.!i2 

$J/,1)0 
$41),\)2 

$:l<!,1)1) 
$4'.1.1)1) 
$46.00 

$3;,QO 

$38.00 

$44.00 
2.-50% lm:Nr 

$51.M 
2,50'% lncJYr 

Base YearJC~ions 

Tax BAS(,~: 

()pt:m1ti119 BaiH~: 
[loctric: 

FrtH) Rtmt: 
Work lottor: 
Tax Base: 
Opmatlnt1 na.se: 
Electric: 
J.'r('WR(mt: 
W(>l'kl(Ut(U: 

"fax Ba$i•): 

Operating B-a-&a; 
l·'.loctriG: 
r:ree Rent; 

Work lotter: 
f~IX U~liU~: 

01'>NUtlng BtlSi~: 
F:lill(~trk: 
Fret~ Rent: 

Work hlUtr: 

fax fhts1?: 
Opf}rating Baa~: 

Elot:lrlc: 
Free Hent: 
Work lt~ttttr: 

rax Ba,~~,); 
Operating B-a,,n;); 

Electric: 
Fro(/ Ront: 
Work letter: 

T~1x B~rno: 
Operating G~rn,e: 

f:hictrk: 
F f~H:~ R~Hlt: 
Work hlt1er: 

fax Hase: 
Oporatinu Htrno: 
F.llillr:tric: 

Free Rent: 
Work letter: 
r111x H.tiS(',: 
C>fH-lnttil'l!J BMe: 
Eh)ctric: 

f-'r@e Hant: 

Work loUor: 
Tax ~asf); 

Operatlnt1 Boi;f~: 
[lactrlc: 
Frn1~ lfont: 
W(>rk lettP.r: 
Tax Base; 

Op<>rntin\J BM•>: 
l:::IMctrit:; 
fre-fl Rent: 

Work lottor: 

201'.l/14 
N1:)1'1~,) 

None 

4 Mo•. 
NIA 
21!11) 
201{1 
None 
fl/A 
NIA 
2011 

2011 
Nimo 
NIA 
NIA 
Avg 2009110 & 2010111 
2010 
Nnne 
NIA 
$'.>:l.Oll/S~ 

Av1,J ,01,111:; & 201'.i/16 
Non,/,) 
~lom) 
NIA 
NIA 

2012113 
2013 
Nono 
6 Moi,, 

NIA 
Avg 2017113 & 2013114 
None 
Non~~ 

:i M<>•· 
NIA 
2010 
2010 
Non~) 

NIA 
NIA 
2010 
201() 
ffoJH? 

:~ Moo. 
NIA 
?010 
201!1 
None 
NIA 
NII\ 
2014115 
NorHl 
Nt)n~,) 

3 Mos, 

WA 

CUSHMAN& 
WAKEFIELD., 

C& W _ 000944 7 
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40 WALL STREET 

An,a Start 
ti<>. 'l'tM'U1Ufit fh><>NI llf ll<II,, 

55 Coastal Trade St1curltlfH'I Part 17 4,706 Mar.12 

5ll Grandfield & Dodd LLC Part 47 4,1>42 ,,h:Hl-14 

ISi Jaja11 1 PLLC P~n 2is 4,4'1/ May.14 

58 ,Jl't n~rbhl & Co lfoldill\,JS lJ,C Part 30 •h33il ,Jul-14 

59 The Judoe Group Part25 4,269 M•y-08 

60 Leeds & Lcods Compan,V> Inc Pott 33 4,1tU ,lun,14 

ll1 Luw ()ffh:1~$ of f':dV'Wfd M. R<>tHm Port:l:l :1,1)11!) F<>h-12 

6'2 P&l:.i P~lltntHS LLC P~ut 31 3,m J,m.15 

63 Larocca Hornik Rosen Gre-enb1;Hg Part 32 3,450 ,lan-10 

64 l~CL l\dvlsorn Entire 63 3,416 M11y.Ol 

65 0nitod Advhmrn Ll.C P,ut1/ ,1,417. ,lun,11 

CONFIDENTIAL 

E11d 
l,mt;, 

,lun,17 

,.lan-24 

101/20) 

,Jun:2:1. 

(05116) 
(05118) 
(05119) 

(IW21) 
,Jun-21 

(07115) 
1117118) 
(01119) 

Moy.18 
(10115) 

Mo_y,24 
(l)!i/15) 
106119) 
106120) 

,J1m.11 

~.µ.,2 
(06116) 
(06119) 
(01\120) 
(IXW21) 

Feb.W 

(03116) 
(0:l/1~) 

Apr.1/ 

May,16 

INCOME CAPITALIZATION APPROACH 108 

Yr/R;,nt 

$3,1.00 

$42.00 
$4\U)O 

$34.85 

)}>Oo/o Inc/Yr 
$39.61 

2.!>IWa lncJYr 
$42.1>6 
$33.00 

2.50% Inc/Yr 
$43.!12 

2.50% lndYr 

$54.00 
$51.00 

$36.50 
l.15% lncJYr 

$4/J,80 
2.75% lncJYr 

$:12.1)0 

$42,1)0 
:l.1)% Inc/Yr 

$50.21 
$/i1.78 
$~3.:13 
$41.00 
$42.00 
$,M,fllJ 

$51.00 

$33.50 

Ba.:, Vt~i.ulC~>f~*H~>M 

T~1x Bast): 
OrHnatlng B~rne: 
1:.:1~-ctric: 
Fm,,, Rmit: 
Work Jetter: 
'l'l!I){ l'Ja5c,l: 

Opurnti111,J U1~:rn: 
Eloctric: 

r:rt)e Rt1nt: 

Work latter: 
fax Ua'6e: 

Op,~rntll1!J Bas(~: 
Electric: 
fl'(,H)R(,mt: 

W~>rk h)lhtr: 

Tax Baso; 

Operating Bil!H:P: 
[loctrlc: 
Fme l{ent: 

Work li~lWr: 
Tax Base: 
Operating Base: 
E h:~ ctri i::: 
1-'.nHi Ront 
Work lotter: 
Tax Baso: 
Operatlnn Urrne: 

flt~ctrit.:: 

Free Hent: 
Work Jetter: 

'hx l:l••11: 
Opt,trati111,J Uu:Hl: 
Electric: 
FrtH!I Htrnt: 
Work IFHter: 

rux Btise: 
Operntlng Base: 
Electric: 
Fr(,U) R(,mt: 

Work l(Ut1,:-ir: 

Tax nm,e; 
Op':llrntint1 B1,,1u:): 
F:loctrk: 

Frntl' l{aut: 
W()rk letter: 
riax Bail,e: 

Oporntln!'J B11Hul: 
f.h~<~tfii~; 
Fu)G Rent; 

Work ltithn-; 
f?IX B~l!l>O: 

Operatln~J B~1se: 

f:l(~ctrk:: 
Free Hent: 

Work li'itUH: 

Av11 2011112 & 201'2113 
201'2 
Nou~ 

NIA 
NIA 
/\vg 2012113 & 2013114 
2013 
Nono 
5 Mos. 
NIA 
21114 
Nmrn 
None 
5 Mos. 
NII\ 
7014115 
Nono 
Nmw 
3 Mos. 

NIA 
2008 
2000 
N1:)n~,) 
NII\ 
fl/A 
2014115 
None 

Nouo 
4 Mo•. 
NIA 
201211:i 
2012 
None 

fl/A 
NIA 
Avg 'l014/15 & '20'15/rn 
None 
None 

4 Mos. 
NIA 
2010111 
2010 
Nono 
1 Mo. 
$18.M/SF 
2001 
201)7 
Ni:>1'1~,) 

NII\ 
fl/A 
7.011112 
21)11 
N()no 
NII\ 
fl/A 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009448 



PX-118, page 135 of 219

40 WALL STREET INCOME CAPITALIZATION APPROACH 109 

An,a Start E11d 
ti<>. 'l'tM'U1Ufit fh><>NI llf ll<II,, l,mt;, Yr/R;,nt Ba.:, Vt~i.ulC~>f~*H~>M 

66 frnnk Xu LLP and Colh11y ln•tltlon Part 3:J 3,051 fob,13 Ma,,:20 $37.13 T~1x B~1st): 2012113 
111211!i) 3.1)% Inc/Yr OrHnatlng B~rne: None 
(0'2119) $41.19 1:.:1~-ctrit:: Nou~ 

Fm,,, Hmit: 2 Mos. 
Work Jetter: NIA 

Ill World lionh;t Organi:.:rntion Par't 'l 2,9!)0 ,.Jan-1!) ,Jul,25 $3!l.OO 'l'l!I){ l'Ja5c,l: 201411!1 
lll1Tl.O) $:l8.1)0 Op1,~rnti111,J U1~:rn: 2014 

Eloctric: Nono 

Free Rent: \) Mos. 
Work l;::itter: NIA 

68 tms J:indncial Servk~ P.:11t 32 2,682 Mar,99 ~•b,f/ $45,INl fax Ua'6e: 2H04JO!) 

Op,~rntll1!J Ba!w: 7004 
Electric: None 
fl'(,H)R(,mt: NIA 
W~>rk hUtcH: NII\ 

69 Murphy & O'Ct)tHHIII Part 33 7,575 ,hm-06 ,Jun-15 $77.0,1 Tax Ba~o; 7008109 
Operating Bil!H:P: 2008 
Eloctrlc: Nono 
f-=ree l{ent: NIA 
Work li~lWr: NIA 

70 Oakwood J\sset M{Jmt LI Part 38 2,086 Jan,10 Jan-20 $36.00 Tiax Biase: 2010 
Oporating Base: 2010 
Eh:~cHii::: N1:>n~,) 
1-'.nH~ Ront NIA 
Work lotlor: fl/A 

11 T .:1chl«H1s lnwmation.:i Part 21 1,311 St>p,12 Nt>v,1/ $36.11 fax Ba$tl: 2012 
117115) $:J7.1)9 Opim1tln~J f1r1sfl: Nonff 

(1'2116) $38.63 l-:lt~ctrii.:: Noutt 
Free Hent: 3 Mo,. 
Work letter: NIA 

The subject property's office base rents average $33.40 per square foot, gross. The adjusted comparable rentals 
range from $41,90 to $52.15 with an average of $46.92 per square foot, gross, The most recent leases signed in 
the subject building, exhibited in the previous page chart, range from $25.00 to $61.13 per square foot, gross. 
Overall, we believe the average rents in the subject property are below market. 

OFFICE MARKET RENTAL RATE CONCLUSION 
Recent leases within Manhattan include concessions in the form of free rent and tenant work letter consistent with 
those offered within the subject property. In addition to analyzing actual leases inside and outside the property, 
leasing brokers were interviewed in an effort to ascertain competitive packages available in the marketplace 
today. Most brokers interviewed were of the opinion that 8 to 12 months free rent, inclusive of space build-out 
time, was available for most tenants, In addition, tenant work letters were felt to range from $40,00 to $50,00 per 
square foot. The range in concession packages varies by the size of the space leased. The larger the space, the 
more generous the concession package the tenant receives, 

In consideration of occupied area, floor height, relative location and lease date, the comparable rental data 
provide fairly consistent evidence of rental rates averaging in the high $40's per square foot. This results in a 
range of market rent for 40 Wall Street of $45 to $52 per square foot for new leases which has been distributed by 
floor level as follows: 

CONFIDENTIAL 

.F.LOORS 
2 to 1B 

19 to 25 

26 to :34 

3!)tO(l3 

(Weighted Average) 

AVERAGE 
.FLOORPLA TE (SF) 

:l:l,294 

26,426 

13,704 

a,:Hl7 

18,025 

RE.NT/S.F 
$41) 00 

$47.00 

$50.00 

$1)2.00 

$47.41 
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VALUATION I. ADVISORY 

C&W_0009449 



PX-118, page 136 of 219

40 WALL STREET INCOME CAPITALIZATION APPROACH 110 

These estimated market rents assume the following concession package. 

TffLE FREE RENT TENANT IMPROVEMENTS 

New Leases Year1 12 months Year1 $50.00 

Thereafter 12 months Thereafter $50.00 

Renewing Leases Year1 6 months Year1 $25.00 

Thereafter 6 months Thereafter $25.00 

TITLE 

New Leases 

FREE RENT 

Year1 

TENANT IMPROVEMENTS 

Thereafter 

Renewing Leases Year1 

Thereafter 

The rent increase profile is as follows: 

10 months Year 1 

10 months Thereafter 

5 months 

5 months 

Year1 

Thereafter 

For 10 and 15-year leases, 60-month step-ups of 10% are assumed. 

OFFICE MARKET RENTAL GROWTH RATE 

$40.00 

$40.00 

$20.00 

$20.00 

Based on our recent survey, buyers' expectations in the Downtown Manhattan real estate market anticipate rents 
to increase at CPI. These changes in market conditions result in C&W's leasing brokerage group in Downtown 
Manhattan to forecast the following rent growths. 

Year 1 - 0% 

Thereafter - 3% 

We have assumed a growth rate of 3 percent beginning in year 2 of the analysis. 

MARKET RENTAL RATE - RETAIL SPACE 
The subject property is leased to four retail tenants that include Dean & Deluca and Neopolitan Express along the 
Wall Street side of the building. Neopolitan Express leases 550 square feet on the grade while Dean & Deluca 
leases 18,500 square feet on the grade. Duane Reade leases 23,310 square feet with frontage along Pine Street. 
Sav Cafe Inc. leases 1,900 square feet in the basement of the building. In addition, there are two vacant retail 
space on the ground floor and basement totaling 2,291 square feet available for lease. The tenant leases may be 
summarized as follows. 

CONFIDENTIAL 
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Pine Street Frontage 
Duane Reade Grade 18.092 $1.425.000 $78.76 
Duane Reade Mezz 5.218 $0 $0.00 
Total 23.310 $1.425.000 $61 13 

Wall Street Frontage 
Dean & Deluca 16.500 $1.400.000 $75.66 

Neopolitan Express 550 $:313.718 $606.76 

Lobby 
To-Be-Leased 791 $0 $0.00 

Basement 
To--Be-Leased 1.500 $0 $0.00 
SAV Cafe 1.900 $47,994 $25.26 

Pine Snet- Grade 11,192 s1.m.• $71.71 
I Snet - Grade Large 11,511 $1,M,M $75.11 
I StrNt - Grade Small 551 $333,711 SI0&.71 

5,211 • • •• 791 • $1.1'.I 
114.12 

Market rent for the retail space within the property has been estimated by analyzing six comparable leases 
exhibited on the charts on the following pages. In our analysis, we have considered six lease attributes: rent 
concessions, time (market conditions), location, quality, size and condition. Our adjustment for rent concessions 
considers differences in the comparables for market standard free rent period of six months with the space taken 
on an "as is" basis. Percentage adjustments between the subject property and the comparable leases were made 
for each of these factors. 

Our adjustment for rent concessions considers the difference in the comparables for market standard free rent of 
six months and no tenant work letters. The adjustment for rent concessions attempts to quantify ($ per square 
foot) the differences between market free rent and work letter between the subject and the comparables. The 
differences between free rent and work letter ( +/-) is divided by the com parable's lease term, and applied to the 
beginning "face" rent of the comparable lease. Although this methodology does not take into account amortization 
of rental increases over the lease term, we believe this is a simplistic approach to understanding the affect of 
concessions on beginning base rent. 

CONFIDENTIAL 
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40 WALL STREET 

SUBJECT 

ADDRESS 40 Wall Street 

Blw Nassau & William Streets 

New York City 

LEASE INFORMATION 

TENANT NAME 

FRONTAGE 

BEGINNING DATE July 2015 

TERM 

LEASE TYPE 

TENANT SIZE 

RENT PER SF 

FREE RENT(MONTHS) 

WORKLETTER (PSF) 

RENT CONCESSIONS 

EFFECTIVE ADJUSTED 

RENT PER SF/GRADE LEVEL 

MONTHS FROM VALUE DATE 

TIME (MARKET CONDITIONS) 

TIME ADJUSTED 

RENT PER SF 

LOCATION 

QUALITY 

SIZE 

CORNER I FRONTAGE 

TOTAL ADJUSTMENT 

INDICATED RENT PER SF 

CONFIDENTIAL 

Gross 

6 

$0.00 

RENTAL 1 

·120 Wall Street 

NIW/C South Street 

New York City 

OpenKitchen 

Wall Street 

January 2015 

10 

Gross 

5,500 

2 000 

7,500 

$90.00 

lncr./Yr. 

6 

$60.00 

($6.00) 

$84.00 

6 

0.0% 

$84.00 

50/4, 

Qi¾, 

-10% 

0% 

~5% 

$79.80 

Grade 

LL 

Yr. 1 

INCOME CAPITALIZATION APPROACH 112 

RENTAL2 

123 William Street 

Blw John & Fulton Streets 

New York City 

OpenKitchen 

William Street 

Deoember2014 

10 

Gross 

6,000 

800 

6,800 

$65.00 

lncr./Yr. 

12 

$0.00 

($3.25) 

$61.75 

7 

0.0% 

$61.75 

5% 

Qi¾, 

-10% 

'15% 

10% 

$67.93 

Grade 

LL 

Yr. 'I 

RENTAL3 

395 South End Avenue 

SIWIC Liberty Street 

New York City 

Chipotle 

Pearl Street 

September 2014 

15 

Gross 

2,361 

$'12'1.00 

10% lncr./3 Yrs. 

6 

$31.77 

($2.12) 

$118.88 

10 

0.0% 

$118.88 

0% 

Qi¾, 

-15% 

•'10% 

~25% 

$89.16 

Grade 

Yr. 1 

CUSHMAN& 
WAKEFIELD., 
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40 WALL STREET 

SUBJECT RENTAL4 

AOORESS 40 Wall Street 20 Pine Street 

B/w Nassau & William Stree8/w William & Broad Street 

LEASE INFORMATION 

TENANT NAME 

FRONTAGE 

BEGINNING OA TE 

TERM 

LEASE TYPE 

TENANT SIZE 

RENT PER SF 

FREE RENT(MONTHS) 

WORKLETTER (PSF) 

RENT CONCESSIONS 

EFFECTIVE ADJUSTED 

New York Cit 

July 2015 

Gross 

6 

$0,00 

RENT PER SF/GRADE LEVEL 

MONTHS FROM VALUE DATE 

TIME (MARKET CONDITIONS) 

TIME ADJUSTED 

RENT PER SF 

LOCATION 

QUALITY 

SIZE 

CORNER/FRONTAGE 

TOTAL ADJUSTMENT 

INDICATED RENT PER SF 

CONFIDENTIAL 

New York Cit 

FedEx 

Pine Street 

June 2014 

10 

Gross 

5,733 

$90,00 

lncr./Yr. 

6 

$0,00 

$0.00 

$90,00 

13 

0.0% 

$90.00 

0'¾, 

0'1/o 

·'10"/,, 

-5'¾, 

·'15°/r, 

$76.50 

Grade 

Yr. 1 
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RENTALS 

40 Fulton Street 

Blw Cliff & Pearl Sts. 

New York Cit 

TD Bank 

Fulton Street 

January 2014 

10 

Gross 

4,500 

$100.00 

lncr./Yr. 

