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Sent: Friday, October 26, 2012 7:50 PM 
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Subject: FW: 40 Wall Street 12-12002-902516 
Attachments: 40 Wall Street Appraisal.pdf 

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

There were Zenta charges. 

C&W File ID: 12-12002-902516 

From: Douglas Larson 
Sent: Friday, October 26, 2012 3:26 PM 
To: 'sandro.collura@capitalone.com' 
Cc: Michael Papagianopoulos; Andrew Ventura 
Subject: 40 Wall Street 

Attached, please find the appraisal which will also be uploaded to RIMS. 
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Douglas H. Larson 
Executive Director 
Valuation & Advisory 
Cushman & Wakefield, Inc. 
1290 Avenue of the Americas, 9th Floor 
New York, NY 10104-6178 

Tel: +1 212-841-5051 
Mob: + 1-917-365-0054 
Fax: +1 212-479-1838 
Email: douglas.larson@cushwake.com 
www.cushwake.com/V al uationAdvisory 
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October 25, 2012 

Mr. Sandro Collura 
Capital One Bank 
404 Fifth Avenue, 4th Floor 
New York, New York 10018' 

Re: Appraisal of Real Property 
In a Self-Contained Report 

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

C&W File ID: 12-12002-902516 

Dear Mr. Collura: 

CUSHMAN & WAKEFIELD, INC. 

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 a self-contained report dated October 25, 2012. The effective date of value is November 
1, 2012. 

This report was prepared for Capital One Bank and is intended only for its specified use. It may be distributed to 
the client's attorneys, accountants, advisors, investors, lenders, potential mortgage participants and rating 
agencies. It may not be distributed to or relied upon by other persons or entities without 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. 

MARKET VALUE AS IS 
Based on the agreed to Scope of Work, and as outlined in the report, we have developed an opinion that the 
market value of the leasehold estate of the referenced property, subject to the assumptions and limiting 
conditions, certifications, extraordinary and hypothetical conditions, if any, and definitions, "As-ls" on November 1, 
2012, is: 

CONFIDENTIAL 

TWO HUNDRED MILLION DOLLARS 

$200,000,000 
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MR. SANDRO COLLURA 
CAPITAL ONE BANK 
OCTOBER 25, 2012 
PAGE2 

PROSPECTIVE MARKET VALUE 

CUSHMAN & WAKEFIELD, INC. 

Based on the agreed to Scope of Work, and as outlined in the report, we have developed an opinion that the 
prospective market value of the leasehold estate of the referenced property, subject to the assumptions, limiting 
conditions, certifications, and definitions, on November 1, 2015, will be: 

TWO HUNDRED FORTY MILLION DOLLARS 

$240,000,000 

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. 

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. 

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

CONFIDENTIAL C&W_0012007 
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MR. SANDRO COLLURA 
CAPITAL ONE BANK 
OCTOBER 25, 2012 
PAGE 3 

Respectfully submitted, 

CUSHMAN & WAKEFIELD, INC. 

Douglas H. 
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 
Senior Managing Director - Regional Manager 
New York Certified General Appraiser 
License No. 46000004620 
robert.nardella@cushwake.com 
(212) 841-5048 Office Direct 
(212) 479-1878 Fax 

CONFIDENTIAL 

CUSHMAN & WAKEFIELD, INC. 

Naoum M. Papagianopoulos 
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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40 WALL STREET 

GENERAL INFORMATION 

Common Property Name: 

Location: 

Property Description: 

Assessor's Parcel Number: 

Interest Appraised: 

Dates of Value: 

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 1,177,605 square feet of net rentable area 
(1,061,266 square feet of gross building area) on a 
34,360 square foot parcel of land. 

The subject property was remeasured by the owners 
based on a 27.00 percent loss factor, which is 
consistent in the market. It has been our experience 
that 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. These examples assume a full floor 
tenant. The loss factors are greater for partial floor 
tenancies. 

Based on the rent roll, the current net rentable area is 
1,164,667 square feet, while the future remeasured 
net rentable area is 1,177,605 square feet once the 
leases that is not remeasured expire. As these leases 
expire, tenants will be paying rent based on their 
remeasured area, which is standard in the market. 

It should be noted that throughout this appraisal we 
have analyzed the subject property based on the 
remeasured net rentable area of 1,177,605 square 
feet. The comparable sales and comparable rentals in 
this appraisal were also analyzed based on their 
remeasured net rentable areas. 

Lot 2 in Block 43 

Leasehold Estate 

November 1, 2012 "As Is" 

November 1, 2015 "Prospective Market Value" 

IV 

CUSHMAN& 
WAKEFIELD® 
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40 WALL STREET 

Date of Inspection: 

Ownership: 

Occupancy: 

Current Property Taxes 

2012/2013 Property Assessment: 

2012/2013 Property Taxes: 

Highest and Best Use 

If Vacant: 

As Improved: 

SITE & IMPROVEMENTS 

Zoning: 

Land Area: 

Number of Stories: 

Year Built: 

Type of Construction: 

Gross Building Area: 

Net Rentable Area: 

CONFIDENTIAL 

October 19, 2012 

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 81.65 percent leased to 54 
office tenants and three retail tenants. There are 19 
vacant office spaces within the property totaling 
170,347± square feet. In addition, there are six vacant 
retail spaces on the ground floor and second floor 
totaling 31,561± square feet and six vacant storage 
spaces in the basement totaling 14, 148± square feet 
available for lease. 

$60,577,200 

$6,211,295 

Multi tenant office building development. 

As it is currently developed. 

C5-5 Restricted Central Commercial District 

34,360 square feet 

63 (There is no 13117 floor.) 