6 

$0,00 

$0.00 

$100,00 

18 

0.0% 

$100.00 

5'¼, 

0% 

-10°/4, 

·10 1¾, 

·15% 

$65.00 

Grade 

Yr.1 

RENTAL6 

120 Broadway 

B/w Pine & Liberty Sts. 

New York Cit 

World Trade Art Center 

Broadway 

January 2014 

·10 

Gross 

1,574 

$120.00 

lncr./Yr. 

6 

$0,00 

$0.00 

$120,00 

18 

0.0% 

$120.00 

0'¾, 

-5% 

-25% 

0'¾, 

·30% 

$64.00 

Grade 

Yr.1 

CUSHMAN& 
WAKEFIELD., 
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The comparable retail leases, exhibited on the previous pages, range from $65.00 to $121.00 per square foot 
before adjustments. 

RENTAL COMPARABLE NO. 1 involves a 7,500 square foot retail lease within 120 Wall Street located 

on the northwest corner of South Street through Pine Street. This lease was signed in January 2015 for a 10-year 
term. The initial base rent was $90.00 per square foot against the grade. After adjusting for rent concessions (free 
rent and work letter), the equivalent rent is $84.00 per square foot. 

In comparison to the subject property, an upward adjustment was required for location. A downward adjustment 
was required for size under the premise that smaller tenant spaces lease for more per square foot than larger 
tenant spaces. No other adjustments were required. The adjusted rent is $79.80 per square foot against the 
grade. 

RENTAL COMPARABLE NO. 2 involves a 6,800 square foot retail lease within 123 William Street 

located on the northwest corner of South Street through Pine Street. This lease was signed in December 2014 for 
a 10-year term. The initial base rent was $65.00 per square foot against the grade. After adjusting for rent 
concessions (free rent and work letter), the equivalent rent is $61.75 per square foot. 

In comparison to the subject property, an upward adjustment was required for location. A downward adjustment 
was required for size under the premise that smaller tenant spaces lease for more per square foot than larger 
tenant spaces. An upward adjustment was required for corner/frontage. No other adjustments were required. The 
adjusted rent is $67.93 per square foot against the grade. 

RENTAL COMPARABLE NO. 3 involves a 2,361 square foot retail lease within 395 South End Avenue 

located southwest corner of Liberty Street. This lease was signed in September 2014 for a 15-year term. The 
initial base rent was $121.00 per square foot against the grade. After adjusting for rent concessions (free rent and 
work letter), the equivalent rent is $118.88 per square foot. 

In comparison to the subject property, a downward adjustment was required for size under the premise that 
smaller tenant spaces lease for more per square foot than larger tenant spaces. A downward adjustment was 
required for corner/frontage. No other adjustments were required. The adjusted rent is $89.16 per square foot 
against the grade. 

RENTAL COMPARABLE NO. 4 involves a 5,733 square foot retail lease within 20 Pine Street located 

between William and Broad Streets. This lease was signed in June 2014 for a 10-year term. The initial base rent 
was $90.00 per square foot against the grade. After adjusting for rent concessions (free rent and work letter), the 
equivalent rent is $90.00 per square foot. 

In comparison to the subject property, a downward adjustment was required for size under the premise that 
smaller tenant spaces lease for more per square foot than larger tenant spaces. A downward adjustment was 
required for corner/frontage. No other adjustments were required. The adjusted rent is $76.50 per square foot 
against the grade. 

RENTAL COMPARABLE NO. 5 involves a 4,500 square foot retail lease within 40 Fulton Street located 

between Cliff and Pearl Streets. This lease was signed in January 2014 for a 10-year term. The initial base rent 
was $100.00 per square foot against the grade. After adjusting for rent concessions (free rent and work letter), the 
equivalent rent is $100.00 per square foot. 

In comparison to the subject property, an upward adjustment was required for location. A downward adjustment 
was required for size under the premise that smaller tenant spaces lease for more per square foot than larger 
tenant spaces. A downward adjustment was required for corner/frontage. No other adjustments were required. 
The adjusted rent is $85.00 per square foot against the grade. 
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RENTAL COMPARABLE NO. 6 involves a 1,574 square foot retail lease within 120 Broadway located 

between Pine and Liberty Streets. This lease was signed in January 2014 for a 10-year term. The initial base rent 
was $120.00 per square foot against the grade. After adjusting for rent concessions (free rent and work letter), the 
equivalent rent is $120.00 per square foot. 

In comparison to the subject property, a downward adjustment was required for utility. A downward adjustment 
was required for size under the premise that smaller tenant spaces lease for more per square foot than larger 
tenant spaces. No other adjustments were required. The adjusted rent is $84.00 per square foot against the 
grade. 

After adjustment to the comparables, a range of $67.93 to $89.16 per square foot gross was revealed. 
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RETAIL LEASES IN THE BUILDING 
The following table contains a summary of the retail leases negotiated in this building. 

ArH Start Ertd 

"''· T<>nartt Fklora YlfR"11I Base Y""ite,11~, .. 
1 Dean & Deluca Part Grnde 18,500 ,lun-15 llug-31 $70.00 Tax Base; 201512016 

109171) 10.0% Inc. OpiHlitlll(J Flilt!l(~: Norw 

10!)126) 10.1)% Inc. El.,etrl<::: Noru:~ 
Fr(rn Rmu: 1~) M(>s. 

Work letter: NIii 
2 Sov Cole Part l3smt 1,900 llpr.91 Jun-15 $25.26 fax Oase: None 

Op(•m~tJnu UtUH:): Non~•) 
[l<H:tl'k: Non~,) 
Fn.H) Ront: NIA 
Work letter: NIA 

:i DtHHW ffo1ad~} Part 2 n:i10 ,Jul-11 ,Jan-32 $6'1.1.l T1ax Bas~}: Inc. OV<lf $6,913,6:19 
101/H) $1H.75 Op,-mllll'li:Jfllm,,: N~HH~ 

(01122) $13.91 Electric: None 

(01121) $81.:l/ Free l·hrnt: NIii 
Work lotter: NIA 

lntlm21 21,2!>0 (l<::t-12 M•r-28 $21L!i() rax Bas(,:~: 2()'1'1112 
Entim 22 21.2:,0 (04118) $2\l.!>{) 01><>rating B11•<>: 2()12 

541500 (10!22) $33.50 Electric: None 

Fn,HJ R(Hll'. 6 Mv,. 
Work l"t!"r: NIA 

4 Noopolitan fxprm;:; fntirn Grnd~~ ~)~)0 ,lan-14 Mar.:\4 $1il)IL/ll Tl)x fl;,um; Inc, ov~H $7,14!'ij!i70 

101116) 3.0% lnc.Nr Operating Bose: None 
Hectric: None 
J-'rtH) l{i,rnt: NIA 
W<>rkl<>lt<H: NIA 

The lease with Dean & Deluca commenced in June 2015 for a 15 year term. The Dean & Deluca space contains 
18,500 square feet on the grade with frontage on Wall Street. Following 15 month rent abatement Dean & Deluca 
pays a starting contract rent of $70.00 per square foot with subsequent increases. In our opinion the Dean & 

Deluca lease is below market. 

The lease with Duane Reade commenced in June 2010 for a 20 year term. The Duane space contains 23,310 
square feet on the grade and mezzanine with frontage on Pine Street. Following a six month rent abatement 
Duane pays a starting contract rent of $61. 13 per square foot with subsequent increases. In our opinion the 
Duane Reade lease is below market. 

The remaining leases are with Neapolitan Express and Sav Cafe. Neopolitan Express pays currently $606.76 per 
square foot, for 550 square feet on the grade. The Neapolitan is under a 18.25 year lease which is at market. Sav 
Cafe Inc. leases 1,900 square feet in the basement on a month to month basis. Sav Cafe Inc. currently pays 
$25.26 per square foot. 

RETAIL MARKET RENTAL RATE CONCLUSION 
The retail leases within the subject range from $25.56 to $606.76 per square foot on the grade level. The adjusted 
comparable rentals range from $67.93 to $89.16 per square foot. The existing retail leases commenced between 
April 1997 and June 2015. Overall, we believe the average retail rents in the subject property are at market. 
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A summary of the market rents per space type is provided in the following table. 

Tenant 

Pine Street Frontage 
Duane Reade Gra•de 18.092 ~ $75.00 = $1.356.900 
Duane Reade Me.z.z 5.218 $50.00 = $260.900 
Total 23.:310 ~ $69.40 = $1.617.800 

Wall Street Frontage 
Dean & Deluca 18.500 ~ $75.00 • $1.387.500 

Neopolitan Express 550 ~ $650.00 $357.500 

Lobby 
To-Be-Leased 791 ~ $250.00 = $197,750 

Basement 
To-Be-Leased 1.500 ~ $25.00 $37.500 
SAV Cafe 1.900 ~ $.25.00 = $47.500 

Pine SfNet - Grade 11,192 0 $15.N• 
all Snet - Grade Large 11,500 0 m.•-
,■JI Street - GAlde Small 5500 $&50.81-

Mezzanine 5,2110 ··•-lobbr 7910 $250.N• 
a...nent 3 m.•-
Total ffl.31 • 

In our judgment, considering the comparable retail rentals, existing leases at the subject property and our 
discussions with leasing brokers active in the marketplace, our estimated unit value is $650 per square foot for 
small ground floor retail space along Wall Street, $75 per square foot for large ground floor retail space along 
Wall Street, $75 per square foot for ground floor retail space along Pine Street, $250 per square foot for lobby 
retail space, $50 per square foot for mezzanine retail space, and $25 per square foot for basement level space. 

A summary of the market rents is provided in the following table. 

TYPE SPACE 

Wall Street - Grade (Small) 

Wall Street - Grade (Large) 

Pine Street - Grade 

Lobby 

Mezzanine 

Basement 

CONFIDENTIAL 

RENT/SF 

$650.00/sf 

$75.00/sf 

$75.00/sf 

$250.00/sf 

$50.00/sf 

$25.00/sf 
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These estimated market rents assume the following concession package. 

New Leases 

Renewing Leases 

The rent increase profile is as follows: 

FREE RENT TENANT LMPROVEMENTS 

6 months 

3 months 

None 

None 

For 10-year leases, 60-month escalations of 10% are assumed. 

MARKET RENTAL RATE - STORAGE SPACE 
40 Wall Street contains storage space in the basement and grade of the building. The property contains 1,130 
square feet of storage space. There are six vacant storage spaces in the basement totaling 14,148 square feet 
available for lease. The balance of the storage space is leased to several of the office tenants. Competitive rates 
for storage space range from $10.00 to $30.00 per square foot. We have assigned a market rent to the storage 
space of $25.00 per square foot gross in our cash flow projection. 

TYPE SPACE 

Storage Space 

RENT/SF 

$25.00/sf 

The above estimated market rents assume the following concession package. 

New Leases 

Renewing Leases 

PREE RENT TENANT LMPROVEMENTS 

6 months 

3 month 

None 

None 

The rent increase profile is as follows: For 10 year leases, 60 month step ups of 10% are assumed. 

ASSUMPTIONS REGARDING EXISTING AND PROPOSED 
LEASES 

OVERVIEW 
Our analysis specifically assumes that all of the existing and proposed tenants will remain in the property and 
continue paying rent under the terms of their lease. Information provided by management indicates that none of 
the major tenants are currently in default. The tenant base appears to be stable and management has indicated 
that large-scale defaults are not anticipated. 

CONFIDENTIAL 

CUSHMAN& 
WAKEFIELD., 
VALUATION I. ADVISORY 

C& W _ 0009459 



PX-118, page 146 of 219

40 WALL STREET INCOME CAPITALIZATION APPROACH 120 

LEASE TERMS 
For future leasing, tenant sizes are divided into two categories, major office tenants (defined as tenant spaces 
greater than 10,000 square feet) and minor office tenants (defined as tenant spaces less than 10,000 square 
feet). Lease term, work letter and free rent vary based upon size. Typical office, retail and storage leases are 
fifteen years in duration. Major office tenants typically require longer terms, ranging from ten to fifteen years. We 
have assumed fifteen-year terms for major office tenants. We have assumed ten-year lease terms for minor office 
tenants. Retail tenants were assumed to have ten-year terms. Storage tenants were assumed to have ten-year 
terms. 

RENEWAL PROBABILITY 
Regarding lease expirations, we have assumed a 65 percent probability of rollover (signing new lease) and 35 
percent probability of turnover (allow the lease to expire and vacate the property) upon expiration of each primary 
lease term. These assumptions are based on retention rates quoted by owners and managers of competitive 
Manhattan office buildings. 

RENEWAL OPTIONS 
When a tenant has a renewal option at a below market rent (i.e. a lease would typically state a right to renew at 
rents equal to 90 percent of "fair market rental value"), the projections assume the option is exercised. 
Furthermore, the leasing commissions and work letters are at the standard schedule for a renewal tenant. 

DOWNTIME 
Vacancy between leases includes the period of actual downtime and the construction period to build out tenant 
spaces. Consistent with the current market, we have assumed downtime 8 months. Our downtime of 8 months is 
supported through discussions with leasing brokers as well as surveying actual downtime of vacant space in 
building comparable with the subject property. Vacancy between leases is weighted for a renewal probability of 
65 percent for tenants, resulting in an effective downtime of 3 months. 

FREE RENT 
Free rent, calculated from the time the new tenant takes occupancy, ranges from 8 to 12 months in the current 
market. We have assumed 12 months of free rent for new major office tenants and 10 months of free rent for new 
minor office tenants. We have assumed 6 months of free rent for new retail and storage tenants. Renewal tenants 
are provided with one-half (50 percent) of the new tenant rate. 

WORK LETTER 
Leasing agents report that the building standard work letter for new tenants is equivalent to an actual cost of 
$50.00 per square foot. Work letters quoted in the marketplace today range from $40 to $50 per square foot. We 
have assumed $50.00 per square foot work letters for new major office tenants. We have assumed $40.00 per 
square foot work letters for new minor office tenants. Renewal tenants are provided one-half 50 percent of a new 
tenant work letter. 

LEASING COMMISSIONS 
Leasing commissions have been based upon the generally accepted standard schedule. The standard schedule 
quoted by Cushman & Wakefield, Inc. depends upon the length of the lease: 5 percent for year 1; 4 percent for 
year 2; 3.5 percent for years 3 through 5; 2.5 percent for years 6 through 1 O; 2 percent for years 11 through 20. 
This schedule results in the following percentages of the first year's base rent (excluding an override described 
below): 

CONFIDENTIAL 
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5-Year Lease: 19.5% or 3.90% per year 

10-Year Lease: 32.0% or 3.20% per year 

15-Year Lease: 42.0% or 2.80% per year 

20-Year Lease: 52.0% or 2.60% per year 

Leasing commissions are typically higher for new tenants than renewal tenants. A new tenant typically causes a 
full commission to be paid, whereas a renewing tenant typically results in a half commission. We have 
incorporated this standard assumption in our cash flow projection. 

Many Manhattan office building owners employ exclusive leasing agents who receive a commission in addition to 
the commission payable to an outside broker. The subject property, given its size and leasing profile, is felt to be 
typical of a building whose ownership would employ an exclusive agent. We have, therefore, assumed a full 
commission on each lease assuming that 50 percent of all new leases would be originated by outside brokers; 
with the balance of the leases originated by the exclusive agent. Assuming a 50 percent override to the exclusive 
agent, each new lease would incur a commission expense of 125 percent of the standard rate (50 percent 
override times 50 percent outside brokers = 25 percent override) plus 100 percent full commission = 125 percent. 

REIMBURSABLE EXPENSES (ESCALATIONS) 
Tenants are responsible for their pro-rata share of real estate taxes when taxes exceed those incurred during the 
first full year of their occupancy. This type of escalation is typically also applied to operating expenses in the 
majority of Manhattan office buildings. The majority of larger leases in the subject property include an operating 
expense escalation, which calculation may be summarized as follows: 

Billing Year Operating Expenses 

Less: Base Year Operating Expenses 

Equals: Increase in Operating Expenses 

Multiplied by: Tenant's Pro Rata Share 

We have assumed that future leases in the subject property will be on a full service basis. Tenants will be 
responsible for a) real estate tax increases over a base tax year amount billed either monthly or semi-annually; b) 
operating expense escalation billed monthly; and c) tenant electric on a rent inclusion basis of $3.00 per square 
foot billed monthly. 

CONFIDENTIAL 

CUSHMAN& 
WAKEFIELD., 

C& W _ 0009461 



PX-118, page 148 of 219

40 WALL STREET INCOME CAPITALIZATION APPROACH 122 

ABSORPTION OF VACANT SPACE 
There are 8 vacant office spaces within the property totaling 55,695 square feet. In addition, there is one vacant 
retail space on the grade totaling 2,291 square feet available for lease. In our analysis, we have assumed that the 
vacant space will be leased by June 2016. The lease-up of this vacant space has an impact on the value of the 
property. 

The recent performances of competitive properties are also a factor in forecasting an absorption rate, stabilized 
occupancy and the forecasted date of stabilized occupancy. We have previously discussed several office 
buildings that are competitive with the subject. Our conclusions, as cited within the Financial East sub district 
Analysis section of this report, were that six office buildings are directly competitive with the subject property. 

Dlmd: SubleaH 41 Direct 
Property Oflftc8 Area Ault Avall Occu1pled ~ 
CroaS.... RA SF SF I I Low H h 

1 i4 Wall Street 956.654 i46.562 0 84.68% 84.68% $40.00 $45.00 
.2 100 ChL1rch Street 970.627 0 0 100.00% 100 00% NIA NIA 
3 123 William Street 503.325 10.317 0 97.95% 97.95% $40.00 $54.00 
4 111 Broadway 4.27.598 56.992 6.859 86.67% 85.07% $45.00 $49.00 
5 120 Broadway 1.916.700 128.872 107.282 93 .. 28% 87.68% $43.00 $48.00 
6 233 Broadwa 855.104 16.738 0 98.04% 98 04% $55.00 $57.50 

TOTAL ,.m.• 359,481 114,141 
AVIERAGE 931 59' 4 19124 93.61,V, 91~591Ji $41.N $57.51 

In our judgment, the subject property is at least as appealing to tenants as these competitive properties and 
should maintain a stabilized occupancy averaging near 92 percent. This is consistent with the implied overall 
occupancy rate of the subject property over the holding period of 97 .10 percent, which includes vacancy and 
collection loss and downtime between leases. 

DOWNTOWN LEASING ACTIVITY 
According to Cushman & Wakefield, Inc. Research Department, at 1.0 million square feet, leasing activity fell 40.7 
percent from 01 2014. The decline in leasing is not due to a lack of demand, as several sizeable transactions 
were completed during the quarter. The largest new leases were signed by WeWork for 233,174 square feet at 85 
Broad Street followed by OSP Group's 157,210 square feet lease at One New York Plaza. At 123 William Street, 
Planned Parenthood leased 65,000 square feet. 
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■ Class A II Class B □ Class C 

2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 
01 

Lease up Assumptions 
In our analysis, we have assumed that the 55,952 square feet of vacant space is leased over a 12 month 
absorption period from June 2015. This results in an absorption rate of 4,663 square feet per month or 13,998 
square feet per quarter, which is generally consistent with opinions of absorption from real estate market 
participants. The subject property offers an excellent location on Wall Street and superior Downtown views from 
its 63-story tower, which are features considered to be very desirable by tenants. The following table summarizes 
our lease-up and absorption forecast. 