1929 

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

1,061,266 square feet (Per Assessor) 

1,164,667 square feet (Per Rent Roll/Leases) 

1,177,605 square feet (Remeasured) 

V 

CUSHMAN& 
WAKEFIELD® 
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40 WALL STREET 

VALUE INDICATORS 

SALES COMPARISON APPROACH: 

Indicated Value "As Is": 

Per Square Foot (NRA): 

Indicated Prospective Market Value: 

Per Square Foot (NRA): 

INCOME CAPITALIZATION APPROACH 

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 ): 

Rent Increase Profile: 

Growth in Market Rental Rate: 

CONFIDENTIAL 

$210,000,000 (As of November 1, 2012) 

$178.33 

$240,000,000 (As of November 1, 2015) 

$203.80 

14 years 

13 years 

November1,2012"Asl~ 

November 1, 2015 "Prospective Market Value" 

Greater than 20,000 square feet 

Less than 20,000 square feet 

Floors 

Floors 3-22 

Floors 23-33 

Floors 34-49 

Floors 50-63 

Space 

Wall Street Small 

Wall Street Large 

Pine Street 

Second Floor 

Lobby 

Basement 

$10.00/sf 

$32.00/sf 

$34.00/sf 

$40.00/sf 

$44.00/sf 

Rent 

$150.00/sf 

$65.00/sf 

$60.00/sf 

$35.00/sf 

$40.00/sf 

$10.00/sf 

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

3.00% 

VI 

CUSHMAN& 
WAKEFIELD® 
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40 WALL STREET 

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 Tenants: 

Minor Office Tenants: 

Retail Tenants: 

Storage Tenants: 

Renewal Probability: 

Tenant Improvement - New Leases 

Major Office Tenants: 

Minor Office Tenants: 

Retail Tenants: 

Storage Tenants: 

Tenant Improvement - Renewing Leases 

Major Office Tenants: 

Minor Office Tenants: 

Retail Tenants: 

Storage Tenants: 

CONFIDENTIAL 

VII 

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 

$45.00 per square foot 

None 

None 

$25.00 per square foot 

$22.50 per square foot 

None 

None 

CUSHMAN& 
WAKEFIELD® 
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40 WALL STREET 

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: 

Date of Market Value "As Is": 

Indicated Value "As Is": 

Implicit First year Capitalization Rate: 

Date of "Prospective Market Value": 

Indicated "Prospective Market Value": 

Implicit First year Capitalization Rate: 

DIRECT CAPITALIZATION 

Net Operating Income: 

Capitalization Rate: 

Reconciled "Upon Stabilized Occupancy": 

RECONCILED VALUE 

Indicated Value "As Is": 

Per Square Foot (NRA): 

Indicated "Prospective Market Value": 

Per Square Foot (NRA): 

CONFIDENTIAL 

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 60%; effective vacancy is 3 
months.) 

5.00% (average; applied to all tenants) 

6.00% (applied to reversion year net operating 
income) 

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

8.00% (see Discount Rate Analysis) 

November 1, 2012 

$200,000,000 (As of November 1, 2012) 

4.22% 

November 1, 2015 

$240,000,000 (As of November 1, 2015) 

7.13% 

$17,121,926 (As of November 1, 2015) 

7.00% 

$245,000,000 (As of November 1, 2015) 

$200,000,000 (As of November 1, 2012) 

$169.84 

$240,000,000 (As of November 1, 2015) 

$203.80 

VIII 

CUSHMAN& 
WAKEFIELD® 
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40 WALL STREET 

FINAL VALUE CONCLUSION 

Market Value "As Is" Leasehold Estate: 

Per Square Foot (NRA): 

Implied Capitalization Rate: 

"Prospective Market Value" Leasehold Estate: 

Per Square Foot (NRA): 

Implied Capitalization Rate: 

Exposure Time: 

Marketing Time: 

$200,000,000 (As of November 1, 2012) 

$169.84 

4.22% 

$240,000,000 (As of November 1, 2015) 

$203.80 

7.13% 

6 months 

6 months 

EXTRAORDINARY ASSUMPTIONS 

IX 

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 
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40 WALL STREET 

CONFIDENTIAL 
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40 WALL STREET 

CONFIDENTIAL 
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40 WALL STREET 

CONFIDENTIAL 

SUBJECT PHOTOGRAPHS XII 
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40 WALL STREET 

CONFIDENTIAL 

SUBJECT PHOTOGRAPHS XIII 
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40 WALL STREET 

CONFIDENTIAL 

SUBJECT PHOTOGRAPHS XIV 
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40 WALL STREET TABLE OF CONTENTS 
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40 WALL STREET 

Tl N 

SCOPE OF WORK 
This appraisal, presented in a self-contained report, is intended to comply with the reporting requirements outlined 
under the USPAP for a self-contained appraisal report. The report was also prepared to comply with the 
requirements of the Code of Professional Ethics of the Appraisal Institute and the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA), Title XI Regulations. 

In the process of preparing this appraisal, we: 

■ Inspected the exterior and interior of the building and site improvements with a representative of ownership. 

■ Interviewed a representative of ownership, Jeff Mcconney of The Trump Organization; the exclusive leasing 
representative, Richard Feldman of WPG, Inc.; and several leasing and investment sales brokers and market 
research analysts including Franklin Speyer, Joshua Kuriloff, Tara Stacom, Robert Lowe, Robert Gallucci, 
Alex Chudnoff, 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 for 2012 including the budget for 
planned capital expenditures and repairs. 

■ 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 scope of this analysis, and the analysis contained herein, is reflective of "the type and extent of research 
and analyses in an assignment" (2012 USPAP). 

CONFIDENTIAL 
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40 WALL STREET 2 

Common Property Name: 40 Wall Street 

Location: 

Property Description: 

Assessor's Parcel 
Number: 

Legal Description: 

Current Ownership: 

CONFIDENTIAL 

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 1,177,605 square feet of net 
rentable area (1,061,266 square feet of gross building area) on a 34,360 
square foot parcel of land. 

The subject property was remeasured by the owners based on a 27.00 
percent loss factor, which is consistent in the market. It has been our 
experience that 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. These examples assume a full floor 
tenant. The loss factors are greater for partial floor tenancies. 

Based on the rent roll, the current net rentable area is 1,164,667 square 
feet, while the future remeasured net rentable area is 1,177,605 square 
feet once the leases that is not remeasured expire. As these leases expire, 
tenants will be paying rent based on their remeasured area, which is 
standard in the market. 

It should be noted that throughout this appraisal we have analyzed the 
subject property based on the remeasured net rentable area of 1,177,605 
square feet. The comparable sales and comparable rentals in this appraisal 
were also analyzed based on their remeasured net rentable areas. 

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. 

Ground Lessor 

Nautilus Real Estate Inc. and Scandic Wall Limited Partnership 

Ground Lessee 

40 Wall Street LLC c/o The Trump Organization 

CUSHMAN& 
WAKEFIELD® 
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40 WALL STREET 

Sale History: 

Current Disposition: 

Dates of Valuation: 

Date of Inspection: 

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. 

November 1, 2012 "As ls" 

November 1, 2015 "Prospective Market Value" 

October 19, 2012 

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

Intended Use: 

Intended User: 

Nardella, MAI, MRICS reviewed and approved the report but did not 

inspect the subject property. 

This appraisal is intended to provide an opinion of the market value of the 
leasehold interest in the property for loan underwriting and/or credit 
decisions. All other uses are unintended, unless specifically stated in the 
letter of transmittal. 

This appraisal report was prepared for the exclusive use of Capital One 
Bank and/or affiliates. The intended function is for loan underwriting and/or 
credit decisions by Capital One Bank and/or participants. It may be 
distributed to the client's attorneys, accountants, advisors and investors. All 
other uses and users are unintended. It may be distributed to the client's 
attorneys, accountants, advisors and investors. 

EXTRAORDINARY ASSUMPTIONS 
This appraisal does not employ any extraordinary assumptions. 

HYPOTHETICAL CONDITIONS 
This appraisal does not employ any hypothetical conditions. 

3 

CUSHMAN& 
WAKEFIELD® 

CONFIDENTIAL C& W _ 0012023 



PX-121, page 22 of 214

40 WALL STREET 

p 

CONFIDENTIAL 

4 

CUSHMAN& 
WAKEFIELD® 

C& W _ 0012024 



PX-121, page 23 of 214

40 WALL STREET 

E 

INTRODUCTION 

MARKET DEFINITION 

5 

E 

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. The area's vast mass transit infrastructure closely 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: 

■ New York is heavily weighted in the services industries. This creates a large demand for office space within 
the market. 

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

■ New York is home to many large financial institutions, including: Citigroup, JP Morgan Chase, Barclay's and 
Bank of America. 

■ When looking at Fortune 500 companies, 30 are headquartered in New York City. 

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

NEW YORK CITY COUNTIES 

N'( .NJ.p A''' 
Cl STATIS •, 

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

Recovery in New York City is complete with all of the jobs lost in recession regained. Only thirty metro-areas have 
been able to accomplish this out of four-hundred total. The city's payroll employment set a new record in April 
after private sector employment had done so in January. Hiring in the private sector remains robust, but 
weakness in the government sector had been holding overall employment back. The local government is still 
having financial issues and has continued to reduce employment, mostly through attrition. Wall Street has been 
shedding jobs in the beginning of the year but the industry is expected to return to growth by the third quarter. 
Despite this, New York City's recovery is still outpacing the rest of the country. 

The city's tourism industry has been one of the biggest drivers of the recovery. According to NYC & Co., total 
visitors to the city rose to 50.5 million in 2011, a record high. Tourists spent $32.0 billion at local businesses, 
which drove employment increases in hospitality and retail sectors. Broadway reported record numbers for the 
2011-2012 season with $1.1 billion in revenue. Performance like this is expected to continue as New York City 
draws in more tourists and their discretionary income. 

Further considerations are as follows: 

■ The health of the tourism industry has created a building boom in the city. From 2012-2014, 6,200 hotel 
rooms will be added to the city's inventory. Bringing total active inventory to 96,000 rooms. 

■ More than one-quarter of the city's exports of manufactured goods go to the European Union (EU). Meaning a 
possible recession in the EU could drastically affect the metro-area's export industry. New York City is also at 
risk from the EU banking system. Many of the largest financial companies have headquarters in the city and 
hold large assets in the EU. If these underperform it could inflict more stress on the financial system in the 
city. 

■ New York is currently seeing a migration of its middle class out of the city. The cost of living within the city is 
around 30.0 percent higher than the national average, and has outpaced median household income growth, 
causing many middle class families to leave for more affordable areas. 

■ The city's population growth and household formation will underperform when compared to the country. This 
is not surprising given the high cost with entering the city. 

■ New York's GMP grew by 3.3 percent in 2011, almost twice the national average. The city's business 
services and tech industries have added to gains from tourism, leading to such an impressive gain. For 2012, 
growth will remain above the country with a forecasted rate of 2.4 percent. 