FLOOR/SUITE TYPE 
Grade Retail 

0703 Office 

1303 Office 

1601 Office 

2504 Office 

5400 Office 

5900 Office 

6100 Office 

6200 Office 
Total 

CONFIDENTIAL 

START OF LEASE 
Sep-15 

Sep-15 

Dec-15 

Dec-15 

Mar-16 

Mar-16 

Jun-16 

Jun-16 

Jun-16 

SQUARE FEET 
791 

8.693 

9.327 

5.772 

4.698 

9.248 

7.900 

6.243 

3.814 
56,-48·6 
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VACANCY AND COLLECTION LOSS 
Our cash flow projection assumes a tenant vacancy of 8 months upon lease expiration set against our probability 
of renewal estimated at 65.00 percent, in addition to a vacancy/global credit loss provision applied to the gross 
rental income. The vacancy/global loss provision is applied to all tenants. Our estimated vacancy/global credit 
loss provision applied to the gross rental income is estimated throughout the holding period at 1.00 percent for all 
tenants. 

Based on the subject's weighted average downtime between leases, as well as the preceding absorption 
schedule for the subject property, the overall average occupancy rate of the subject property over the 19-year 
holding period is 98.10 percent. Including our overall vacancy/global credit loss allowance estimated at 1.00 
percent for all tenants, the implied overall occupancy rate of the subject property over the holding period is 97 .10 
percent. This is near the actual historical occupancy levels of competing buildings over the last several years. 

OPERATING EXPENSES 
We have analyzed the actual operating expenses for 2012, 2013, and 2014; and budgeted expenses for 2015 as 
provided by ownership. We forecasted the property's operating expenses after reviewing operating expenses of 
similar buildings and after consulting local building managers and agents, including Cushman & Wakefield 
property management personnel, etc. We also examined industry norms as reported by the BOMA Experience 
Exchange Report published by the Building Owners and Managers Association International, a nationally 
recognized publication. 

On the following pages is the income and expense analysis for the property, which is based upon historical 
operating expense data supported by comparable expense data. 
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POTENTIAL GROSS REVENUE 

TOTAL POTEMTIAL GROSS RE\JUIUE 

HFECTT\IE m~oss RE\IEMlJE 

OPERATmG EXPHl SES 

TOTAL EXPHISES 

►lET OPERA Tl►IG l ►JCOME 

CAPITAL EXPHIDfTlJRES 

TOTAL CAPITAL EXPHlDITURES 

CASH FLOW BEFORE DEBT SER\11,CE 

CONFIDENTIAL 

0 0 00 0 
511,664.615 $10 01 so 
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5.23 

0.00 
S0.00 
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ANALYSIS OF EXPENSES 
We analyzed each item of expense and developed an opinion of a level of expense we believe a typical investor 
in a property like this would consider reasonable. The forecast income and expenses are for calendar year 2016. 

Payroll and Cleaning: 

Casualty, Liability and Terrorism Insurance: 

CONFIDENTIAL 

This expense includes wages and benefits covering 
employees of the building including union staffing and non­
union salaries and benefits of the administrative personnel. 
This expense also includes contract cleaning costs and 
supplies along with window cleaning. This expense was 
$2,984,765 in 2012, $3,062,751 in 2013 and $3,432,531 in 
2014. The 2015 budget is $3,519,463. It should be noted that 
the 2012 budgeted payroll expense for various cleaning 
personnel are included within the repairs and maintenance 
category. The 2012 budget is considered to be reasonable 
based on our analysis of comparable buildings that reflect 
costs ranging from $2.06 to $5.01 per square foot. The upper 
end of this range reflects buildings that include the cost of 
other service contracts in this category. The subject property 
does not include other service contracts within this expense 
category. Our forecast of fiscal year 2016 expense is 
$3,519,463 or $3.02 per square foot. 

The federal terrorism insurance law signed in 2002 has had a 
positive effect on insurance costs. The federal terrorism 
insurance act was reauthorized in 2015 and expires in 2020. 
Reductions in costs for terrorism coverage alone are 
expected to continue. Casualty & liability and terrorism 
insurance coverage has become more important for 
Manhattan office buildings over the past year. Blanket 
coverage is of much less value to owners than it was in prior 
years. In other words, the carriers are less inclined to reduce 
overall premiums under blanket policies. Terrorism Insurance 
coverage is available in limited quantities with limited 
exposure (not full value) given by the carriers. Terrorism rates 
are very high something in the range of 3 to 5 percent of 
"value", annually. 40 Wall Street is currently covered with a 
terrorism insurance policy. 

This expense was $1,314,582 in 2012, $1,887,302 in 2013 
and $2,101,191 in 2014. The 2015 budget is $876,846, which 
includes property policy, general liability and umbrella policy, 
fire and extended liability coverage, and terrorism coverage. 
Competitive buildings reflect costs ranging from $0.38 to 
$0.63 per square foot. 

Our forecast of fiscal year 2016 expense is $876,846 or $0. 75 
per square foot, which includes terrorism insurance. 
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Utilities: 

Repairs and Maintenance: 

General and Administrative: 

Management Fee: 

CONFIDENTIAL 

INCOME CAPITALIZATION APPROACH 127 

This expense includes electric for tenant space and common 
areas, as well as the cost of Con Edison steam to heat the 
building and water charges and sewer rent. The majority of 
the tenant spaces are billed for electrical consumption on a 
rent inclusion or submetered basis. This expense was 
$2,154,612 in 2012, $2,150,263 in 2013 and $2,284,164 in 
2014. The 2015 budget is $2,617,000, which we consider 
sufficient to provide electric to tenants in the building given 
Con Edison's recent increase in utility rates. Competitive 
buildings reflect costs ranging from $1.15 to $4.58 per square 
foot. Our forecast of fiscal year 2016 expense is $2,617,000 
or $2.25 per square foot. 

This expense is related to the actual expenses for on-going 
maintenance costs including engineering and preventative 
maintenance and elevator maintenance costs. This expense 
was $1,932,276 in 2012, $2,323,662 in 2013 and $2,258,513 
in 2014. The 2015 budget is $2,621,000. It should be noted 
that the 2012 budgeted expense is allocated in a different 
manner than the historical expenses. The 2015 budgeted 
expense includes payroll expenses for various cleaning and 
security personnel. Competitive buildings reflect costs ranging 
from $0.75 to $3.48 per square foot. Our forecast of fiscal 
year 2016 expense is $2,621,000 or $2.25 per square foot. 

These costs include professional fees including general and 
administrative expenses related to operating an office 
building. This expense was $1,168,449 in 2012, $1,149,859 in 
2013 and $1,006,916 in 2014. The 2015 budget is 
$1,117,040. Competitive buildings reflect costs ranging from 
$0.41 to $2.66 per square foot. Our forecast of fiscal year 
2016 expense is $1,117,040 or $0.96 per square foot. 

The property owners currently act as managing agent for the 
property. This expense was $100,000 in 2012, $100,000 in 
2013 and $100,000 in 2014. The 2015 budget is $100,000. 
Upon sale of the building, we have applied a management fee 
consistent with rates quoted by Manhattan brokerage and 
management firms including Cushman & Wakefield, Inc., 
which typically charge based on building size rather than 
percentage of revenue. 
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Ground Rent: 

Real Estate and BID Taxes: 

TOTAL OPERATING EXPENSES 
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It should be noted that management fees are typically 
provided at or near cost by Manhattan brokerage and 
management firms in an attempt to secure leasing and other 
business opportunities. In addition, Manhattan brokerage and 
management firms typically have economies of scale as a 
result of managing several buildings. In comparison, 
management fees of owner managed properties typically 
include profit centers. Our forecast of fiscal year 2016 
expense is $349,562 or $0.30 per square foot. 

The ground rent payments total $1,650,000 or $1.42 per 
square foot. This represents our forecast of 2015 calendar 
year ground rent payments, which have been discussed in 
detail under the Ground Lease and Land Valuation section of 
this report. 

The calendar year 2015 real estate taxes including the ICIP 
tax exemption are projected to be $6,948,724 or $5.97 per 
square foot of rentable area ($6.55 per square foot of the 
assessor's gross building area of 1,061,266 square feet). 
Included within the real estate tax projection are business 
improvement district (BID) taxes which are $237,095. This 
represents our current forecast of real estate and BID taxes, 
which have been discussed in detail under the Real Property 
Taxes and Assessments section of this report. 

In our analysis of the subject property, the total operating expenses, excluding real estate taxes, estimated for 
fiscal year 2016 are $11,100,911 or $9.53 per square foot of net rentable area excluding taxes. Our operating 
expenses estimated for the subject property are within the range of actual operating expenses of competing office 
buildings located in Manhattan as presented on the following chart. 
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Office Building (Downtown) 100 Broadway 
Year Built 1897/1998 

Rentable Area 394,790 

Source (Year) Budget CY 2014 
Annual 
Amount Per SF 

POTENTIAL GROSS REVENUE 
Base Rental Revenue $14,024,254 $35.52 
Base Rent Abatements ($853,418) ($2.16) 
Real Estate Taxes $464,744 $1.18 
Operating Expenses $296,098 $0.75 
Tenant Electric $31,901 $0.08 
Miscellaneous Income $228,800 $0.58 
TOTAL POTENTIAL GROSS REVENUE $14,192,379 $35.95 

Vacancy and Collection Loss 1Q $0.00 
EFFECTIVE GROSS REVENUE $14,192,379 $35.95 

OPERATING EXPENSES 
Payroll and Cleaning $1,736,163 $4.40 
Casualty, Liability and Terrorism lnsmance $249,424 $0.63 
Utilities $452,347 $'1.15 
Repairs and Maintenance $399,640 $1.01 
General and Administrative $162,480 $0.41 
Management Fee $212,886 $0.54 
SUBTOTAL $3,212,940 $8.14 

Ground Rent $0 $0.00 
Real Estate Taxes $2,483,723 $6.29 

TOTAL EXPENSES $5,696,663 $14.43 

NET OPERA TING INCOME $8,495,716 $21.52 

CAPITAL EXPENDITURES 
Tenant Improvements $1,179,630 $2.99 
Leasing Commissions $653,173 $1.65 
Capital Reserves $58,275 $0.15 
TOTAL CAPITAL EXPENDITURES $1,891,078 $4.79 

CASH FLOW BEFORE DEBT SERVICE $6,604,638 $16.73 

CONFIDENTIAL 
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61 Broadway 
1917 

786,975 

Budget CY 2015 
Annual 
Amount Per SF 

$25,432,881 $32.32 
($1,421,690) ($1.81) 

$896,994 $1.14 
$0 $0.00 

$1,715,615 $2.18 
$208,191 $0.26 

$26,831,991 $34.10 

1Q $0.00 
$26,831,991 $34.10 

$3,312,470 $4.21 
$320,774 $0.41 

$2,605,673 $3.31 
$812,311 $1.03 
$654,601 $0.83 
$603,720 $0.77 

$8,309,549 $10.56 

$0 $0.00 
$4,883,948 $6.21 

$13,193,497 $16 76 

$13,638,494 $17.33 

$3,016,918 $3.83 
$902,997 $1.15 

$2,463,032 ~ 
$6,382,947 $8.11 

$7,255,547 $9.22 

14 Wall Street 
1912 

1,050,771 

Budget CY 2015 
Annual 
Amount PerSF 

$35,395,333 $33.69 
($3,140,854) ($2.99) 
$1,392,143 $1.32 

$153,953 $0.15 
$2,742,513 $2.61 

$609,434 $0.58 
$37,152,522 $35.36 

Gli2,323, 195l ~ 
$34,829,327 $33.15 

$2,169,441 $2.06 
$552,883 $0.53 

$4,810,590 $4.58 
$2,584,392 $2.46 
$1,504,854 $1.43 

$696 587 $0.66 
$12,318,747 $11. 72 

$0 $0.00 
$6,897,962 $6.56 

$19,216,709 $18.29 

$15,612,618 $14.86 

$8,353,117 $7.95 
$2,420,211 $2.30 

$160,474 $0.15 
$10,933,802 $10.41 

$4,678,816 $4.45 
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Property Name 26 Broadway 
Year Built 1923/1925 

Rentable Area 839,316 

Source Year Budget CY 2015 
Annual 
Amount Per SF 

POTENTIAL GROSS REVENUE 

Base Rental Revenue $21,065,755 $25.10 

Base Rent Abatements ($1,349,084) ($1.61) 

Real Estate Taxes $998,004 $1.19 

Operating Expenses $217,129 $0.26 
Tenant Electric $555,414 $0.66 

Miscellaneous Income $193,956 $0.23 

TOTAL POTENTIAL GROSS REVENUE $21,681,174 $25.83 

$0.00 

Vacancy and Collection Loss ($174,964} .($Q,.lli 

EFFECTIVE GROSS REVENUE $21,506,210 $25.62 

OPERATING EXPENSES 
Payroll and Cleaning $2,271,338 $2.71 

Casualty, Liability and Terrorism Insurance $397,899 $0.47 

Utilities $2,738,033 $3.26 

Repairs and Maintenance $628,029 $0.75 

General and Administrative $642,763 $0.77 

Management Fee $121,200 ,$Q..ll 
SUBTOTAL $6,799,262 $8.10 

Ground Rent $0 $0.00 

Real Estate Taxes $4,232,412 $5.04 

TOTAL EXPENSES $11,031,674 lliJ.i 

NET OPERATING INCOME $10,474,536 $12.48 

CAPITAL EXPENDITURES 
Tenant Improvements $3,063,096 $3.65 

Leasing Commissions $'159,816 $0.19 

Capital Reserves 1Q $0.00 

TOTAL CAPITAL EXPENDITURES $3,222,912 $3.84 

CASH FLOW BEFORE DEBT SERVICE $7,251,624 $8.64 
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120 Broadway 
1915 

2,050,348 

Budget CY 2013 
Annual 

Amount Per SF 

$67,938,128 $33.13 

($3,374,482) ($1.65) 

$2,340,815 $1.14 

$4,017,767 $1.96 
$5,492,599 $2.68 

$1,057,865 $0.52 

$77,472,692 $37.79 

1Q $0 00 
$77,472,692 $37.79 

$9,111,048 $4.44 

$1,186,529 $0.58 

$8,991,988 $4.39 

$3,884,027 $1.89 

$1,231,833 $0.60 

$1,936,817 $0.94 

$26,342,242 $12.85 

$850,000 $0.41 

$11,998,654 $5.85 

$39,190,896 lliJ.1 

$38,281,796 $18.67 

$16,164,133 $7.88 

$4,706,885 $2.30 

$491 902 $0.24 

$21,362,920 $10.42 

$16,918,876 $8.25 

233 Broadway 
1913 

793,076 

Budget CY 2015 
Annual 

Amount PerSF 

$29,487,475 $37.18 

($867,444) ($1.09) 

$1,999,654 $2.52 

$585,190 $0.74 
$1,713,357 $2.16 

$123,600 !Q.J.§ 
$33,041,832 $41.66 

1Q $0.00 
$33,041,832 $41.66 

$2,212,600 $2.79 

$297,692 $0.38 

$1,897,270 $2.39 

$2,757,574 $3.48 

$2,112,657 $2.66 

$660,837 $0.83 

$9,938,630 $12.53 

$0 $0.00 

$6,358,230 $8.02 

$16,296,860 $20.55 

$16,744,972 $21.11 

$1,674,217 $2.11 

$1,141,100 $1.44 

1Q $0.00 

$2,815,317 $3.55 

$13,929,655 $17.56 
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Property Name 
Year Built 

Rentable Area 

Source Year 

POTENTIAL GROSS REVENUE 
Base Rental Revenue 

Base Rent Abatements 

Real Estate Taxes 

Operating Expenses 

Tenant Electric 

Miscellaneous Income 

TOTAL POTENTIAL GROSS REVENUE 

Vacancy and Collection Loss 

EFFECTIVE GROSS REVENUE 

OPERATING EXPENSES 
Payroll and Cleaning 

CasLialty, Liability and Terrorism Insurance 

Utilities 

Repairs and Maintenance 

General and Administrative 

Management Fee 

SUBTOTAL 

Ground Rent 

Real Estate Taxes 

TOTAL EXPENSES 

NET OPERA TING INCOME 

CAPITAL EXPENDITURES 
Tenant Improvements 

Leasing Commissions 

Capital Reserves 

TOTAL CAPITAL EXPENDITURES 

CASH FLOW BEFORE DEBT SERVICE 

CONFIDENTIAL 

INCOME CAPITALIZATION APPROACH 131 

40 Wall Street (Subject) 
1930 

1,165,207 
Budget C&W Forecast 
CY2015 FY 2016 

Annual Annual 
Amount Per SF Amount .Per SF 

$29,217,210 $25.07 $40, 127,038 $34.44 
$0 $0.00 ($7,776,980) ($6.67) 

$461,100 $0.40 $408,493 $0.35 
$0 $0.00 $29,098 $0.02 

$1,728,000 $1.48 $1,728,000 $1.48 
$1,437,433 $1.23 $1,205,229 .um 

$32,843,743 $28.19 $35,720,878 $30.66 

lQ $0.00 ($357,209) !.$MD 
$32,843,743 $28.19 $35,363,669 $30.35 

$3,519,463 $3.02 $3,519,463 $3.02 
$876,846 $0.75 $876,846 $0.75 

$2,617,000 $2.25 $2,617,000 $2.25 
$2,621,000 $2.25 $2,621,000 $2.25 
$1,117,040 $0.96 $1,117,040 $0.96 

$100,000 $0.09 $349,562 $0.30 
$10,851,349 $9.31 $11,100,911 $9.53 

$1,653,000 $1.42 $1,650,000 $1.42 
$6,098,494 $5.23 $7,185,819 $6.17 

$18,602,843 $15.97 $19,936,730 lliJ.1 

$14,240,900 $12.22 $15,426,939 $13.24 

$0 $0.00 $1,610,520 $1,38 
$0 $0.00 $841,255 $0.72 
lQ $0.00 $116,521 $0 10 
$0 $0.00 $2,568,296 $2.20 

$14,240,900 $12.22 $12,858,643 $11.04 

Expense 
Com rabies 

Minimum Maximum 
Per SF PerSF 

$25.10 $37.18 
($2.99) ($1.09) 
$1.14 $2.52 
$0.00 $1.96 
$0.08 $2.68 
$0.16 $0.58 

$25.83 $41.66 

~ $0.00 
$25.62 $41.66 

$2.06 $4.44 
$0.38 $0.63 
$1.15 $4.58 
$0.75 $3.48 
$0.41 $2.66 
$0.14 $0.94 
$8.10 $12.85 

$0.00 $0.41 
$5.04 $8.02 

$13.14 $20.55 

$12.48 $21.52 

$2.11 $7.95 
$0.19 $2.30 
$0.00 $3.13 
$3.55 $10.42 

$4.45 $17.56 

CUSHMAN& 
WAKEFIELD., 

C&W_0009471 
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The six expense comparables reflect a range of $8.10 to $12.85 per square foot. These buildings have varying 
degrees of similarity with the subject property in terms of age, size, tenancy and quality. In our judgment, a 
reconciled expense figure of $9.53 per square foot is reasonable for the subject property considering its age, size 
and budgeted expense figures. 