■ Annual revisions sent the unemployment rate up in January to 9.3 percent, well above the national average of 
8.3 percent. As of April, the unemployment rate is 9.5 percent. While the city is seeing very strong 
employment growth, this has brought significant increase to the labor force with so many opportunities now 
available. Unemployment may remain high because of this but it does not paint an accurate picture of the 
labor market. 

DEMOGRAPHIC TRENDS 

DEMOGRAPHIC CHARACTERISTICS 

New York is seeing its middle class disappear. The statistics provided below show the city is well above the 
national averages in household income at both the top and bottom of the spectrum. However, the city is clearly 
behind the country in the middle income brackets. This is evidence of the migration of the middle class out of the 
city and to more affordable living areas. Over the past several years there has been much talk about this subject 
and how this will affect the city. Currently, the cost of living in New York City is 30.0 percent higher than the rest of 
the country. For the middle class to return to the city, the local government will need to take steps to alleviate 
such high income requirements. 
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The city also has a gap in its education levels. There is a larger than usual percentage of the population with less 
than a high school education, as well as a higher percentage of citizens with college degrees. 

Further considerations are as follows: 

■ New York has seen its median age decrease slightly recently to 36.0 years, lower than the national median of 
37.0 years. This is another year in which the median age has decreased, possibly a result of the expanding 
tech industry. 

■ New York's average household income ($71,216) is slightly higher than the country ($67,303). When looking 
at median household income, the roles are reversed. Median income in New York is $47,277, while the 
country's median household income is $49,540. 

■ New York City leads the national average in residents with at least a Bachelor's Degree by 6.0 percentage 
points. The city does boast a large number of institutions of higher learning along with diverse industries that 
require such education. This makes New York City an attractive destination for many businesses. 

The following chart compares the demographic characteristics of New York City with the demographic 
characteristics of the U.S.: 

Characteristic New York City U.S. 

Median Age (years) 36.0 37.0 

Average Annual Household Income $71,216 $67,303 

Median Annual Household Income $47,277 $49,540 

Households by Annual Income Level: 

<$25,000 29.5% 23.8% 

$25,000 to $49,999 22.8% 26.7% 

$50,000 to $74,999 16.6% 19.5% 

$75,000 to $99,999 10.7% 11.9% 

$100,000 plus 20.5% 18.2% 

Education Breakdown: 

< High School 21.0% 14.9% 

High School Graduate 24.9% 28.7% 

College < Bachelor Degree 20.4% 28.5% 

Bachelor Degree 19.9% 17.6% 

Advanced Degree 13.9% 10.3% 

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

POPULATION 

The population density in New York City will always prevent the city from growing at national averages. Currently, 
the population of New York City sits at 8.2 million. Expanding upon this is difficult considering how little buildable 
land there is. In recent years, a trend of redeveloping former industrial buildings and industrial parcels into high­
rise or luxury residences has increased the potential population growth of the city. The recession halted many of 
these projects from moving forward, and the lack of financing for residential real estate development means 
housing inventory in the city will remain relatively flat, limiting population growth. 

Further considerations are as follows: 

■ Between 2001 and 2011 New York averaged an annual population growth of 0.2 percent. The nation, during 
the same time frame, grew at an annual rate of 0.9 percent. 
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■ Population growth for the next five years will continue to be low in New York. The average annual rate is 
forecasted at 0.3 percent, compared to the expected national annual growth rate of 0.8 percent. Population 
growth is often affected by employment growth, meaning the gains seen in the private sector are driving 
growth this year. 

The following graph compares historical and projected population growth between New York City and the U.S. as 
a whole: 

1.2% 
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POPULATION GROWTH BY YEAR 
New York City vs. United States, 2001-2016 

■ United States ■ New York City 

Forecast 

01 02 03 04 05 06 07 08 09 10 11 12 13 14 15 16 

Source: Data Courtesy of Moody's Economy.corn 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: 

Population (000's) 

United States 

New York City 

Bronx County 

Kings County 

New York County 

2001 2011 

Compound 
Annual 

Forecast Forecast Growth Rate 
2012 2016 01-11 

284,969.0 311,591.9 314,609.5 326,956.5 0.9% 

0.2% 

0.3% 

0.2% 

0.3% 

8,059.8 8,244.9 8,300.2 8,431.2 

1,346.6 

2,477.3 

1,555.7 

1,392.0 

2,532.6 

1,601.9 

1,401.2 

2,551.3 

1,611.7 

1,423.4 

2,605.5 

1,621.5 

Compound 
Annual 

Growth Rate 
12-16 

0.8% 

0.3% 

0.3% 

0.4% 

0.1% 

Queens County 2,231.3 2,247.8 2,262.1 2,300.3 0.1 % 0.3% 

Richmond County 449.0 470.5 473.9 480.5 0.5% 0.3% 

Source: Data Courtesy of rvklody's Economy.com, Cushman & Wakefield Valuation & Advisory 

HOUSEHOLDS 
Much like population growth, New York City continually lags the country in household formation, and for many of 
the same reasons mentioned previously. There is not much buildable land and high construction costs keep 
residential inventory low. This will hinder the city's household growth for quite some time. According to Citi­
Habitats, New York City has the tightest rental market with only 0.9 percent vacancy in May, also making it much 
harder to enter the city. 

Further considerations are as follows: 

■ From 2001 to 2011 household formation grew at an annual rate of 0.3 percent, lower than the national 
average of 1.0 percent. 

■ Over the next five years the city's annual rate is expected to be 0.3 percent, while the national annual rate will 
rise to 0.9 percent. 
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The following graph compares historical and projected household formation growth between New York City and 
the U.S. as a whole: 

HOUSEHOLD FORMATION BY YEAR 
New York City vs. United States, 2001-2016 

1A% 
■ United States ■New York City Forecast 
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Source: Data Courtesy of Moody's Economy.com and Cushman & Wakefield Valuation &Advisory 
Note: Shaded bars indicate periods of recession 

ECONOMIC TRENDS 

GROSS METRO PRODUCT 
One of the city's biggest new growth drivers has been the tech industry. Giants like Google and Facebook have 
been expanding while smaller tech firms and startups are popping up in "Silicon Alley". The industry has actually 
been one of the biggest consumers of office space in the city this past year. Expansion will continue as Cornell 
University will build a $2.0 billion high-tech graduate school on Roosevelt Island. It will take a little time before 
new jobs and businesses spring from this project but the industry will own a larger and larger share of the city's 
economic output. In fact, New York City's tech industry is leading the country in growth. 

Another industry seeing large growth is the city's tourism industry. NYC & Co. estimates the industry contributes 
around 20.0 percent to total GMP annually. High tourism generates revenue for both leisure/hospitality and retail 
sectors. NYC & Co. reports New York City saw a record of 50.5 million visitors in 2011. This boom in the industry 
is why we see such expansion in related employment sectors, and will contribute more to GMP for the next 
several years. This is one of the main drivers of New York City's economic recovery. 

Further considerations are as follows: 

■ Between 2001 and 2011, New York averaged 1.8 percent annual GMP growth, slightly higher than the 
national average of 1.6 percent. The expansion of the financial sector drove much of this growth. 

■ The city's GMP is expected to outperform the country for the next five years, averaging an annual rate of 2.9 
percent and slightly higher than the national annual rate of 2.6 percent. 

The following graph compares historical and projected GMP growth by year for New York City and U.S. as a 
whole: 
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REAL GROSS PRODUCT GROWTH BY YEAR 
New York City vs. United States, 2001-2016 

■ United States ■New York City 

01 02 03 04 05 06 07 08 09 10 11 12 13 14 15 16 

Source: Data Courtesy of Moody's Economy.com and Cushman & Wakefield Valuation &Advisory 
Note: Shaded bars indicate periods of recession 
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EMPLOYMENT DISTRIBUTION 
New York City is heavily weighted in office-using employment, 32.1 percent of employment compared to 24.4 
percent for the national average. This is one reason the city has been able to expand economically at faster than 
average rates. It also isn't saddled by traditionally underperforming sectors like manufacturing. 

Further considerations are as follows: 

■ More New Yorkers are employed in education/health services than any other sector, comprising 20.2 percent 
of the workforce. The national average is currently at 15.3 percent. 

■ The sector with the lowest employment in the city is manufacturing, which accounts for 2.0 percent of the 
workforce. The sector accounts for 8.9 percent of the national workforce. This reflects how heavy the services 
industry is in the MSA. 

■ Employment in the financial activities sector is almost double the national average, 11.5 percent to 5.8 
percent. New York City being the headquarters of many large financial institutions as well as Wall Street 
swells employment in this sector 

The following graph compares non-farm employment sectors for New York City and the U.S. as a whole: 
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EMPLOYMENT BY SECTOR 
New York City vs. United States 

2012 Estimates 

3% 6% 9% 12% 

■ United States 

■ New York City 
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Source: Data Courtesy of Moody's Economy.com and Cushman & Wakefield Valuation &Advisory 

MAJOR EMPLOYERS 
New York City's list of major employers is a diverse group of companies, many of which also appear on Fortune 
500 lists. This is, for the most part, excellent for the local economy. The downside is that having so many global 
companies exposes the local economy to downturns in many regions across the world. 

Further considerations are as follows: 

■ The largest employer of the city is the Metropolitan Transit Authority. The government-owned company 
rushes millions of passengers through New York City each day. 

■ As the financial capital of the world, it is not surprising to see two of the three largest employers in the market 
are financial services companies. JP Morgan Chase & Company is currently the third largest company in New 
York, followed by Citigroup. 

■ As previously stated, the education/health services sector is the largest in the city, so it is not surprising that 
much of the list is populated by employers in this sector. There are five hospitals and one university in the top 
ten. 

The following table lists the New York City's largest private employers, and highlights the diversified nature of the 
regional employment concentration: 
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Company 

rvletropolitan Transportation Authority 

New York City Health and Hospitals Corp. 

JP Morgan Chase & Company 

Citigroup, Inc. 

North-Shore Long Island Jewish Health System 

Continuum Health Partners, Inc. 

Mount Sinai rvledical Center 

NYU Langone Medical Center 

Macy's, Inc. 

NEW YORK REGIONAL MARKET ANALYSIS 

No. of Business 
Employees Type 

66,240 Transportation 

36,964 Healthcare 

24,927 Financial Services 

24,442 Financial Services 

19,872 Healthcare 

18,974 Healthcare 

18,386 Healthcare 

15,705 Healthcare 

15,100 Retail 

Columbia University 15,080 Education 

Source: Grain's New York Business, April 2011 & Cushman & Wakefield Valuation & 
Advisory 
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EMPLOYMENT GROWTH 

New York City has now reached a new peak in overall employment in April of 2012. Private sector employment 
had reached a new peak in January but the public sector has been shedding jobs. The sector is down 0.7 percent 
in April from a year prior. Despite this weakness, almost all employment sectors are showing year-to-year 
increases. 

Further considerations are as follows: 

■ According to the latest numbers, New York is seeing the greatest growth in the professional/business 
services sector. In April 2012, the sector was up 5.0 percent from a year ago. 

■ Leisure/hospitality was the first employment sector to bounce back after the recession. While growth in the 
sector has slowed, it is still on the rise, up 3.1 percent from a year ago. The resurgence of this sector is 
mostly driven by the tourism the city is seeing. 