NAME/ADDRESS YEAR BUILT NRA YEAR SURVEYED EXPENSES/SF 

100 Broadway 1897/1998 394,790 Budget CY 2014 $8.14 
61 Broadway 1917 786,975 Budget CY 2015 $10.56 
14 Wall Street 1912 1,050,771 Budget CY 2015 $11.72 
26 Broadway 1923/1925 839,316 Budget CY 2015 $8.10 
120 Broadway 1915 2,050,348 Budget CY 2013 $12.85 
233 Broadway 1913 793,076 Budget CY 2015 $12.53 
40 Wall Street (Subject) 1930 1,164,673 C&W Forecast FY 2015 $9.77 

EXPENSE GROWTH RATE 
Our cash flow projections assume that operating expenses and tenant improvement costs will grow at the rate of 
3.00 percent per year during the holding period. Real estate tax rates were grown at approximately 4.63 percent 
for years 1 through 5. Thereafter, we increased real estate taxes at 3.00 percent per year. 

RESERVES FOR REPLACEMENTS 
It is customary and prudent to deduct an annual sum from effective gross income to establish a reserve for 
replacing short-lived items throughout the building. These costs may include roof repair, HVAC upgrades and 
ADA compliance. Our calendar year 2016 projection of $116,521 or $0.10 per square foot of rentable area is a 
reasonable amount to cover the cost of capital expenditures over the course of the investment-holding period. 

CONFIDENTIAL 

CUSHMAN& 
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DISCOUNTED CASH FLOW ANALYSIS 
In the Discounted Cash Flow Method, we employed Argus for Windows software to model the income 
characteristics of the property and to make a variety of cash flow assumptions. We attempted to reflect the most 
likely investment assumptions of typical buyers and sellers in this particular market segment. The following table 
illustrates the assumptions used in the discounted cash flow analysis. 

MODELING ASSUMPTIONS 

Years in Forecast: 

Holding Period: 

Start Dates: 

Reversion Year: 

Vacancy & Collection Loss: 

Consumer Price Index (CPI): 

Expense Growth Rate: 

Rates of Return 

Discount Rate: 

Terminal Cap Rate: 

Reversionary Sales Cost: 

Indicated Value: 

CONFIDENTIAL 

20 years 

19 years 

June1,2015 

FY 2035 (20th fiscal year) 

1.00% (average; applied to all tenants) 

3.00% 

3.00% 

6.50% (see Discount Rate Analysis) 

5.25% (applied to reversion year net operating income) 

4.00% (includes brokerage, legal fees and estimated transfer taxes) 

$540,000,000 

CUSHMAN& 
WAKEFIELD., 

C& W _ 00094 73 
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40 WALL STREET 

LEASfNG 
ASSUMPTIONS 

Market Rent per Square 
Foot 

Market Rent 
Growth Rate: 

Lease Term (years): 

Free Rent (months) 

New Leases: 

Renewals: 

Downtime Between 
Leases (months): 

Renewal Probability: 

Capital Expenditures: 

Tenant Improvements 
($/SF) 

New Leases: 

Renewals: 

Leasing 
Commissions 

1 0 Year Leases: 

15 Year Leases: 

All Renewals: 

INCOME CAPITALIZATION APPROACH 134 

MAJOR OFFICE MfNOR OFFICE RETAIL TENANTS STORAGE 
TENANTS TENANTS TENANTS 

Floors 2-18 $45.00/sf; Floors 2-18 $45.00/sf; $650.00 (Wall Street Small}; $25.00/sf 
Floors 19-25 $4 7 .00/sf; Floors 19-25 $4 7 .00/sf; $75.00/sf (Wall Street Large); 
Floors 26-34 $50.00/sf; Floors 26-34 $50.00/sf; $75.00/sf (Pine Street); 
Floors 35-63 $52.00/sf Floors 35-63 $52.00/sf $250.00/sf (Lobby); 

$50.00/sf (Mezzanine); 
$25.00/sf (Basement) 

3.00% 3.00% 3.00% 3.00% 

15 10 10 10 

12 10 6 6 

6 5 3 3 

8 8 8 8 

Downtime between leases is prior to renewal probability of 65.00%; effective vacancy is 3 months. 

65.00% 

$50.00 

$25.00 

65.00% 

$40.00 

$20.00 

65.00% 

None 

None 

40.00% of first year's base rent including 125% override (paid in year one) 

52.50% of first year's base rent including 125% override (paid in year one) 

Typically half of new tenant commission. 

65.00% 

None 

None 

RENT ESCALATIONS & EXPENSE RECOVERIES ASSUMPTIONS 

Rent Steps and 
Escalations: 

Expense Recoveries: 

C 

For 10 and 15-year leases, 60-month step-ups of 10% are assumed. 

We have assumed that future leases in the subject property will be on a full service basis. Tenants will be 
responsible for a) real estate tax increases over a base tax year amount billed either monthly or semi­
annually; b} operating expense escalation billed monthly; and c) tenant electric on a rent inclusion basis 
of $3.00 per square foot billed monthly. 

PR T N 
On the following pages is our 20-year cash flow projection, which includes our 19-year holding period and 20-year 
reversionary year. The cash flow reflects the results of the Argus for Windows projection imported to Microsoft 
Excel. The cash flow exhibits a value matrix along with a matrix of rates of return over the projection period. 

CONFIDENTIAL 
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~ HIH 

!'l'l,246 

024,313 

$1l5/,559 

Yl,:IIR ;ro 
1::y lll,'lS 

$!SJ,81J 

S60B,J'17 

$204 320 

,l'I 66/,'\60 

S,J ,192, 167 
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The following graph depicts the forecasted change in both net income and net cash flow over the analysis period. 

S!i0000,000 ··.---------------------------------------, 

$45.000,00) -----------------------------

S!i,000.000 1-------------------------------------
so +---,------,----,------.-----,-----,----.-----.----,---..---,-----,----,------.-----,-----.----.-----,-------, 

l'Y 20'19 l'Y 2020 l'Y 2021 l'Y 2022 l'Y 2023 l'Y 202H'Y 2026 l'Y 2028 'FY 2027 'FY 2028 'FY 2029 'FY 2030 'FY 203·1 'FY 2032 'FY 2033 'FY 203( 'FY 2036 l'Y 2031!, l'Y 2037 

INVESTOR SURVEY TRENDS 
Historic trends in real estate investment help us understand the current and future direction of the market. 
Investors' return requirements are a benchmark by which real estate assets are bought and sold. 

The investment criteria derived from the improved property sales within the Sales Comparison Approach section 
of this report also lend support to national investor surveys of investment parameters. Following is a brief review 
of effective gross income multipliers, overall rates, forecasted holding periods, internal rates of return and terminal 
overall rates from several Downtown Manhattan office building sales. 

Price 
1 Jun •15 1 OD Wall Street $270,000,000 $522 3()4% 14 €LOO% 5 009/o 
? Mar-15 1 ?3 William St.reBI $253,000,000 $4f}4 ?.689-li 14 7.00% 5.00% 
3 Dec 14 32 Olcl Slip $675,000,000 $582 4.00% 14 6.00(Vo 5.00% 
4 Sep-14 180 Maiclen L.ane $470,000,000 $395 n/a 14 7 00°Al 5.50% 
5 Auq-14 Tl Waler Street $245,000,000 $387 7.68% 10 7.00% 5.50% 
6 AU(j 14 80 Broacl Strei,! $17 5, 000, 000 $42!) 3.74% 10 ll.!50% 5.00% 
7 AUfl 14 222 Broadway $502,000,000 $647 4.15% 11 7J)0% 500% 
8 May-14 (l1 Broadway $330, ()()(), 000 $419 44(l% 11 7.00% !) 00% 
g May-14 11 O Wllliam Street $2fl1, 100,000 $281 4.97% 11 7 00% 5 00% 
10 Mar14 388 390 Greenwich Street $1,585,000,000 $802 6.90% 10 7.00% 5.00% 
11 Mar-14 16D Waler Street $165,000,000 $338 4.213% 10 7.50% 5.00% 
12 f eb•14 b::i Broaclway $1bf,OOO,OOO $4:38 4.8/% 1 :3 8.00% b.b0'1/o 

• Compiled by Cwshman & Walff:field Valuation & Advisory 

It should be noted that the internal rate of return and terminal overall capitalization rate information reflected in the 
above chart was extracted from cash flows prepared by Cushman & Wakefield, Inc. from appraisals they 
prepared of these properties. This information is not provided in publications, but is a technique which only 
Cushman & Wakefield, Inc. employs in their analysis of New York City office building sales from an appraisal 
standpoint. The Cushman & Wakefield, Inc. internal rate of return and terminal overall capitalization rate 
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information are confirmed directly from the owners of the respective properties when the properties were 
appraised. 

In addition, the following graph shows the historic trends for the subject's asset class spanning a period of four 
years as reported in the PricewaterhouseCoopers Real Estate Investor Survey. 

OAI~ (8vtt1'8Q1!) S 83"4 5.15% 5 65"4 5 38"4 5 38% S 2S"4 5.23% S 25"4 4.96"4 4 92% 5 33"4 5.38% S 25"4 5.23"4 5 13% 5 04"4 

Tenrnn11l()AR(11v11rege) 650% 6.13% 6.08"4 608% 6.08% 604% 6.02% 6.02% 5.79')(, 5.73% 615% 6.17"4 6.08% 61:Je'l(, 5.95% 595% 

RR (everege) 7.83% 7.71% 7.67% 7.58% 7 SO% 7.4S% 7 .«1"4 7.50% 725')(, 7.'19% U("4 7 ◄S"4 7. ◄◄% 7 25')(, 6.98% 6.98% 

(;I) 
w 

i 

INVESTOR SURVEY HISTORICAL RESULTS 

-IRR 

!i.25% 

&00% .. 

5.75% · 

6.60% · 

626% 

600% 

.4.75"4 ··t--------------------------------------1 

2011 3011 4Q11 1012 20'12 3012 4Q'l2 '1013 2013 3013 4Q13 101<1 201<1 301<1 4014 1015 

ANALYSIS PERIOD 

Source: PwC Real Estele 11weator Survey 

As the chart illustrates, investment market conditions have shown considerable improvement over 2011 data. The 
(average) IRR requirements for Manhattan office properties have decreased quarterly from 2nd quarter 2010 
through first quarter 2015, with the reported IRR's improving over the past four years. During this time period IRR 
requirements (average) have declined by 85 basis points from 7.83 percent as of second quarter 2011 to the 
current level of 6.98 percent as of 1st quarter 2015. In the 4th quarter of 2013 we saw the first increase in IRR 
since 4th quarter of 2012; however, the average IRR declined 50 basis points from the first quarter 2014. 
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FINANCIAL ASSUMPTIONS 
The financial assumptions used in the Discount Cash Flow analysis are discussed in the following commentary. A 
terminal capitalization rate was used to develop an opinion of the market value of the property at the end of the 
assumed investment holding period. We based the estimate of property value at reversion on assumed resale at 
the end of Year 19, using our forecast of Year 20 net operating income. Our selection of holding period is to 
account the rent reset renewal in 2033, which has can have material impact on the subject's projected NOi. The 
reversion value was calculated by applying a capitalization rate of 5.25 percent to the fiscal year 2035 NOi and 
subtracting sales expenses of 4.00 percent before making deductions for leasing commissions, tenant 
improvement allowances and reserves for replacement. The net cash flows and the net reversion were 
discounted to net present value using a discount rate of 6.50 percent, the derivation of which is discussed below. 

TERMINAL CAPITALIZATION RATE SELECTION 
A terminal capitalization rate was used to estimate the market value of the property at the end of the assumed 
investment-holding period. We estimated an appropriate terminal rate based on indicated rates in today's market. 
PriceWaterhouseCoopers, Inc. periodically surveys national real estate investors to determine terminal 
capitalization rates considered acceptable by respondents. 

ltlD. 

1 100 Wall Street 
2 123 William Street 
3 32 Old Slip 
4 180 Maiden Lane 
5 77 Water Street 
6 80 Broa•d Street 
7 222 Broa•dway 
8 61 Broa•dway 
9 110 William Street 
10 388-390 Greenwi-ch Street 
11 160 Water Street 
12 55 Broa•dway 

STATISTICS 
Low 
High 
Median 
Averaqe 

capllallz.alDa 
Rn• 

5.00% 
5.00% 
5.00% 
5.50% 
5.50% 
5.00% 
5.00% 
5.00% 
5.00% 
5 00% 
5.00% 
5.50% 

5.00% 
5.50% 
5.00% 
5.13% 

• C-Ompi/N by Cushtr~n & WttJl"ttflttld VtJIL#!tlon & Advisc,ry 

In addition, PriceWaterhouseCoopers, Inc. periodically surveys national real estate investors to determine 
terminal capitalization rates considered acceptable by respondents. 
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IRBDp A!!f!P 
PwC First Quarter 2015 
PwC - Refers to Manhattan Office market regardleu of clan or occupancy 

The terminal capitalization rates derived from the improved property sales range from 5.00 to 6.00 percent. 
Investors typically add 50 to 250 basis points to the "going-in" rate to arrive at a terminal capitalization rate, 
according to Cushman & Wakefield's periodic investor surveys. 

The subject is encumbered by a ground lease. As stated, the subject's ground lease payments currently total 
$1,650,000 with subsequent set increases through 2032. In 2033 the lease payments are revalued to the greater 
of either; (a) 6.0% the then value of the land considered as vacant and unimproved but with the right to construct 
a 900,000 square foot office building with grade retail; or, (b) 85.0% of the then lease payments. In our selection 
of terminal capitalization rate, we have considered the future ground rent reset and applied a 50 base point 
premium associated with the ground rent reset risk. 

In consideration of the subject's location, below market contract rents, leasehold estate, future ground rent reset, 
significant roll over during the analysis period and expected increase in Downtown Manhattan market rents, we 
have applied a 5.25 percent terminal capitalization rate in our analysis. This rate is supported by the comparable 
sales and the investor surveys previously cited. 

DISCOUNT RATE ANALYSIS 
We estimated future cash flows, including property value at reversion, and discounted that income stream at an 
internal rate of return (yield rates) currently required by investors for similar-quality real property. The yield rate 
(internal rate of return or IRR) is the single rate that discounts all future equity benefits (cash flows and equity 
reversion) to an estimate of net present value. 

The investment criteria derived from the improved property sales within the Sales Comparison Approach section 
of this report also lend support to national investor surveys of investment parameters. 
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1 100 Wall Street 
2 123 William Streat 
3 32 01,d Slip 
4 180 Maiden Lane 
5 77 Water Streat 
6 80 Broad Street 
7 222 Broadway 
8 61 Broadway 
9 110 William Street 
10 368-390 Greenwich Street 
11 160 Water Street 
12 55 Broadway 

Low 
High 
Median 
Avera, e 

INCOME CAPITALIZATION APPROACH 

6.00% 
7.00% 
6.00% 
7.00% 
7.00% 
6.50% 
7.00% 
7.00% 
7.00% 
7.00% 
7.50% 
8.00% 

6.00% 
8.00% 
7.00% 
6.92% 

141 

• Compil«I by Cushman & Wakefield Valuation & Advioory 

The First Quarter 2015 PriceWaterhouseCoopers, Inc. survey indicates that investors considered acceptable 
internal rates of return within the following range: 

First OL1arter 2015 6.00% .. 9 00% 6.98% 

PwC - Refer• to Manhattan Office market regerdlesa of clau or occupancy 

The discount rates exhibited by improved sales were given more weight in our analysis, since they reflect current 
local market data of Manhattan office properties, and are more relevant than the broad Manhattan office investor 
surveys. The investment criteria derived from the improved property sales within the Sales Comparison Approach 
section of this report also lend support to national investor surveys of investment parameters. 

SUMMARY OF DISCOUNT RATE SELECTION 
Several sources of discount rate (internal rate of return) information were analyzed including Investor Survey 
data. The internal rates of return cited previously, by the PriceWaterhouseCoopers, Inc. survey, range from 6.00 
to 9.00 percent. Manhattan office building sales reflect internal rates of return ranging from 6.50 to 8.00 percent. 

In our selection of a discount rate for the subject property, we have examined mortgage rates available today. 
The interest rate for a 30-year fixed rate mortgage is currently below 5.00 percent. In addition, the current 
discount rate, or the interest rate charged by the Federal Reserve when banks borrow money of 0.75 percent is 
still near historic lows. 
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Therefore, taking into consideration 40 Wall Street's location, construction quality, tenant roster, leasing profile, 
ground lease payments, below market contract rents, significant rollover during the analysis period, and declining 
returns expected by investors in the current market in relation to other office properties, and location, we 
discounted the cash flows at 6.50 percent. Our discount rate selection is reasonable given the relative strength of 
the cash flow of the subject property, which is considered to be a prime quality asset. 

DISCOUNTED CASH FLOW SUMMARY 
Based upon the above, it is our opinion that an investor would require a discount rate in the range of 6.00 to 7.00 
percent with a terminal capitalization rate ranging from 4.75 to 5.75 percent. Accordingly, we have discounted the 
projected future pre-tax cash flows to be received by an equity investor in the subject property to a present value 
from 6.00 to 7.00 percent at 50 basis point intervals. Discounting these cash flows, over the range of yields and 
terminal rates that are now being required by participants in the market, for this type of real estate, places 
additional perspective upon our analysis. A valuation matrix for the subject property is presented below. 

'·°"' S.50I 
7.00I 

Tennlnal Capltallzadon RMal 
4.15'1 5.2511. 5.7Slt 

$605.000 $576.000 $553.000 
$566.000 $539,000 $518.000 
$530.000 $506.000 $486.000 

The value of the subject property varies with the discount rates and range of terminal capitalization rates from 
approximately $486,000,000 to $605,000,000, as rounded. Given consideration to all of the characteristics of the 
subject property previously discussed, we feel that a prudent investor would require a yield, which falls near the 
mid-point of the market range outlined above for this property. 

In view of the analysis presented, it is our opinion that the discounted cash flow analysis indicates a market value 
of $540,000,000, as rounded, for the subject property. The indices of investment generated through this indication 
of value are presented as follows. 

40 WALL STREET, NY, NY 

Terminal Capitalization Rate 

Equity Yield 

Price/SF of NRA 

5.25% 

6.50% 

$463.44 

DISCOUNTED CASH FLOW ANALYSIS AND DCF SUMMARY TABLE 
Based on the discount rate selected above, market value would be $540,000,000, rounded. The reversionary sale 
contributes 46.18 percent to this value estimate. The 19 year discounted cash flow summary table is presented 
on the following page. 
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NET DISCOUNT 
FISCAL CASH FACTOR@ 
YEAR FLOW lt&O"A. 