■ From 2001-2011, employment in New York grew by 0.2 percent annually. During the same time period the 
nation showed no average annual growth. 

■ The city is expected to remain in line with the country over the next five years, showing an average annual 
employment growth rate of 1.7 percent for each. 

The following graph illustrates total non-farm employment growth per year for New York City, and the U.S. 
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TOTAL EMPLOYMENT GROWTH BY YEAR 
New York City vs. United States, 2001-2016 

■ United States ■ New York City 

Forecast 

01 02 03 04 05 06 07 08 09 10 11 12 13 14 15 16 

Source: Data Courtesy of Moody's Economy.com and Cushman & Wakefield Valuation &Advisory 
Note: Shaded bars indicate periods ofrecession 
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UNEMPLOYMENT 

By the end of April 2012, New York City's unemployment rate was 9.5 percent, according to the Bureau of Labor 
Statistics. The inflation of the unemployment rate the past few months is likely a result of workers returning to the 
labor force. Employment in the city has continued to grow despite some economic concerns during the last half of 
2011. This will continue through 2012 and the unemployment rate will decrease as a result. 

Further considerations are as follows: 

■ New York City's unemployment rate averaged 6.7 percent from 2001-2011, higher than the nation's 6.4 
percent. 

■ Over the next five years, New York City's unemployment rate will average 6.3 percent compared to 6.9 
percent for the country. The city's job sector will continue to improve greatly in the near future and this will pull 
the city ahead of the national average. 

The following graph compares historical and projected unemployment levels for New York City, the state of New 
York, and the U.S. as a whole: 
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UNEMPLOYMENT RATE BY YEAR 
New York City vs. New York vs. United States, 2001-2016 
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Source: Data Courtesy of Moody's Economy.com and Cushman & Wakefield Valuation &Advisory 
Note: Shaded bars indicate periods ofrecession 
*First Quarter 2012 

CONCLUSION 
New York City's economic progress is surprising, given such dire forecasts following the financial crisis. Many 
predicted a very gloomy local economy given the nature of the national recession. The chaos we saw in the 
financial system was to have horrible impacts in New York City because of its position in the financial world. 
Having such a diverse employment-base and highly skilled workers has given New York City an advantage in 
recovery. Local efforts to boost both the tech industry and tourism have been very successful to the economy now 
and will continue to do so for the future. The city is one of only thirty metro-areas that have recovered all of the 
jobs lost in recession and employment is reaching new peaks. This will continue despite weakness in the public 
sector and a recession in Europe. 

Further considerations are as follows: 
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■ Many people in the city will be watching the fallout of the European debt crisis. As mentioned earlier, what 
happens will have an impact upon the city's economy in both the exporting of manufactured goods and the 
financial system. EU members are working out deals to avoid a crisis but markets have been unstable so far 
in response. The city has not seen any effect of the crisis in employment or tourism numbers and should 
resilient to a slowdown. 

■ The flight of the middle-class could severely change demographics within New York, as it would increase the 
income gap in the city's population. This out-migration will also weigh down population growth and household 
formation over the long-term. 

■ The financial problems of the state and city government have caused them to reduce employment. This will 
continue through 2012 as the budget gap forces further cuts in employment and services. Private sector 
employment will continue to grow and may gain steam if services industry employers become more confident 
in the national recovery's strength. 

■ New York City's GMP will grow slightly higher than the national rate and will outpace the national average 
over the long-term. Much of this national growth is in manufacturing output, which will lessen in the near 
future. The city's services-based economy will provide more stable growth for years to come. 

CONFIDENTIAL 

CUSHMAN& 
WAKEFIELD® 
VALUATION & ADYISO~Y 

C&W_0012034 



PX-121, page 33 of 214

40 WALL STREET DOWNTOWN MANHATTAN OFFICE MARKET ANALYSIS 15 

DOWNTOWN OFFICE MARKET ANALYSIS 

INTRODUCTION 

CURRENT TRENDS 
Downtown continues to improve in 2012 despite lower leasing activity than a year ago. Renewals have become 
common and this has kept space on the market low. Since renewals are not counted into leasing activity those 
numbers don't paint the full picture of the market's health. Downtown will see steady improvement in 2012 on the 
back of strong employment growth in the city. 

Employment in New York City has been growing rapidly the past two years with broad expansion across sectors. 
The city has added more than 50,000 jobs this year, 17,000 of which were in the professional/business services 
and financial sectors. These office-using sectors are important for both the city's economy and the Downtown 
office market. Office-using employment has not reached the previous peak set in 2001 but is well on its way. 

Office-using employment is the main growth driver in New York City's office market and is primarily made up of 
the financial services, professional/business services and information sectors. In total, these industries account 
for roughly 29.5 percent of employment. New York City has regained all of the office-using jobs lost in recession 
and is headed toward the city's previous peak office employment total. Much of the city's success is attributable to 
the technology industry. 

New York City's technology industry has expanded greatly in both employment and footprint in Manhattan. The 
information/media sector, which encompasses the tech industry, now occupies 16.4 percent of total space within 
Manhattan. Downtown has embarked on an effort to attract these tenants and has signed some major deals. 
These tenants have been some of the biggest drivers of the Midtown South market's improvement. More of these 
tenants will look Downtown as Midtown South's vacancy goes lower, bringing higher demand to the market. 

Listed below are highlights in the Downtown office market for second quarter 2012: 

■ Overall vacancy (including all classes and types) ended the quarter down 0.3 percentage points from the first 
quarter. Overall vacancy is now down to 8.9 percent and is one of the lowest rates for a central business 
district (CBD) in the country. 

■ Construction of the World Trade Center site is the dominant story of Downtown. All phases of the project are 
underway and the office towers are seeing increased interest from tenants. 

■ Overall asking rents ended the second quarter down $0.12 per square foot from the first quarter, ending at 
$40.06 per square foot. Downtown's direct class A asking rents continue to rise as demand for space grows. 

■ Absorption, defined as the net gain in occupancy, remains positive through the first half of the year. Total 
absorption for the year so far is 587,573 square feet. This is one of the more encouraging trends in Downtown 
this year. 

■ As stated previously, leasing activity in Downtown is down compared to a year ago. It is also important to note 
that Downtown leased the most space in a decade last year so a decline is not surprising. There have been 
more renewals this year which are not counted towards leasing activity totals, which does explain some of the 
decline. Midtown South to the north is filling up quickly and tenants will likely have to look at Downtown for 
comparable space. This should bring with it higher activity. 

■ The Downtown market has been rebranding itself as a "media hub", to capitalize upon deals signed by New 
York Daily News, Newsweek, Conde Nast and others. Media and technology tenants have been the biggest 
movers this year and are a major reason the Midtown South market has improved so rapidly. As mentioned 
earlier, Midtown South is showing little vacancy and many tenants will need to expand their search to 
Downtown to find comparable space. This rebranding effort along with the growth of these tenants could bring 
further demand to Downtown. 
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■ The European Debt Crisis continues to rattle markets here in the United States. European buyers have been 
major players in Manhattan commercial property and could be severely affected if this continues further. If 
another financial crisis takes place the fallout could spread to the Manhattan commercial leasing markets. 

MARKET CHARACTERISTICS 
Downtown's office inventory of 85.3 million square feet is geographically segmented into five major submarkets: 
City Hall, World Financial, Financial East, Financial West and Insurance. Approximately 55.3 percent of 
Downtown is comprised of Class A product, the majority of which is located in the Financial East submarket. 

The following are market characteristics of the Downtown's submarkets: 

■ The City Hall submarket is located in the most northern section of the Downtown market, spanning from the 
east to west side of Manhattan, south of Canal Street and the Brooklyn Bridge. With 14.2 million square feet 
of office space, City Hall is dominated by 6.3 million square feet of Class A space. Landmark municipal 
buildings and courthouses, as well as City Hall, are all located in the center of the submarket. 

■ The 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 15.6 
million square feet of space making up World Financial, 11.9 million square feet is primary class A space, 
heavily concentrated in the World Financial Center. All six planned buildings at the Center complex will 
contain more than 10 million square feet of commercial and retail space. 

■ The Financial West submarket, with 6.0 million square feet of office space, mostly Class B, is Downtown's 
smallest submarket. 

■ Home to the neighborhood known as the Financial District, Financial East, with 35.6 million square feet of 
office space, is Downtown's largest submarket. Home to many of the city's financial institutions and their 
headquarters, Financial East is comprised of 64.7 percent Class A office space. 

■ The Insurance submarket is located on the eastern side of the Downtown market, south of City Hall and north 
of the Financial East submarkets. The 13.9 million square foot Insurance submarket is comprised of 41.0 
percent Class B office space. 

The following graph demonstrates the Downtown office market's office submarket breakdown: 
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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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Overall vacancy continues to fall this year as the second quarter ended 0.3 percentage points lower than the first 
quarter to 8.9 percent. While financial firms hold the biggest footprint in Downtown, the market has recently had 
success in luring media and technology tenants. Tenants in those industries have leased the highest amount of 
space this quarter, ahead of financial tenants. This is a necessary trend for the future of Downtown, as it is 
unclear whether financial tenants will be able to drive leasing activity as they used to. 

Further considerations are as follows: 

■ Class A direct vacancy fell to 7.2 percent this quarter. This is down 0.7 percentage points from the previous 
quarter. Since the recession, much of the activity in Downtown has been in higher-quality class A space. 
Many tenants have been taking advantage of favorable prices and incentives on such space. 

■ The Financial East submarket's direct vacancy rate of 11.8 percent was again the highest in the market, but 
down 0.8 percentage points from the previous quarter. The addition of a large block of space at One State 
Street Plaza added 129,355 square feet to the statistical sample which did hold back the submarket's 
progress. 

The following chart shows Downtown's submarket statistics for the second quarter: 

Overall Direct YTD YTD Direct wtd Overall wtd 
Vacancy Vacancy Construction Overall Under Avg Class B Avg Asking 

Market/Submarket Inventory Rate Rate Completions Absorption Construction Asking Rent Rent 
CBD 

City Hall 14,186,204 2.2% 1.8% 0 428,629 0 $36.02 $35.61 
World Financial 15,570,956 4.7% 3.5% 0 -90,735 4,791,110 $38.59 $45.59 
Financial Wiist 5,986,809 12.1% 11.4% () 2'.l5,676 0 $'.l4.60 $'.l4.30 
Financial 8ist 35,611,455 14.1% 11.8% 0 -82,019 0 $35.26 $41.22 
Insurance 13,897,097 5.9% 4.8% 0 96,022 0 $34.24 $34.56 

DOWNTOWNCBDTOTAL 85,252,521 8.9% 7.5% 0 587,573 4,791,110 $35.38 $40.06 
Source: Cushman & Wakefield Research; compiled byC&WValuation & Advisory 

CONSTRUCTION 
In New York City, concern over the construction of megalithic office towers, such as the Manhattan West project 
has been raised. Building trends in recent years indicate developers of office properties are sacrificing aesthetics 
and quality-of-life to construct as big of towers as allowable, according to Bloomberg Architecture critic James 
Russell. Land is so valuable that every square foot is necessary to many developers. Concerns are that if 
buildings like these continue to be built, they could severely impact the quality-of-life of residents by limiting 
sunlight and fresh air to those at street level. 