One $ 1 :>,858,(l4'.l X $ 
rwo $ 18,724,375 X """ $ 
n1ree $ 19,794,1/l'.l X """ $ 
Four $ ?.5, 111,757 X $ 
Five $ 27,6313,271 X $ 

$ 23,931,207 X = $ 
Sevk~n $ ?.0)1 X 0Jl4:l506 $ 
Fl[Jht $ X 0Jl04?31 $ 
Nine $ 32,726,348 X $ 
ren $ 37,230,831 X 0.532726 $ 
Fleven $ 7 X 0.fi00?1? $ 
·rwelve $ X 0469683 $ 
rI1111een $ 37,375,748 X 0441017 $ 
F·ouI1een $ 33,473,537 X 0.414100 $ 
Fifteen $ 34,661,611 X 0.388827 $ 
8Ixteen $ 44,820,143 X 0.:36f:i09b $ 
Seventeen $ 41,ob0,828 X 0.342813 $ 

$ 33,038,897 X 0.321890 $ 
$ 33,245,9(12 X (l:302244 $ 

Total Present Value of Cash Flows $ 

Reversion: 
Twenty $ 45,159,607 :::::: $ 

I .. J.?SS: Cost of Sale 4.00% $ 
I .. J.!SS: T.I an(j C(mlln. $ 
Net Heveri;i<m $ 
X Dii;count Factor 

Total Present Value of Reversion $ 

Total Present Value $ 

ROUNDED: $ 

Note: (1) Net Operating Income 
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Niit Rentable Ariia 
Per Square Foot An,a: 
Implicit Gomg.in Capitaliz.ation Rate: 
Year One NOi 12 Montlls ) 
Going In Cap l~ah, 

Gompounde(j Annual Growtl1 l~ate 
Conclucli,cl to l~eversIon: 

Compounded Annual Growth l~ate 
Net cash F'low: 

PRESENT 
VALUEOF 

CASHFLOWS 

1 :?,073,843 
16,508,519 

19,519,949 
20,172,644 
16,400,873 
1:l,007,??.B 
1:?,fl41,fl!l4 
113,507,399 
19,833,833 
1 fi)fil ,83:> 
14,838,284 
16,4133,331 
13,861,400 
13,477,354 
16,303,844 
14,2 f8,42b 
10,634,880 
10,048,387 

290,3b6,486 

860, 1B2,990 
34,407,:320 

1,4(33,130 
B24,312,!541 

o. :30.22.44 

249, 143,1.l84 

S'.l9,499,B70 

640,000,000 
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COMPOSl110N 
OF VELD 

'.l04% 
'.l6?.% 
3.74% 
3.04% 
?..41% 
?..:!4% 
3.44% 

2.50% 

1.97'Yo 
1 

ti3.82% 

n/a 

ANNUAL 
CASHON CASH 

RETURN 

5.12'1/o 
4.44% 

'.Ulfl% 

6.20% 
642% 
13.31 
f.12% 
6.12% 
fl1G% 
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DIRECT CAPITALIZATION VALUATION METHOD 
In the direct capitalization method, we estimated market value by dividing stabilized net operating income by an 
overall rate derived from our analyses of market sales and computed by dividing the net operating income from a 
sold property by its sale price. The overall capitalization rates derived from the improved property sales are 
between 2.68 and 7.68 percent. The overall capitalization rates derived from the most applicable improved 
property sales are shown below. 

No. Pro 

100 Wall Street 
2 123 William Street 
3 32 Old Slip 
4 180 Maiclen Lane 
5 Tl Water Street 
6 80 Broacl Stroot 
7 222 Broadway 
8 61 Broadway 
9 11 O William Stroot 
10 :388-390 Greenwich Stroot 
11 160 Water Stroot 
12 55 Broaclway 

8TATIIDCI 
L.ow 
lligl1 
M~~dian 
Av1~rac1H 
' Compiled l>y Cushman & Wakefield Valualton & Adv1so1y 

·Cllpltallzatlon 
Ram 

3.041Yo 
2.138°/o 
4.00% 

n/a 
7.68°/o 
3.74°/o 
4.15% 
4.46% 
4 .. 97% 
6.90% 
4 .. 28% 

4.87°/o 

2 .. t:l8% 
7.68% 
4 .. 28% 
4.62% 

Additional support can be drawn from the First Quarter 2015 PriceWaterhouseCoopers, Inc. overall capitalization 
rate survey: 

SUlf!!I 
PwC First Quarter 2015 3.75% - 800% 5.04% 

PwC ,_ Refers to Manhattan Office ITll!rket regardless of class or occupancy 

In the context of the direct capitalization method, a going-in rate of 4.25 percent is considered reasonable, 
compensating the typical buyer for the risk inherent in investing in this building, with consideration to the below 
market leases. We have applied the direct capitalization a summary of the direct capitalization method is shown 
below. 
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Indicated Value Based on Direct Capitalization of NOi 

NOi (PLUS YEAR ONE FREE RENn $23,203,919 $19.91 

Sensitivi Anal sis OAR S read 0.50% Value $/SF NRA 
Base,d on low-Range 3.75% $618.771,173 $531.04 
Based on Most Probable Range 4.25% $545.974.565 $468.56 
Base,d on Hi h-Ran e 4.75% $488.503.558 $419.24 

Indicated Value $545.974.565 $468.56 
Le11: Year One Fre-e Rent (~ I I } ~ 
Reconciled Value $538. 197. 565 $461.69 
Rounded $540.000.000 $463.44 

The year one going-in capitalization rate indicated in the discounted cash flow is 2.86 percent, which reflects the 
subject's below market leases. This rate is in line with going-in capitalization rates indicated by the improved 
sales. We have placed most weight on the discounted cash flow analysis with support drawn from the conclusion 
by direct capitalization. 

RECONCILIATION WITHIN INCOME CAPITALIZATION APPROACH 

Value Indicated by the Discounted Cash Flow Method: 

Value Indicated by the Direct Capitalization Method: 

$540,000,000 

$540,000,000 

We have placed most reliance on the Discounted Cash Flow Analysis Method. This method best reflects the 
income potential of the property. Therefore, our opinion of market value via the Income Capitalization Approach is 
as follows. 

Value Conclusion: $540,000,000 
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GO DARK VALUE 
We have also been asked by the Client to estimate the market value assuming the existing tenant has vacated 
the subject unit. The key assumption of this scenario, which is based upon the cash flow projection exhibited 
previously, is that the property is currently vacant and available for lease. With the exception of assuming the 
existing lease is terminated with the existing tenant and the vacant space is leased within 36 months, all other 
assumptions such as market rent, growth rate, rent concessions and credit loss remain the same as the "As Is" 
scenario. We have included a 15-year cash flow projection reflecting the assumptions used in this scenario, which 
assume a fiscal year analysis beginning January 1, 2015. 

Based upon the above, it is our opinion that an investor would require a discount rate in the range of 6.75 to 7.75 
percent with a terminal capitalization rate ranging from 4.75 to 5. 75 percent. Accordingly, we have discounted the 
projected future pre-tax cash flows to be received by an equity investor in the subject property to a present value 
from 6.75 to 7.75 percent at 50 basis point intervals. Discounting these cash flows, over the range of yields and 
terminal rates that are now being required by participants in the market, for this type of real estate, places 
additional perspective upon our analysis. A valuation matrix for the subject property is presented below. 

1.15'1 
1.251. 
7.7511 

Terminal Cap._llzatlon R-. 
4.751. 5.251. 5.751. 

$497.000 $470.000 $448,000 
$460.000 $435,000 $415.000 
$426.000 $403.000 $385.000 

The value of the subject property varies with the discount rates and range of terminal capitalization rates from 
approximately $385,000,000 to $497,000,000, as rounded. Given consideration to all of the characteristics of the 
subject property previously discussed, we feel that a prudent investor would require a yield, which falls near the 
mid-point of the market range outlined above for this property. 

In view of the analysis presented, it is our opinion that the discounted cash flow analysis indicates a market value 
of $440,000,0000, as rounded, for the subject property. The indices of investment generated through this 
indication of value are presented as follows. 
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Terminal Capitalization Rate 5.25% 

7.25% Equity Yield 

Price/SF of NRA $377.62 
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DISCOUNTED CASH FLOW ANALYSIS AND DCF SUMMARY TABLE 
HYPOTHETICAL GO-DARK VALUATION SCENARIO 
On the following pages is our 15-year cash flow projection, which includes our 19-year holding period and 20-year 
reversionary year. The cash flow reflects the results of the Argus for Windows projection imported to Microsoft 
Excel. The cash flow exhibits a value matrix along with a matrix of rates of return over the projection period. 

Based on the discount rate selected above, hypothetical "go dark" value would be $440,000,000 rounded. The 
reversionary sale contributes 53.94 percent to this value estimate. The 15 year discounted cash flow is presented 
on the following page. 
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YEAR 1 YEAR 2 YEAR l YEAR 4 YEAR 5 YEAR 6 YEAR 7 YEAR 8 Yf:AR 9 
l'Y2016 FY 2011 FY?Jlla FY 2019 FY 2020 l'YZO:t1 FY 2022 FY 2023 FY?JIZ4 

POTENTIAL GROSS INCOME 

0.l'M F\M(.11 Fi:~Vi!/ll.li~ Sl.lJillJ,8?.i:I :i ✓.GJ(H,N>:i $40, li>;i,l)l)J .>;i9,ili!4.fil)9 :ifi9,0:?1Ji?,) SG9,/8>:i,?09 $G1,0g4,%rl lJ/iJJiti4,1)?,i S(H,9?.iJ,9/l 

B.ii,i, Hor1tJ\b;.1tom,.mt1o 16 701.776 1116.929 774L($19 261 226L($'l0 495,120) 10 -10 10 10 10 

OASE RENTAL INCOME 19116053 ';i(l,774 621 '12Gl43777 148629389 169112'-623 169786 209 :liG1,5M,964 16366'<.1124 164,926 973 

l~Oi.11 e ;lt,ito; fo>:Vj $0 16)2!6 U6ll'l2 10041113 1·12:14,931 '11,630.960 1116'1664 12260.166 12,646.541 

Oper1ling !:::xp1n111 10 $60 241 S:l-HS58 1558313 $90/ 416 $1.L66 662 $163/'166 S2O18661 $2 411.31:\B 

T1n1nt Electnc $"1,728,000 llT79J!-40 JUl33 2315 :s1 eee 232 ,1~_ert1 l2,00J,22ll s2 oe3 322 $2 12~,222 $2,Hle,979 

TOTAL flEIMBURSEMENT REVENUE :i.1 neooo $1 9:29 31515 $2 4•~15.106 .u260.eea $4.M7 2e2 :£.1951 0715 $615152,1"2 $1!1,39"1548 S714B8:M 

Add. M1scoll.:rnoi:ius 1n,on10 $UOS,229 $1,2<il.3(l6 $1,27(1,~27 11.316906 '51,366A9S 11397.HII 11.439106 ·~ 1,482,279 II 5287'18 

POTENTIAL GFlOSS INCOME 119668609 Sil09711•3 16, 621,3111 166,IJ3'76 1;66696212 171 4411.851 173,6111.Sli 

L1l\l\rV,1l;,rn1; 11?. Coll\)1,:11011 Lot~ 
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NET Dl&C:OUNT 
FISCAL CASH FACTOR@ 
YEAR FLOW 7.26% 

One $ (34,54?,989) X 09:3?401 $ 
Two $ (38,364,330) X 0.869371 """ $ 
Three $ (?1,1;:>5,948) X 0.810fl03 """ $ 
Four $ :,;:>,fml,7'.lO X 0.755807 $ 
Five $ 40,229,056 X 0.704715 $ 
Six $ 40,760,265 X 0.657077 $ 
Seven $ 4;:>,6?.5,466 X 0.61?fl59 """ $ 
Eight $ 44,:ifi4, 139 X O.ff71 ?.44 $ 
Nine $ 45,840,416 X 0.5'.32628 $ 
Ten $ 45,926,793 X 0496623 """ $ 
Fleven $ 41,408,8:i7 X 0.4fl305?. $ 
Twelve $ ,1;:,, 188,759 X 0.431750 $ 
Thirteen $ 33,919,532 X 0402564 $ 
Fourteen $ 28,220,901 X 0 375351 """ $ 
Fifteen $ 53,331,568 X 0.349978 $ 
Sixteen $ 36,285,318 X 0.326320 $ 
Seventeen $ 10,169,3b6 X 0.304261 $ 
Eighteen $ 14,623,600 X 0.283693 """ $ 
Nineteen $ 46,988,807 X 0.204516 $ 

Total Present Value of Cash Flows $ 

Reversion: 
Twenty $ 48,549,898 ('I) I 5.25% $ 

Less: Cost of Sal(! @ 400% $ 
U.iss r.1 aml Cmrnn. $ 
Net Reversion $ 
X Discount Factor 

Total Present Value of Reversion $ 

Total Present Value $ 

ROUNDED: $ 

Net Rentable Area (SF): 
Per Square Foot of Net R1~ntable Area: 

Note: (1) Net Operating Income 

CONFIDENTIAL 

Implicit Ooing.in Cap1tahzation l~ate: 
Yi,ar One NOi ( 1 :? Months ) 
Going.In Cap Rate 

Compounded Annual Growth Rate 
ConcluclecJ to Ri,vernion: 

Cornpoundi,d Annual Orowth Rate 
Net cash Flow: 

PRESENT 
VALUE OF 

CASH FLOWS 

(3?,:107,915) 
(33,352,855) 
(17,1;:>4)53) 
17)54, 109 
28,350,018 
26,782,628 
?6, 114,8fl0 
?:i,4:i1)fll 
24,419,102 
22,8013,310 
19,174,451 
18,?14,999 
13,654,787 
10,592,749 
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11,840,611 
3,216,692 
4,148,613 

12,429,272 

200,4.91,844 

924,759,962 
36,!:l90,3!:l8 
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0 .264.5.1 ... 6 

2:l4,B28,89S 

435,320,739 

440,000,000 
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COMPOSITION 
OF YIELD 

7.40'¼, 
7.66% 
.'.Ul'.3% 
'.l96% 
o.51% 
6.15'Yo 
600% 
5.HfSt¾> 
5.61% 
5.24'1/o 
4.40% 
4.18% 
3.14% 
2.43'1/o 
4.29% 
2.(2% 
D.fb% 
0.95% 
2.86% 

46 06% 

10000% 

1,165,207 
$377.62 

($16,1'.le,8:31) 
.. .:)67% 

n/a 

ANNUAL 
CASHON CASH 

RETURN 

... ].94% 
./3.81% 
.485% 
5.?4% 
9.24% 
9.36% 
5H9% 

10.?3% 
10.53% 
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RECONCILIATION AND FINAL VALUE OPINION 

VALUATION METHODOLOGY REVIEW AND RECONCILIATION 
This appraisal employs the Sales Comparison Approach and the Income Capitalization Approach. Based on our 
analysis and knowledge of the subject property type and relevant investor profiles, it is our opinion that the Sales 
Comparison Approach and the Income Capitalization Approach would be considered meaningful and applicable 
in developing a credible value conclusion. The subject's age makes it difficult to accurately form an opinion of 
depreciation and tends to make the Cost Approach unreliable. Investors do not typically rely on the Cost 
Approach when purchasing a property such as the subject of this report. Therefore, we have not utilized the Cost 
Approach to develop an opinion of market value. 

The approaches indicated the following: 

Sales Comparison Approach: 

Income Capitalization Approach: 

$540,000,000 

$540,000,000 

The Sales Comparison Approach requires application of methods from the Income Capitalization Approach in 
order to make adjustments for differences in effective gross or net income that have influenced the sale price. 
Consideration of market data is also required for the Income Capitalization Approach in the selection of market 
rent and in the application of capitalization rates and discount rates, and estimation of income and expenses. 
Consequently, it is our opinion that purchasers and sellers intuitively consider components of the Sales 
Comparison Approach and the Income Capitalization Approach in the process of negotiating an acceptable price 
for a particular property. 

It is the Income Capitalization Approach, however, that is logically considered the most appropriate technique for 
estimating the value of income-producing property. Not only does this approach represent the most direct and 
accurate simulation of market behavior, it is the method explicitly employed by buyers and sellers in acquisition 
and disposition decisions. We have, therefore used an approach based primarily on projected income and 
expense as the foundation for our valuation of the subject property. 

Based on the agreed to Scope of Work, and as outlined in the report, we have developed the following opinion of 
market value: 

Appra IPremlle 
Market Vah.Je As-ls 
Hypothetical Value - Go Dark 

Compilt!d by Cushman & Wakefield. Inc. 

Value 
ANI ropet1J ...,_ 0.. Of Value Condualon 
Leasehold Estate 6/1/2015 $540.000.000 
Leasehol,d Estate 6t1/2015 $440.000.000 

EXPOSURE TIME AND MARKETING TIME 
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 subject property at the value concluded 
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within this report would have been approximately six (6) months. This assumes an active and professional 
marketing plan would have been employed by the current owner. 
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ASSUMPTIONS AND LIMITING CONDITIONS 
"Report" means the appraisal or consulting report and conclusions stated therein, to which these Assumptions and Limiting 
Conditions are annexed. 

"Property" means the subject of the Report. 

"C&W" means Cushman & Wakefield, Inc. or its subsidiary that issued the Report. 

"Appraiser(s)" means the employee(s) of C&W who prepared and signed the Report. 

The Report has been made subject to the following assumptions and limiting conditions: 

■ No opinion is intended to be expressed and no responsibility is assumed for the legal description or for any matters that 
are legal in nature or require legal expertise or specialized knowledge beyond that of a real estate appraiser. Title to the 
Property is assumed to be good and marketable and the Property is assumed to be free and clear of all liens unless 
otherwise stated. No survey of the Property was undertaken. 

■ The information contained in the Report or upon which the Report is based has been gathered from sources the Appraiser 
assumes to be reliable and accurate. The owner of the Property may have provided some of such information. Neither the 
Appraiser nor C&W shall be responsible for the accuracy or completeness of such information, including the correctness 
of estimates, opinions, dimensions, sketches, exhibits and factual matters. Any authorized user of the Report is obligated 
to bring to the attention of C&W any inaccuracies or errors that it believes are contained in the Report. 

■ The opinions are only as of the date stated in the Report. Changes since that date in external and market factors or in the 
Property itself can significantly affect the conclusions in the Report. 

■ The Report is to be used in whole and not in part. No part of the Report shall be used in conjunction with any other 
analyses. Publication of the Report or any portion thereof without the prior written consent of C&W is prohibited. 
Reference to the Appraisal Institute or to the MAI designation is prohibited. Except as may be otherwise stated in the 
letter of engagement, the Report may not be used by any person(s) other than the party(ies) to whom it is addressed or 
for purposes other than that for which it was prepared. No part of the Report shall be conveyed to the public through 
advertising, or used in any sales, promotion, offering or SEC material without C&W's prior written consent. Any authorized 
user(s) of this Report who provides a copy to, or permits reliance thereon by, any person or entity not authorized by C&W 
in writing to use or rely thereon, hereby agrees to indemnify and hold C&W, its affiliates and their respective shareholders, 
directors, officers and employees, harmless from and against all damages, expenses, claims and costs, including 
attorneys' fees, incurred in investigating and defending any claim arising from or in any way connected to the use of, or 
reliance upon, the Report by any such unauthorized person(s) or entity(ies). 

■ Except as may be otherwise stated in the letter of engagement, the Appraiser shall not be required to give testimony in 
any court or administrative proceeding relating to the Property or the Appraisal. 

■ The Report assumes (a) responsible ownership and competent management of the Property; (b) there are no hidden or 
unapparent conditions of the Property, subsoil or structures that render the Property more or less valuable (no 
responsibility is assumed for such conditions or for arranging for engineering studies that may be required to discover 
them); (c) full compliance with all applicable federal, state and local zoning and environmental regulations and laws, 
unless noncompliance is stated, defined and considered in the Report; and (d) all required licenses, certificates of 
occupancy and other governmental consents have been or can be obtained and renewed for any use on which the value 
opinion contained in the Report is based. 

■ The physical condition of the improvements considered by the Report is based on visual inspection by the Appraiser or 
other person identified in the Report. C&W assumes no responsibility for the soundness of structural components or for 
the condition of mechanical equipment, plumbing or electrical components. 

■ The forecasted potential gross income referred to in the Report may be based on lease summaries provided by the owner 
or third parties. The Report assumes no responsibility for the authenticity or completeness of lease information provided 
by others. C&W recommends that legal advice be obtained regarding the interpretation of lease provisions and the 
contractual rights of parties. 

■ The forecasts of income and expenses are not predictions of the future. Rather, they are the Appraiser's best opinions of 
current market thinking on future income and expenses. The Appraiser and C&W make no warranty or representation that 
these forecasts will materialize. The real estate market is constantly fluctuating and changing. It is not the Appraiser's task 
to predict or in any way warrant the conditions of a future real estate market; the Appraiser can only reflect what the 
investment community, as of the date of the Report, envisages for the future in terms of rental rates, expenses, and 
supply and demand. 
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■ Unless otherwise stated in the Report, the existence of potentially hazardous or toxic materials that may have been used 
in the construction or maintenance of the improvements or may be located at or about the Property was not considered in 
arriving at the opinion of value. These materials (such as formaldehyde foam insulation, asbestos insulation and other 
potentially hazardous materials) may adversely affect the value of the Property. The Appraisers are not qualified to detect 
such substances. C&W recommends that an environmental expert be employed to determine the impact of these matters 
on the opinion of value. 

■ Unless otherwise stated in the Report, compliance with the requirements of the Americans with Disabilities Act of 1990 
(ADA) has not been considered in arriving at 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 field be employed to determine the 
compliance of the Property with the requirements of the ADA and the impact of these matters on the opinion of value. 

■ 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 independent investment considerations and underwriting criteria, in its overall investment 
decision. Such lender or investor is specifically cautioned to understand all Extraordinary Assumptions and Hypothetical 
Conditions and the Assumptions and Limiting Conditions incorporated in this Report. 

■ In the event of a claim against C&W or its affiliates or their respective officers or employees or the Appraisers in 
connection with or in any way relating to this Report or this engagement, the maximum damages recoverable shall be the 
amount of the monies actually collected by C&W or its affiliates for this Report and under no circumstances shall any 
claim for consequential damages be made. 

■ If the Report is referred to or included in any offering material or prospectus, the Report shall be deemed referred to or 
included for informational purposes only and C&W, its employees and the Appraiser have no liability to such recipients. 
C&W disclaims any and all liability to any party other than the party that retained C&W to prepare the Report 

■ Any estimate of insurable value, if included within the agreed upon scope of work and presented within this report, is 
based upon figures derived from a national cost estimating service and is developed consistent with industry practices. 
However, actual local and regional construction costs may vary significantly from our estimate and individual insurance 
policies and underwriters have varied specifications, exclusions, and non-insurable items. As such, we strongly 
recommend that the Client obtain estimates from professionals experienced in establishing insurance coverage for 
replacing any structure. This analysis should not be relied upon to determine insurance coverage. Furthermore, we make 
no warranties regarding the accuracy of this estimate. 

■ By use of this Report each party that uses this Report agrees to be bound by all of the Assumptions and Limiting 
Conditions, Hypothetical Conditions and Extraordinary Assumptions stated herein. 
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IF I F L 
We certify that, to the best of our knowledge and belief: 

■ The statements of fact contained in this report are true and correct. 

■ The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 
conditions, and are our personal, impartial, and unbiased professional analyses, opinions, and conclusions. 

■ We have no present or prospective interest in the property that is the subject of this report, and no personal 
interest with respect to the parties involved. 

■ We have no bias with respect to the property that is the subject of this report or to the parties involved with 
this assignment. 

■ Our engagement in this assignment was not contingent upon developing or reporting predetermined results. 

■ Our compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined 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 Practice. 

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

■ Douglas H. Larson, MAI, and Naoum M. Papagianopoulos, MAI did make a personal inspection of the 
property that is the subject of this report. Robert S. Nardella, MAI, MRICS did not make a personal inspection 
of the property that is the subject of this report. 

■ We have performed prior services involving the subject property within the three-year period immediately 
preceding the acceptance of the assignment. 

■ The services include(s) a previous appraisal, one time within the prior three-year period immediately 
preceding the acceptance of the assignment. 

■ The following individuals provided significant real property assistance in preparing this appraisal: 
Michael J. Malinowski II, MAI, and Kurt Clauss. 

■ As of the date of this report, Robert S. Nardella, MAI, MRICS, Douglas H. Larson, MAI, Naoum M. 
Papagianopoulos, MAI, and Michael J. Malinowski 11, MAI, have completed the continuing education program 
for Designated Members of the Appraisal Institute. 
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■ Our analyses, opinions, or conclusions were developed and this report has been prepared in conformity with 
the requirements of the State of New York for State-certified appraisers. 

Douglas H.· Larson 
Executive Director 
New York Certified General Appraiser 
License No. 46000039300 
douglas.larson@cushwake.com 
(212) 841-5051 Office Direct 
(212) 479-1838 Fax 

Robert S. Nardella, MAI, MRICS 
Executive Managing Director - Area Leader 
New York Certified General Appraiser 
License No. 46000004620 
robert.nardella@cushwake.com 
(212) 841-5048 Office Direct 
(212) 479-1878 Fax 

CONFIDENTIAL 

Naoum M. Papagianopoulos, MAI 
Senior Director 
New York Certified General Appraiser 
License No. 46000048506 
michael.papagianopoulos@cushwake.com 
(212) 841-7694 Office Direct 
(212) 4 79-1887 Fax 
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L Fl 
The following definitions of pertinent terms are taken from The Dictionary of Real Estate Appraisal, Fifth Edition (2010), published by the Appraisal Institute, as well 
as other sources. 

AS IS MARKET VALUE 
The estimate of the market value of real property in its current physical condition, use, and zoning as of the appraisal date. (Proposed lnteragency Appraisal and 
Evaluation Guidelines, OCC-4810<1'.l-P 20%) 

CASH EQUIVALENCY 
An analytical process in wt1ich the sale price of a transaction with nonmarket financing or financin(J with unusual conditions or incentives is converted into a price 
expressed in terms of cash. 

EXPOSURE TIME 
1. The time a property remains on the market. 2. The estimated length of time the property interest being appraised would have been offered on the market prior to 

the hypothetical consummation of a sale at market value on the effective date of the appraisal; a retrospective estimate based on an analysis of past events 
assuming a competitive and open market. See also marketin\J time. 

EXTRAORDINARY ASSUMPTION 
An assumption, directly related to a specific assignment, as of the effective date of the assignment results, which, if found to be false, could alter the appraiser's 
opinions or conclusions. 

Comment: Extraordinary assumptions presume as fact otherwise uncertain information about physical, legal, or economic characteristics of the subject property; 
or about conditions external to the property, such as market conditions or trends; or about the integrity of data used in an analysis .. 

HYPOTHETICAL CONDITIONS 
A condition, directly related to a specific assignment, which is contrary to what is known by the appraiser to exist on the effective date of the assignment results, 
but is used for the purpose of analysis. 

Comment: Hypothetical conditions are contrary to known facts about physical, legal, or economic characteristics of the subject property; or about conditions 
external to the property, such as market conditions or trends; or about the integrity of data used in an analysis. 

INSURABLE VALUE 
A type of value for insurance purposes. 

INTENDED USE 
The use or uses of an appraiser's reported appraisal, appraisal review, or appraisal consulting assignment opinions and conclusions, as identified by the appraiser 
based on communication with the client at the time of the assignment. 

INTENDED USER 
The client and any other party as identified, by name or type, as users of the appraisal, appraisal review, or appraisal consulting report by the appraiser on tt,e 
basis of communication witt1 tt,e client at the time of the assignment. 

LEASED FEE INTEREST 
A freehold (ownership interest) where the possessory interest has been granted to another party by creation of a contrnctual landlord-tenant relationst1ip (i.e., a 
lease). 

MARKET RENT 
The most probable rent that a property should bring in a competitive and open market reflecting all conditions and restrictions of the lease agreement, including 
permitted uses, use restrictions, expense obligations, term, concessions, renewal and purchase options, and tenant improvements (Tis). 

MARKET VALUE 
As defined in the Agencies' appraisal regulations, the most probable price which a property should bring in a competitive and open market under all conditions 
requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus. 

Implicit in tt1is definition are the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions wt,ereby: 

a) Buyer and seller are typically motivated; 

b) Both parties are well informed or well advised, and acting in what they consider their own best interests; 

c) A reasonable time is allowed for exposure in the open market; 

d) Payment is made in terms of cash in U.S. dollars or in terrns of financial arrangements comparable thereto; and 
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e) The price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions granted by anyone 
associated with the sale. 1 

MARKETING TIME 
An opinion of tt,e amount of time it might take to sell cl real or personal property interest at the concluded market value level during the period immediately after the 
effective date of an appraisal. Marketing time differs from exposure time, which is always presumed to precede the effective date of an appraisal. (Advisory 
Opinion 7 of the Appraisal Standards Board of The Appraisal Foundation and Statement on Appraisal Standards No. 6, "Reasonable Exposure Time in Real 
Property and Personal Property Market Value Opinions" address the determination of reasonable exposure and marketing time.) See also exposure time. 

PROSPECTIVE OPINION OF VALUE 
A value opinion effective as of a specified future date. The term does not define a type of value. Instead, it identifies a value opinion as being effective at some 
specific future date. An opinion of value as of a prospective date is frequently sought in connection with projects that are proposed, under construction, or under 
conversion to a new use, or those that have not yet achieved sellout or a stabilized level of long-term occupancy. 

PROSPECTIVE VALUE UPON REACHING STABILIZED OCCUPANCY 
The value of a property as of a point in time when all improvements have been physically constructed and the property has been leased to its optimum level of 
long-term occupancy. At such point, all capital outlays for tenant improvements, leasing commissions, marketing costs and other carrying charges are assumed to 
have been incurred. 

SPECIAL, UNUSUAL, OR EXTRAORDINARY ASSUMPTIONS 
Before completing the acquisition of a property, a prudent purchaser in the market typically exercises due diligence by making customary enquiries about the 
property. It is normal for a Valuer to make assumptions as to the most likely outcome of this due diligence process and to rely on actual information regarding such 
matters as provided by the client. Special, unusual, or extraordinary assumptions may be any additional assumptions relating to matters covered in the due 
diligence process, or may relate to other issues, such as u,e identity of the purchaser, the physical state of the property, the presence of environmental pollutants 
(e.(J., ground water contamination), or the ability to redevelop the property. 
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George J, Rago, MAI 
Executive Managing Olrector 

April 29, 2015 

Mr. Michael Scarola 
Managing-Director 

Ladder Capital Finance LLC 
345 Park Avenue, 8th Floor 
New York, NY 10154 

Re: 40 Wall Street 
New York, NY 

Dear Mike: 

111111-- CUSHMAN & 
•J&• WAKEFIELD® 

Cushman & Wakefield, Inc. 
1290 Avenue of the Americas, 9th Floor 
New York, NY 10104 
212-841•7851 Tel 
george.rllgo@cushwake.com 

Thank you for requesting our proposal for appraisal services. This proposal letter (together with the 
Terms and Conditions attached hereto and made a part hereof, the "Proposal") will become, upon your 
acceptance, our letter of engagement to provide the services outlined herein. 

I. PROBLEM IDENTIFICATION 

The Parties To This Agreement: 

Intended Users: 

CONFIDENTIAL 

TERMS OF ENGAGEMENT 

The undersigned Cushman & Wakefield affiliated company 
and/or its designated affiliate or subsidiary ("C&W') and 
Ladder Capital Finance LLC (herein at times referred to as 
"Client"). 

C&W acknowledges that the services performed hereunder 
are in connection with a loan to be made by Client in 
reliance on the report produced hereunder, which loan 
shall be secured by e mortgage on the referenced 
property. Other than the entlties mentioned below, the 
Client agrees that there are no other Intended Users. The 
appraisal may not be distributed or relied upon by any 
other persons or entities, Lmless mentioned in the reliance 
language below: 

This report has been prepared to assist in the 
determination of whether to make a loan or loans 
evidenced by a note or notes (the "Notes") secured by the 
property referred to in the report or by a pledge of the 
equity interests ln the borrower by providing a value for the 
property as of the effective date(s) of value. With no prior 
approval, this report may be relied upon by (i) Ladder 
Capital Finance LLC, its employees, agents, servicers, 
legal counsel, cowlenders, loan syndication participants, 
successors end/or assigns and affiliates, (ii) the trustee of 
a trust created in connection with a securitization which 
includes any of the Notes or an interest therein, (iii) any 
purchaser or assignee of the Notes or an interest therein in 
determining whether to acquire the Notes or an interest 
therein, (iv) any rating agency involved in rating securities 
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Intended Use: 

which represent a beneficial ownership interest in a trust 
fund that consists of mortgage loans or mezzanine loans 
including any of the Notes or an interest therein, (v) any 
investors purchasing securities issued by a trust or 
otherwise purchasing a loan with an ownership interest, 
either directly or indirectly, in the Notes, and (vi) any bank, 
financial institution or other company or firm providing any 
financing for which the Notes, or any interest therein, are 
the collateral for such financing, and their respective 
successors and/or assigns. This report may be used in 
connection with the offering materials for sale of the Notes, 
or an interest in the Notes, and in presentations to any 
rating agency, investors or lenders and Cushman & 
Wakefield, Inc. agrees to cooperate in answering questions 
by any of the above parties in connection with a 
securitization, sale or other transaction involving the Notes, 
or any portion thereof, and/or such securities. 

For the purpose of evaluating potential financing. 

Type of Opinion and Rights Market Value of the Leased Fee Interest "As Is" and 
Appraised: Prospective Value Upon Stabilized Occupancy, if 

applicable 

Date Of Value: Date of Inspection (As ls) 
Projected Date of Stabilized Occupancy, if applicable 

Subject of the Assignment and The property is a 70 story office building built in 1930 
Relevant Characteristics: containing approximately 1 million SF. 

Assignment Conditions: We will incorporate any Extraordinary Assumptions or 
Hypothetical Conditions that are appropriate. 

11. ANTICIPATED SCOPE OF WORK 

USPAP Compliance: 

General Scope of Work: 

Ill. REPORTING ANO 
DISCLOSURE 

CONFIDENTIAL 

C&W will develop the appraisal in accordance with 
FIRREA, USPAP, the Code of Ethics and Certification 
Standards of the Appraisal Institute, and applicable 
Supplemental Standards. 
Inspect the Property to the extent necessary to adequately 
identify the real estate. 
Research relevant market data, in terms of quantity, 
quality, and geographic comparability, to the extent 
necessary to produce credible appraisal results. 
Consider and develop those approaches relevant and 
applicable to the appraisal problem. We anticipate 
developing the following valuation approaches. 

• Income Capitalization Approach 
• Sales Comparison Approach 

We will include an estimate of Insurable Value and 
Land Value. 
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Scope of Work Disclosure: 

Reporting Option: 

IV. FEE, EXPENSES AND OTHER 
TERMS OF ENGAGEMENT 

Fee: 

Additional Expenses: 

Retainer: 

Report Copies: 

Start Date: 

Acceptance Date: 

Delivery: 

Changes to Agreement: 

CONFIDENTIAL 

The anticipated or actual Scope of Work will be stated 
within the report. 

The report will be communicated in an Appraisal Report as 
defined by USPAP 2014 (same as 2013 USPAP Self 
Contained report format). 

Appraisal Report~ Former Self Contained Style Report 

$25,000 

• Describes the real estate and/or personal 
property that is the subject of the appraisal, 
including physical, economic, and other 
characteristics that are relevant 

• States the type and definition of value and its 
source 

, Describes the Scope of Work used to develop 
the appraisal 

• Describes the information analyzed, the 
appraisal methods used, and the reasoning 
supporting the analyses and opinions; explains 
the exclusion of any valuation approaches 

• States the use of the property as of the 
valuation date 

• Describes the rationale for the Highest and 
Best Use opinion (if included) 

All invoices are due upon receipt. The client shall be solely 
responsible for C&W's fees. Acknowledgement of this 
obligation is made by the countersignature to this Proposal 
by an authorized representative. 

Fee quoted is inclusive of expenses related to the 
·preparation of the report. 

A retainer is not required for this assignment in order to 
commence work. 

The final report w111 be dellvered electronically. Up to three 
(3) hard copies will be provided. 

The appraisal process will initiate upon receipt of signed 
agreement and the receipt of the property specific data. 

This Proposal is subject to withdrawal if the engagement 
· letter is not executed within four (4) business days. 

3 weeks from receipt of signed engagement letter. 

The identity of the Client, Intended Users or Intended Use; 
the Date of Value; Type of Value or Interest Appraised; or 
Property appraised cannot be changed without a new 
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Prior Services Disclosure: 

Conflicts of Interest: 

Further Conditions of 
Engagement 

CONFIDENTIAL 

agreement. 

The engaging or principal appraiser has not provided 
services regarding the subject property within the prior 
three years. 

C&W adheres to a strict internal conflict of interest policy. If 
we discover in the preparation of our appraisal a conflict 
with this assignment we reserve the right to withdraw from 
the assignment without penalty. 

The Conditions of Engagement attached hereto are 
incorporated herein and are part of this letter of 
engagement. 
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Thank you for calllng on us to render these services and we look forward to working with you. 

Sincerely, 
CUSHMAN & WAKEFIELD, INC. 

dt.~?!:r,;;;=-------
Executive Managing Director 

AGREED: 
CLIENT: LADDER CAPITAL FINANCE LLC 

By: 

Title: _________ M_a_n_,aging Director 

E-mail Address/Phone No.: michael. scarola@laddercapital.com 

212-715-3179 

CONFIDENTIAL 

Date: 
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Information Needed to Complete the Assignment 

We understand that you or your borrower will provide all the information needed to complete this 
assignment. 
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CONDITIONS OF ENGAGEMENT 

1) The Client and any Intended Users should consider the appraisal as only one factor together with its Independent Investment 
considerations and underwrltlng criteria In Its overall Investment decision. The appraisal cannot be used by any party or for any 
purpose other than as specified in this engagement letter, 

2) Federal banking regulations require banks and savings and loan associations to employ appraisers where a FIRREA compliant 
appraisal must be used In connection with mortgage loans or other transactions involving federally regulated lending Institutions, 
Including mortgage bankers/brokers. Because of that requirement, this appraisal, If ordered independent of a flnanclal Institution or 
agent, may not be accepted by a federally regulated financial lnstitutlon. 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 Institute. 

3) The appraisal report will be subject to C&Ws standard Assumptions and Limiting Condilions, which will be incorporated Into the 
appraisal. All users of the appraisal report are specifically cautioned to understand any Extraordinary Assumptions and Hypothetical 
Conditions which may be employed by C&W and incorporated Into the appraisal. 

4) In the event the Client provides a copy of this appraisal to, or permits reliance thereon by, any person or entity not an ln1ended User at 
the time of the assignment and authorized by C&W in writing to use or rely thereon, Client will Indemnify and hold C&W, its affillates 
and the respective shareholders, directors, officers and employees, harmless from and against all damages, expenses, claims and 
costs, including attorney's fees, incurred In Investigating and defending any claim arising from or In any way connected to the use of, or 
reliance upon, the appraisal by any such unauthorized person or entity. 

5) The balance of the fee for the appraisal will be due upon delivery of the final report or In 30 days of the draft submission, whichever Is 
sooner. Payment of the fee is not contingent on the appraised value, outcome of the consultation report, a loan closing, or any other 
prearranged condition. C&W will continue to work with Client to address any questions or comments within the draft report, make any 
reasonably requested revisions, and produce a final report at the request of the Client. In the event Client requests additional services 
beyond the purpose stated in the Agreement, Client agrees to pay an additional charge for such services, plus reimbursement of 
expenses. It Is understood that the Client has the right to cancel this assignment at any time prior to delivery of the completed report. 
In such event, the Client Is obligated only for the pro-rated share of the fee based upon the work completed and expenses Incurred. 

6) If C&W or any of Its affiliates or any of their respective employees receives a subpoena or other judicial command to produce 
documents or to provide testimony Involving this assignment In connection with a lawsuit or proceeding, C&W will use reasonable 
efforts to notify the Client of our receipt of same. However, If C&W or any of Its affiliates are not a party to these proceedings, Client 
agrees to compensate C&W or its affiliate for the professional time and reimburse C&W or its affiliate for the actual expense that It 
Incurs In responding to any such subpoena or Judicial command, Including attorneys' fees, if any, as they are Incurred. C&W or its 
affiliate will be compensated at the then prevailing hourly rates of the personnel responding to the subpoena or command for testimony. 

7) Sy signing this agreement Client expressly agrees that Its sole and exclusive remedy for any and all losses or damages brought 
against C&W by the Client or any Intended User relating to this agreement or the appraisal shall limited to ten times the fees collected 
under the terms of this assignment. Under no circumstances shall any claim for consequential damages be made. 

8) It Is acknowledged that any opinions and conclusions expressed by the professionals of C&W or Its affiliates during this assignment are 
representations made as employees and not as Individuals. C&Ws or Its afflllate's responsibility is llmlted to the Client and all the 
parties cited In the Intended Users section of this letter (Pages 1 and 2). C&W Is not liable to any other parties. 

9) The fees and expenses shall be due C&W as agreed in this letter. It It becomes necessary to place collection of the fees and expenses 
due C&W in the hands of a collection agent and/or an attorney (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. 

10) At Its sole cost and expense, C&W shall obtain and maintain Insurance (Including worker's compensation and employer's liablllty 
Insurance, general liability insurance, auto Insurance and professional liab11lty insurance), at all times during the term of this agreement, 
In such amounts, covering such risks and liabilities, as are in accordance with normal Industry practice, provided, however, that the 
minimum limits shall be at least $2,000,000 for each Insurance policy. except for the professional llablllty insurance, the carrier for 
which Is not rated, all insurance policies shall be written by an Insurer rated not less than "A X" or better by AM Best & Company, 
unless otherwise agreed to in writing by Client. Except for the professional liablllty Insurance, the insurance policies shall name Client 
and Its successors and/or assigns, as their interests may appear, as an additional Insured and shall be non-cancelable. Prior to 
cancellation of an insurance policy, C&W shall arrange for Issuance of a replacement policy. Certificates evidencing all of said 
Insurance shall be delivered to Client, if requested by Client in writing, 

11) If the appraisal Is referred to or included in any offering material or prospectus, the appraisal shall be deemed referred to or Included for 
Informational purposes only and C&W and Its employees have no liability to such recipients, unless they are Intended Users. C&W 
disclaims any and all llablllty to any party other than the party which retained C&W to prepare the appraisal and the Intended Users. 

12) W1th respect to data provided by Cllen1, C&W shall not violate the confidential nature of the appraiser-client relationship by Improperly 
disclosing any confidential information furnished to C&W. All information obtained from the Client during the course of this engagement 
shall be kept strictly confidential and not disclosed to any third parties other than an Intended User without the prior wrltten consent of 
Client. All initial and final reports shall be labeled: PRIVILEGED AND CONFIDENTIAL. For purposes of these Terms and Conditions, 
the confidentiality obligations hereunder shall not apply to information that : (a) Is or becomes publicly available other than through the 
violation of this confidentiality agreement by C&W; (b) Is lawfully obtained by C&W from a third party that, to C&Ws actual knowledge, 
was not under an obligation of confidence; (c) Is In C&Ws possession prior to Its disclosure by Client; (d) Is developed by C&W 
independently of Client's disclosure; or (e) Is approved for release In writing by Client. Notwithstanding the foregoing, the appraisal 
and/or work product or report and that portion of the information relied upon in forming the valuation opinion or the work product or 
report Is required to be retained in an appraiser's file by the Appraisal lnstltute's Standards of Professional Appraisal Practice and the 
Uniform Standards of Professional Appraisal Practice of The Appraisal Standards Board of The Appraisal Foundation. It Is understood 
and agreed that such appraisal, work product and information Is subject to possible disclosure to a duly authorized professional peer 
review committee of the Appraisal Institute, or to a state enforcement or regulatory agency, pursuant to a professional audit or 
investigation. 

13) No modification of this Proposal shall be binding upon the parties hereto, unless the same Is ln writing and signed by both parties. The 
Proposal shall be governed by the laws of New York and shall not be recorded by C&W. Any recordatlon or attempted recordation of 
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TERMS AND CONDITIONS 

this Proposal by C&W shall be void and constitute an event of default. Nothing in this Proposal shall be deemed to grant to C&W a 
stake or real property interest ln the same. Interpretation of this Proposal and the resolution of any dispute arising hereunder shall be 
resolved in accordance with the laws of the State of New York and the parties hereby consent to conduct any proceeding Instituted by 
Client or C&W in the City of New York and submlt to the jurisdiction of the State of New York for all purposes relating to this Proposal. 
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At the Client's request, we have provided an insurable value estimate. The estimate is based on figures derived 
from the Marshall and Swift (M&S) Commercial Cost Explorer and is developed consistent with industry practices. 
However, actual local and regional construction costs may vary significantly from our estimate and individual 
insurance policies and underwriters have varied specifications, exclusions, and non-insurable items. As such, we 
strongly recommend that the Client obtain estimates from professionals experienced in establishing insurance 
coverage for replacing any structure. This analysis should not be relied upon to determine insurance coverage. 
Furthermore, we make no warranties regarding the accuracy of this estimate. 

Insurable Value is directly related to the portion of the real estate that is covered under the asset's insurance 
policy. We have based this opinion on the building's Replacement Cost New (RCN) which has no direct 
correlation with its actual market value. 

We developed an opinion of RCN using the Calculator Method developed by Marshall & Swift tempered by our 
experience with similar property types in the City. 

The RCN is the total construction cost of a new building with the same specifications and utility as the building 
being appraised, but built using modern technology, materials, standards and design. For insurance purposes, 
RCN includes all direct costs necessary to construct the building improvements. Items that are not considered 
include land value, site improvements, indirect costs, depreciation and entrepreneurial profit. To develop an 
opinion of insurable value, exclusions for below-grade foundations and architectural fees must be deducted from 
RCN. 

Our estimate of insurable value is based upon figures derived from a national cost estimating service and is 
developed consistent with industry practices. However, actual local and regional construction costs may vary 
significantly from our estimate and individual insurance policies and underwriters have varied specifications, 
exclusions, and non-insurable items. As such, we strongly recommend that the Client obtains estimates 
from professionals experienced in establishing insurance coverage for replacing any structure. This 
analysis should not be relied upon to determine insurance coverage. Furthermore, we make no 
warranties regarding the accuracy of this estimate. 
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Please refer to the following chart for opinion of insurable value, which includes exclusions for below-grade 
foundations and architectural fees deducted from replacement cost new. 

IBAStC ASSUMPTtONS & IAB~LACEl-ENT COST PAIAA..ETERS 
Insurable Value Type: 
Replacement Cost ~Jew Source: 
Improvement Type: 
Improvement Cius: 
Improvement Quality: 

Replacement Cost New (RCN) 
Buildin-g lmproverne11ts 

Base Cost 
HVAC 
Sprinklers 
Subtotal 

Multipliers 
Current Cost 
Local Area 
Perimeter 
Buildi11g Height 
Congestio11/Complex 
Product of Multipliers 

Insurable Value A. 11 
Marshall Valuation SeNice 
Office Section: 
A Page: 
Excellent Date: 

AEPLACIEllENT C10ST ANALYSIS 
GBA (SF) $/GBA 

1.061.266 $256.40 
$16.35 
$2.45 

$27520 

1.040 
1440 
1.000 
1.267 
1.200 

Adjusted Replacement Cost New (RCN) 

Less: Insurance Exclusions 
Foundations Below Grade 
Piping Below Grade (Negligible) 
Architect Fees 

IINSURABIJE VALUE SU■IIARY 

-5.00% 
0.00% 

-5 00% 

15 
17 

Nov-13 

Sub-Total 

$272.108.602 
$17.351.699 
$2,600.102 

$292.060.403 

X 2.277 
$665.007.239 $6.26.62 

Total lnswance Exclusion AdjL1stment -10 00% __ ~($_6_6._50_0_. 7_24_) ___ _ 

Insurable Value (Subject Property) 
Rounded 
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IMPROVED SALE COMPARABLE -1 

100 Wall Street 
New York City NY 10005 
MSA: New York 
New York (Manhattan) County 

Property Type: 
Property Subtype: 
ID: 
APN: 

Office 
N/A 
315242 
N/A 

PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (SqFt): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per SqFt: 
Value Interest: 
Grantor: 
Grantee: 
Condition of Sale: 

0.51 
22,399 

517,031 
517,031 

1969 
2014 

N/A 
N/A 

In-Contract 
6/2015 

$270,000,000 
$522.21 

N/A 
Savanna Partners 

Cornerstone Real Estate Advisors 
N/A 

VERIFICATION COMMENTS 

N/A 

COMMENTS 

Number of Buildings: 
Number of Stories: 
Class: 
Number of Parking Spaces: 
Parking Ratio: 
Tenancy Type: 

OAR: 
NOi: 
NOi per SqFt: 
Occupancy: 
Expense Ratio: 
EGIM: 
Buying Entity: 

29 
A 

N/A 
N/A 
N/A 

3.04% 
$8,208,000 

$15.88 
95.00% 

N/A 
N/A 
N/A 

Sale of a Class A office building on the corner of Wall Street and Water Street that is leased to 50 tenants. The three largest tenants 
include Harris Beach PLLC, Lester Schwab and US Bank National Association. The average office contract is $38.46 per square, 
approximately 20 percent below market. An approximate $24.7 million in capital improvements have been spent in the past four 
years; which included common areas, HVAC, building systems, and the relocation of the electrical switchgear to the 2nd floor. 
Savanna Partners acquired 100 Wall Street by foreclosing on a mortgage note of $117,399,060 from Lehman Brothers Holdings, Inc. 
in May 2011. In addition at the time, Savanna acquired the junior debt positions to the first mortgage. 

VALUATION & ADVISORY 
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PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (SqFt): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per SqFt: 
Value Interest: 
Grantor: 
Grantee: 
Condition of Sale: 

VERIFICATION COMMENTS 

N/A 

COMMENTS 

IMPROVED SALE COMPARABLE - 2 

123 William Street 
New York City NY 10038 
MSA: N/A 

Property Type: 
Property Subtype: 

Office 
N/A 
306393 
N/A 

ID: 
APN: 

0.49 
21,242 

545,301 
545,301 

1957 
2015 

N/A 
N/A 

In-Contract 
3/2015 

$253,000,000 
$463.96 

N/A 
Green Oak & East End Capital 

American Realty Capital 
N/A 

Number of Buildings: 
Number of Stories: 
Class: 
Number of Parking Spaces: 
Parking Ratio: 
Tenancy Type: 

OAR: 
NOi: 
NOi per SqFt: 
Occupancy: 
Expense Ratio: 
EGIM: 
Buying Entity: 

27 
N/A 
N/A 
N/A 
N/A 

2.68% 
$6,780,400 

$12.43 
98.00% 

N/A 
N/A 
N/A 

Sale of a Class A minus office building located between John and Fulton Streets. Tenants include the New York State Department of 
State, the City of New York, the U.S. Social Security Administration, the Securities Training Corporation and law firm McAloon & 
Friedman. The property was previously purchased by GreenOak & East End Capital from Chetrit Group in October 2013 for $133 
million, at which time the building was half occupied. The property is currently 98 percent leased. 
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PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (SqFt): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per SqFt: 
Value Interest: 
Grantor: 
Grantee: 
Condition of Sale: 

VERIFICATION COMMENTS 

N/A 

COMMENTS 

IMPROVED SALE COMPARABLE - 3 

32 Old Slip 
Financial Square 
New York City NY 10005 
MSA: N/A 

Property Type: 
Property Subtype: 

Office 
N/A 
306392 
N/A 

ID: 
APN: 

0.97 
42,176 

1,159,086 
1,159,086 

1987 
N/A 
N/A 
N/A 

In-Contract 
12/2014 

$675,000,000 
$582.36 

N/A 
Beacon Capital Partners 

RXR Realty 
N/A 

Number of Buildings: 
Number of Stories: 
Class: 
Number of Parking Spaces: 
Parking Ratio: 
Tenancy Type: 

OAR: 
NOi: 
NOi per SqFt: 
Occupancy: 
Expense Ratio: 
EGIM: 
Buying Entity: 

36 
N/A 
N/A 
N/A 
N/A 

4.00% 
$27,000,000 

$23.29 
N/A 
N/A 
N/A 
N/A 

Sale of Class A building located on an entire city block bound by Old Slip, South Street, Gouverneur Lane and Front Street in the 
Financial East District of Downtown Manhattan. RXR Realty purchased the property from Beacon Capital Partners for $675 million. 
Following the sale, RXR Realty created a 99 year ground lease which they sold to Leon Melohn for a purchase price of 207.5 million. 
The ground rent is $8.5 million through 2023, increasing to $9,572,381 with subsequent 2.0 percent annual increases. RXR Realty will 
retain the leasehold estate. The buyer intends to renovate and reposition the property. 
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IMPROVED SALE COMPARABLE - 4 

Office Building 
180 Maiden Lane 
B/w Front and South Streets 
New York NY 10005 
MSA: New York 
New York (Manhattan) County 
New York, Downtown - Financial East 

Property Type: 
Property Subtype: 
ID: 
APN: 

Office 
Office Building - High Rise 
309089 
N/A 

PROPERTY INFORMATION 

Site Area (Acres): 1.07 
Site Area (SqFt): 46,799 
Gross Bldg Area: 1,089,578 
Net Bldg Area: 1,189,325 
Year Built: 1984 
Last Renovation: N/A 
Quality: Excellent 
Condition: Excellent 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per SqFt: 
Value Interest: 
Granter: 
Grantee: 
Condition of Sale: 

Recorded Sale 
1/2015 

$470,000,000 
$395.18 

Leased Fee 
The Moinian Group and SL Green Realty 

Murray Hill Properties (MHP) 
None 

VERIFICATION COMMENTS 

cw research 

COMMENTS 

Number of Buildings: 
Number of Stories: 
Class: 
Number of Parking Spaces: 
Parking Ratio: 
Tenancy Type: 

OAR: 
NOi: 
NOi per SqFt: 
Occupancy: 
Expense Ratio: 
EGIM: 
Buying Entity: 

41 
A 

N/A 
N/A 

Multi-Tenant 

N/A 
N/A 
N/A 
N/A 
N/A 
N/A 
N/A 

The property comprises a 41-story, plus lower level, Class A office building containing 1,189,325 square feet of net rentable area on a 
46,799 square foot parcel of land. At the time of sale the property was 21.2 percent occupied. The majority of the vacant space was 
formerly occupied by AIG which recently vacated the property. At the time of sale the property was undergoing a $33.0 million capital 
improvement to reconfigure and enhance the lobby and interior public space, upgrade the elevators and building mechanical systems. 
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PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (SqFt): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per SqFt: 
Value Interest: 
Granter: 
Grantee: 
Condition of Sale: 

VERIFICATION COMMENTS 

CW Research 

COMMENTS 

IMPROVED SALE COMPARABLE - 5 

77 Water Street 
77 Water Street 
B/w Gouverneur Lane and Old Slip 
New York NY 10005 
MSA: New York 
New York (Manhattan) County 
New York, Downtown - Financial East 

Property Type: 
Property Subtype: 

Office 
N/A 
291728 
N/A 

ID: 
APN: 

0.59 Number of Buildings: 
25,779 Number of Stories: 

633,308 Class: 
633,308 Number of Parking Spaces: 

1969 Parking Ratio: 
2009 Tenancy Type: 

N/A 
N/A 

In-Contract OAR: 
8/2014 NOi: 

$245,000,000 NOi per SqFt: 
$386.86 Occupancy: 

Leasehold Expense Ratio: 
Travelers Companies EGIM: 

Principal Real Estate Investors Buying Entity: 
N/A 

26 
A 

N/A 
N/A 
N/A 

7.68% 
$18,804,555 

$29.69 
100.00% 

N/A 
N/A 
N/A 

Sale of Class A building located in the Financial East submaket. The property is fully leased to The Goldman Sachs Group, Inc. under 
a triple-net lease agreement that expires in March 2021 with a surrender option for the 14 through 26 floors in March 2018. Goldman 
Sachs Group, Inc. never took occupancy of the property since the lease commencement in January 2000. In 2009, the tenant 
renovated the property and commenced a subleasing program of the space to third parties. Over 80 percent of the property is 
currently subleased to third parties such as AT&T, ARUP, Lewis Brisbois and United Health among others. The property was 
developed by the Kaufmann Organization. The property is subject to a long term ground lease that is owned and controlled by the 
principals of The William Kaufman Organization with minimal ground rental payments. 
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PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (SqFt): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per SqFt: 
Value Interest: 
Granter: 
Grantee: 
Condition of Sale: 

VERIFICATION COMMENTS 

acris 

COMMENTS 

IMPROVED SALE COMPARABLE - 6 

80 Broad Street 
80 Broad Street 
Between Stone and Beaver Streets 
New York NY 10022 
MSA: New York 
New York (Manhattan) County 

Property Type: 
Property Subtype: 

Office 
N/A 
287002 ID: 

APN: Block; 11; Lot; 21 

0.30 Number of Buildings: 
13,135 Number of Stories: 

N/A Class: 
411,944 Number of Parking Spaces: 

1935 Parking Ratio: 
2007 Tenancy Type: 

Average 
Average 

Recorded Sale OAR: 
8/2014 NOi: 

$175,000,000 NOi per SqFt: 
$424.82 Occupancy: 

N/A Expense Ratio: 
Savanna EGIM: 

Broad Street Development Buying Entity: 
N/A 

36 
B 

N/A 
N/A 

Multi-Tenant 

3.74% 
$6,545,000 

$15.89 
87.00% 

N/A 
N/A 
N/A 

Sale of a Class B office building located on Broad Street between Stone and Beaver Streets. The property is located in the Financial 
East office submarket of Downtown Manhattan. Savanna acquired the property in 2011 from Swig Equities after taking control of the 
property's senior mortgage. Subsequently, Savanna completed a comprehensive renovation which included a lobby renovation, 
fa9ade, modernized elevators and upgrades to the common areas. In addition, Savanna also invested capital to complete work 
following Superstorm Sandy, to protect the building from similar future weather events. 
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IMPROVED SALE COMPARABLE - 7 

222 Broadway 
New York NY 10038 
MSA: New York 
New York (Manhattan) County 
New York, Downtown - Insurance 

Property Type: 
Property Subtype: 
ID: 
APN: 

Office 
Mixed Use - Office/Retail 
291729 
Block; 89 ; Lot; 12 

PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (SqFt): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

0.77 
33,340 

756,138 
756,138 

1961 
2013 
Good 
Good 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per SqFt: 
Value Interest: 
Granter: 
Grantee: 
Condition of Sale: 

Recorded Sale 
8/2014 

$500,000,000 
$661.26 

Leased Fee 
Beacon Capital JV L&L Holding 

Deutsche Asset & Wealth Management 
N/A 

VERIFICATION COMMENTS 

CW Research 

COMMENTS 

Number of Buildings: 
Number of Stories: 
Class: 
Number of Parking Spaces: 
Parking Ratio: 
Tenancy Type: 

OAR: 
NOi: 
NOi per SqFt: 
Occupancy: 
Expense Ratio: 
EGIM: 
Buying Entity: 

31 
A 

N/A 
N/A 
N/A 

4.17% 
$20,834,258 

$27.55 
97.00% 

N/A 
N/A 
N/A 

Sale of a Classe A office building in Downtown Manhattan. Beacon sold its equity stake and L&L will stay on as partner and continue 
to operate the building. Bank of America occupies 78% of the building with their current lease expiring in 2022. In 2013, BOA 
exercised an option to vacate 91,000 SF. BOA's rents are significantly below market as they sold the building to Beacon and L&L in 
2012. The building is near full occupancy with WeWork recently signing a lease for 120,000 SF for 16 years and Conde Nast leasing 
83,000 SF until 2029. 
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PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (SqFt): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per SqFt: 
Value Interest: 
Grantor: 
Grantee: 
Condition of Sale: 

VERIFICATION COMMENTS 

C&W research 

COMMENTS 

IMPROVED SALE COMPARABLE - 8 

61 Broadway 
Northwest corner of Exchange Alley 
New York NY 10006 
MSA: New York 
New York (Manhattan) County 

Property Type: Office 
Property Subtype: Office Building - High Rise 

277096 ID: 
APN: N/A 

0.49 Number of Buildings: 
21,209 Number of Stories: 

650,740 Class: 
786,975 Number of Parking Spaces: 

1916 Parking Ratio: 
1986 Tenancy Type: 
N/A 

Average 

In-Contract OAR: 
5/2014 NOi: 

$330,000,000 NOi per SqFt: 
$419.33 Occupancy: 

N/A Expense Ratio: 
Broad Street Development EGIM: 

RXR Realty Buying Entity: 
N/A 

33 
A 

N/A 
N/A 
N/A 

4.46% 
$14,718,000 

$18.70 
97.00% 

N/A 
N/A 
N/A 

Sale of a Class B office building located on Broadway between Exchange Alley and Rector Street. The building is 96.58 percent 
leased. The buyer intends to renovate at a cost of $20 million over the next several years and increase rents. The buyer intends to 
attract creative and tech firms. The largest tenants include The People of New York (36,696 square feet) and Professional Staff 
Insurance (31,536 square feet). Trinity Place Department Store occupies the retail space on the ground floor, basement and 
mezzanine. 
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PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (SqFt): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per SqFt: 
Value Interest: 
Grantor: 
Grantee: 
Condition of Sale: 

VERIFICATION COMMENTS 

CW Research 

COMMENTS 

IMPROVED SALE COMPARABLE - 9 

388-390 Greenwich Street 
B/w North Moore & Hubert Streets 
New York NY 10013 
MSA: New York 
New York (Manhattan) County 
New York, Downtown - City Hall 

Property Type: 
Property Subtype: 

Office 
N/A 
291736 
N/A 

ID: 
APN: 

3.96 Number of Buildings: 
172,327 Number of Stories: 

2,634,670 Class: 
2,634,670 Number of Parking Spaces: 

1986 Parking Ratio: 
1989 Tenancy Type: 
N/A 
N/A 

Recorded Sale OAR: 
3/2014 NOi: 

$1,585,000,000 NOi per SqFt: 
$601.59 Occupancy: 

Leasehold Expense Ratio: 
Ivanhoe Cambridge EGIM: 

SL Green Realty Buying Entity: 
N/A 

2 
39/8 
N/A 
N/A 
N/A 
N/A 

6.90% 
$109,392,601 

$41.52 
100.00% 

N/A 
N/A 
N/A 

SL Green bought JV partner Ivanhoe Cambridge's interest. In December 2013, Citi renewed its triple-net lease of the 2.6M SF through 
2035 and will make the complex its global HQ. It has the option to buy the properties between December 2017 to December 2020. Its 
acquisition from Ivanhoe Cambridge values the properties at $1.585B, nearly the same as when the companies bought them from 
Citigroup in December 2007 ($1.575B). However, the terms of Citi's purchase option aren't known. 388 Greenwich is a 39-story tower 
with highly efficient floors and sweeping, unobstructed views. 390 Greenwich is an eight-story building featuring 94,000 square foot 
floors that are considered some of the finest trading floors in Manhattan. 
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IMPROVED SALE COMPARABLE -10 

110 William Street 
New York NY 
MSA: N/A 

Property Type: 
Property Subtype: 
ID: 
APN: 

Office 
N/A 
279976 
N/A 

PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (SqFt): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per SqFt: 
Value Interest: 
Granter: 
Grantee: 
Condition of Sale: 

0.79 
34,591 

788,241 
928,157 

1959 
N/A 
N/A 
N/A 

In-Contract 
5/2014 

$261,100,000 
$281.31 

N/A 
Swig Equities & Longwing Ventures 

Savanna Partners 
N/A 

VERIFICATION COMMENTS 

Savanna 

COMMENTS 

Number of Buildings: 
Number of Stories: 
Class: 
Number of Parking Spaces: 
Parking Ratio: 
Tenancy Type: 

OAR: 
NOi: 
NOi per SqFt: 
Occupancy: 
Expense Ratio: 
EGIM: 
Buying Entity: 

32 
A 

N/A 
N/A 
N/A 

4.97% 
$12,976,670 

$13.98 
97.00% 

N/A 
N/A 
N/A 

Sale of a Class A office building located on the northeast corner of William and John Streets. The floor plates range from 5,300 to 
40,000 square feet. Ownership has spent approximately $18.6 million in building and tenant improvements since 2005. The two cellar 
floors total 13,185 square feet, with 20,765 square feet of space on the ground floor and another 894,207 square feet of office space 
above. New York Economic Development Corporation, the building's anchor tenant, has a private entrance off John Street with 
escalators leading to its second floor space. 
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PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (SqFt): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per SqFt: 
Value Interest: 
Granter: 
Grantee: 
Condition of Sale: 

VERIFICATION COMMENTS 

Emmes Asset Management 

COMMENTS 

IMPROVED SALE COMPARABLE -11 

160 Water Street 
New York NY 
MSA: N/A 

Property Type: Office 
Property Subtype: Mixed Use - Office/Retail 

277095 ID: 
APN: 

0.55 
24,092 

487,523 
487,523 

1970 
1987 

Good 
Good 

Recorded Sale 
3/2014 

$165,000,000 
$338.45 

Leased Fee 
Oestreicher Realty 

Emmes Asset Management 
N/A 

Block 70 Lot 43 

Number of Buildings: 
Number of Stories: 
Class: 
Number of Parking Spaces: 
Parking Ratio: 
Tenancy Type: 

OAR: 
NOi: 
NOi per SqFt: 
Occupancy: 
Expense Ratio: 
EGIM: 
Buying Entity: 

24 
A 

N/A 
N/A 

Multi-Tenant 

4.28% 
$7,062,000 

$14.49 
96.00% 

N/A 
N/A 

Investor 

Sale of a Class A office building located on the north side of Fletcher Street between Water Street and Pearl Street in the Insurance 
office submarket of Downtown Manhattan. The property is leased to four office tenants. The three largest office tenants in the building 
include NYC Health & Hospital (310,841 square feet); Beth Israel Medical Center (107,500 square feet); and Seneca Insurance 
Company (43,000 square feet). The smallest office tenant is Oestreicher Management (5,259 square feet) which is the owner's 
management office. The rollover years occur in 2023 and 2025. In 2023, the lease expires with New York City Health and Hospitals 
Corporation; and in 2025, the lease expires with Beth Israel Medical Center. 
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PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (SqFt): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per SqFt: 
Value Interest: 
Grantor: 

IMPROVED SALE COMPARABLE -12 

55 Broadway 
55 Broadway 
New York (Downtown) NY 10006 
MSA: New York 
New York (Manhattan) County 

Property Type: Office 
Property Subtype: Office Building - High Rise 

273782 ID: 
APN: Block 20 Lot 16 

0.36 Number of Buildings: 
15,722 Number of Stories: 

309,381 Class: 
358,637 Number of Parking Spaces: 

1981 Parking Ratio: 
1987 Tenancy Type: 

Good 
Good 

Recorded Sale OAR: 
2/2014 NOi: 

$157,000,000 NOi per SqFt: 
$437.77 Occupancy: 

N/A Expense Ratio: 
Broad Street Development EGIM: 

32 
A 

N/A 
N/A 

Multi-Tenant 

4.87% 
$7,645,900 

$21.32 
89.00% 

N/A 
N/A 

Grantee: Harbor Group International, LLC Buying Entity: N/A 
Condition of Sale: N/A 

VERIFICATION COMMENTS 

N/A 

COMMENTS 

Sale of a Class A office building known as One Exchange Plaza located on Broadway located one block west of the New York Stock 
Exchange and four blocks south of the new World Trade Center. The office space is leased 38 office tenants. Approximately 49 
percent of the subject's net rentable area expires through 2018. The lobby has been fully renovated along with the elevator cabs and 
mechanicals. The property previously sold in May 2006 to Broad Street Development from Bank of Communications for a purchase 
price of $82 million. 
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PROFESSIONAL QUALIFICATIONS 

N aoum. M. Papagianopoulos, MAI 
Senior Director 
Valuation & Adviso.ry 

Backg.round 
Naoum M. Papagianopoulos is an appraiser and real estate analyst with the Valuation & 
Advisory Group of Cushrnan & Wakefield, Inc. He joined Cushman & Wakefield's Valuation & 
Advisory Group in March of 2005. Prior to joining the Valuation & Advisory Group, Mr. 
Papagianopoulos was Cushman & Wakefield's financial analyst for budgeting and planning. 

Experience 
Appraisal assignments have included office buildings, retail properties, hospital and medical 
office space, mixed-use properties, industrial properties, residential condominium and apartment 
properties, air rights, vacant land, portfolios, feasibility studies, and market studies. Primary 
concentration is centered on existing and proposed office and retail use properties in New York 
City. 

Appraisal Expedence - New York City Office Buildings 
Extensive experience in the analysis and valuation of New Yo.rk City office buildings and mixed­
use properties and institutional office buildings. 'The primary market area of concentration is 
Manhattan where over 300 office buildings were appraised within the last five years. Notable 
office building assignments include the following: 

• World Trade Center • Empire State Building • \'vorldwide Plaza 
• World Financial Center • 9 West 57th Street 

• 
• 

General Motors Buikling 
745 Seventh Avenue (Barclays) 

• 
• 

Special Purpose Prope.rty Expedence 

Rockefeller Center 
Chrysler Center 

• 
• 
• 

667 Madison Avenue 
60 Wall Street 
MetLife Building 

Diversified experience in the preparation of appraisals and market studies of, as well as 
consultation for, industry specific real estate including hospit~lls and medical centers: 

• New York Presbyterian Hospital 
• I lospital for Special Surgery 
• Manhattan Eye, Ear and Throat Hospital 
• St. Luke's Hospital 

Education 
Baruch College, New York, NY 
Zicklin School of Business 
Masters of Business Adrninistration, June 1999 
Major in Finance 

American College of Thessalonica 
Bachelor of Arts, June 1996 
Major in Business Administration 
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PROFESSIONAL QUALIFICATIONS N aoum M. Papagianopoulos, MAI 

Appraisal Education 
Successfully completed all New York State required appraisal courses and satisfied all 
educational requirements as set forth by the Appraisal Institute. 

Memberships, Licenses, and Professional Affiliations 
• Designated Member, Appraisal Institute (MAI designation achieved 2012) 
• State of New York Certified General Real Estate Appraiser, License #46000048506 
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PROFESSIONAi., QUAJ.IFICATIONS 

Robert S. Nardella, MAI, MRICS 
Senior Managing Director 
Valuation & Advisory 

Background 
Robert S. Nardella is a Senior Managing Director of Cushman & Wakefield, Inc., working within 
the Valuation & Advisory Group. Mr. Nardella joined Cuslunan & Wakefield, Inc. in February 
l 987 while still attending college. He graduated fron1 Pace University's Lubin School of 
Business, Class of 1987, with a Bachelor of Business Administration in Finance, and earned a 
Masters in Real Estate from New York University in 1997. 

In March of 1993, Mr. Nardella was named Associate Director of Cushman & Wakefield, Inc. 
He was further promoted to Director in December 1994 and to Senior Director in September 
2006. Mr. Nardella has received the Excellence in Quality Service Award for the Valuation 
Advisory division in the New York region, and was named Quality Control Manager for the 
New York region in 2004. Other appointments include National Account Manager of several 
key Cushman & Wakefield relationships, as well as service on the Career Development 
Committee. In January 2007, Mr. Nardella was appointed Operations Manager of the New York 
office within Valuation & Advisory, and was named J\!Ianaging Director in June 2008. In January 
2010, Mr. Nardella was named Senior j\fanaging Director and Regional Manager for New York 
and New .Jersey V&A operations. 

Real Estate .Experience 
Since joining Cushman & Wakefield, Inc., Mr. Nardella has perfonned appraisal, feasibility and 
consulting assignments involving vacant land, developable air rights, office buildings, proposed 
and existing regional malls, shopping centers., industrial and residential complexes, 
condominiums, and investment properties throughout 25 states. 

Education 
Pace University - Bachelor of Science, Finance-June 1987 
New York University- Masters in Real Estate -January 1997 

Appraisal Education 
Mr. Nardella has successfully completed all courses and requirements to qualify for the MAI 
designation, and has currently completed the requirements under the continuing education 
program of the Appraisal Institute. 

Mernberships, .Licenses and Professional Affiliations 

CONFIDENTIAL 

• Designated Member, Appraisal Institute (MAI designation achieved l 997) 
• Member, Royal Institution of Chartered Surveyors (MRI CS) 
• State of New York Certified General Real Estate Appraiser, License No. 46000004620 
• State of New Jersey Certifled General Real Estate Appraiser, License No. 42RG00230800 
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PROFESSIONAi., QUAJ.IFICATIONS 

Douglas H. Larson 
Executive Director 
Valuation & Advisory 

Mr. Larson is actively involved in appraising various property types including office, industrial, 
and retail developments. Assignments include appraisal and advising services to institutional 
lenders and financiers, investment banking firms, brokerage, domestic/international investors 
and pension/insurance funds. J\!Ir. Larson's experience also involves financial modeling and 
property valuation, loan review and due diligence of diverse assets. Appraisal and consulting 
assignments have been completed for mortgage loan purposes, arbitrations, allocations, estates, 
and assisting in the decision-making process in the acquisition, disposition and marketing of real 
estate. 

Experience 
Mr. Larson is an Executive Director with the New York Valuation & Advisory group of 
Cushman & Wakefield, Inc., an international, full-service real estate organization. 1-Ie has wide 
experience on a variety of property types, including Class A office buildings, apartment 
buildings, shopping centers, regional malls, motels and hotels., manufacturing plants, warehouses 
and mixed-use projects from 1993 to present. 

Arthur Andersen & Co., Phoenix, Arizona, preparing real property appraisals and portfolio 
analysis used in marketing, leasing and sale of complex assets for bulk sale, internal and annual 
loan review, acquisition and disposition. Performed marketability and feasibility studies, market 
analysis, and consulting on real estate within the western United States (l 992 to 1993). 

Bank One of Ari:,:ona, Phoenix, Ari:,:ona, preparing and reviewing real property appraisals for 
compliance of OC:C standards and FIRREA guidelines (1990 to 1992). 

Appraisal Experience - New York City Office Buildings 
Extensive experience in the analysis and valuation of New York City office buildings and mixed­
use properties and institutional office buildings. The primary market area of concentration is 
J\fanhattan, where over 300 office buildings were appraised within the last five years. Notable 
office building assignments include the following: 

• World Trade Center • Empire State Building • Worldwide Plaza 

• World Financial Center • 9 West 57th Street • AOL/11in1e Warner 

• General Motors Building • Rockefeller Center • Bloomberg Headquarters 

• 745 Seventh .!\venue (Barclays) • Chrysler Center • Citigroup Center 

Special Purpose P.rope.rty Expedence 
Diversified experience in the preparation of appraisals and market studies of, as well as 
consultation for, industry specific real estate including hospitals and medical centers: 

• New York Presbyterian Hospital 
• Hospital for Special Surgery 
• Manhattan Eye, Ear and Throat Hospital 
• St. Luke's Hospital 
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PROFESSIONAL QlJALIFICATIONS 

Consulting and Arbitration Experience 
Varied commercial real estate experience in New York City for the past 20 years. Notable recent 
assignments included: 

Consultant to the Port Authority of New York and New Jersey in selecting their alternatives for 
disposition of the \Vorld Trade Center, a seven-building, oHice and retail complex in lower 
Manhattan. 

Conducted all aspects of financial analysis of commercial real estate, including benefits and costs 
of property ownership, as well as asset and property management reorganization; accomplished 
privatization over a five-year period, resulting in the sale of the leasehold interest in the World 
Trade Center, at the time the largest office complex in the world. 

Education 
Ari'L.ona State University, 'fempe, Ari'L.otia 
Bachelor of Science 
Double Majors in Econorn.ics & Sociology 

Appraisal Education 
Successfully completed all New York State required appraisal courses and satisfied all 
educational requirements as set forth by the Appraisal Institute. 

Memberships, .Licenses and Prnfessional Affiliations 
• Candidate for Designation, Appraisal Institute - J\!Ietropolitan New York Chapter 
• State of New York Certified General Real Estate Appraiser, License No.# 46000039300 
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PROFESSIONAL QlJALIFICATIONS 
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