Proponents of this construction mention the need for New York City to keep pace with international cities like 
Shanghai, Singapore and Sao Paulo, as cities like these have been building state-of-the-art office towers at a 
much faster rate than New York City. According to the Real Estate Board of New York, almost 90.0 percent of 
existing Manhattan office space was built before 1970 and the average age for Downtown buildings is 75.1 years. 
Some fear that this will hurt the city's attractiveness to international corporate tenants and could restrain rent 
growth down the line. 

The debate will only intensify as financing for these projects becomes available with improved economic 
conditions. 

Below is a list of construction developments in the Downtown market: 
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■ The Fulton Street Transit 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. 

■ Construction in Downtown Manhattan is solely represented by the World Trade Center site. When completed, 
10.6 million square feet of office space will be completed. 

The following graph summarizes construction completions within the Downtown office market: 
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Source: Cushman & Wakefield Research; compiled by C&WValuation & Advisory 

WORLD TRADE CENTER 
The major talking point in the Downtown market is of course the World Trade Center Site. The project is 
comprised of six LEED Gold Certified office buildings in total (one, two, three, four, five and seven) which, aside 
from One World Trade Center and Five World Trade Center, is being developed by Silverstein Properties. A 
memorial to the victims and families of 9/11, a 550,000 square foot retail concourse and a performing arts center, 
will also occupy the complex. The sustainability efforts of every part of the project make it the most 
environmentally conscious complex of its size in the world. The project, when completed, will be a symbol for the 
Downtown office market, New York City and the country as a whole. 

With vacancy rates dropping in the Downtown market this past quarter, concern with the amount of space the site 
will add to inventory is not as significant. When completed, the project would add 10.6 million square feet of space 
to the market's inventory. This excludes Seven World Trade Center, as it has been completed. 

Further considerations as follow: 

■ Construction on the World Trade Center site's centerpiece, the 2.6 million square foot One World Trade 
Center, began in June 2006 and will be the tallest skyscraper in America once completed. One World Trade 
is going to take advantage of the latest green technology with renewable energy, interior day lighting, reuse of 
rainwater and recycled construction debris. The tower, developed by The Port Authority of New York and New 
Jersey has reached the 102nd story and is expected to finish in 2013. It is now the tallest building in 
Manhattan. 

CONFIDENTIAL 

CUSHMAN& 
WAKEFIELD® 
VALUATION & ADYISO~Y 

C&W_0012039 



PX-121, page 38 of 214

40 WALL STREET DOWNTOWN MANHATTAN OFFICE MARKET ANALYSIS 20 

■ With a crystalline design culminating in a diamond-shaped summit, Two World Trade Center (200 Greenwich 
Street) will be the second tallest tower of the World Trade Center site and the second tallest in New York City. 
In total, the building will contain 2.3 million square feet of preleased office space and 138,000 square feet of 
retail space. Construction has begun, with the foundation of the building taking shape. The podium is 
expected to finish by August 2012. 

■ Three World Trade Center (175 Greenwich Street) is an 80-story, 2.8 million square foot office building with a 
foundation currently under construction. The building will also house 133,000 square feet of retail and the 
curtain wall enclosure is scheduled to be completed by the summer of 2014. Recently, Silverstein has stated 
that if an anchor tenant isn't secured by the end of 2012 he may cap the building at seven stories and seek 
retail tenants. The cap could be removed at a later date if needed. Without 400,000 square feet preleased 
and $300.0 million of financing secured the Port Authority will not guarantee the debt on the tower. 

■ Four World Trade Center (150 Greenwich Street) is the fourth tallest building of the World Trade Center site. 
The building has reached its cap of 72 stories and expected to complete in 2013. As of now, the 1.9 million 
square foot building is 45.7 percent preleased, with 140,000 square feet of retail space set to occupy the first 
five floors. A $1.3 billion municipal bond deal may be sold soon to help finance the construction of the tower. 
The offering had originally been scheduled to sell in December 2010 but was delayed due to volatile pricing 
conditions. 

■ Five World Trade Center (130 Liberty Street) was previously the Deutsche Bank Building, which was 
irreparably damaged in the attacks of September 11th. Deconstruction of the building has been intermittent 
since 2006, with a fire in 2007 causing a delay in the project. As of January 2011, the structure has been 
deconstructed. 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 has commenced with steel 
and concrete placement of the south bathtub. 

■ Seven World Trade Center (250 Greenwich Street) is the only office building of the World Trade Center site to 
have been completed. Construction of the building began in 2002 and completed in 2006. With the signing of 
MSCI the building is fully leased. 

■ 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 at ground level, with the museum 
seventy feet below. The memorial is now open to the public and the museum will open at a later date. 

■ The retail portion of the World Trade Center is being developed by The Port Authority of New York and New 
Jersey with help from Silverstein Properties. The 550,000 square foot project will have hundreds of thousands 
of commuters and travelers passing through daily. The plans call for six levels of retail space, two of which 
will be below-grade space extending from the World Financial Center. Construction is expected to complete in 
2014 and will be the focal point of the resurgent Downtown retail market. 

■ A new performing arts center will be located on the northwest corner of Fulton and Greenwich Streets. The 
1,000 seat center will be solely occupied by Joyce Theater, a modern dance focused troupe. Construction 
has not begun because funding has not been secured and a temporary exit for the PATH train is on the site 
currently. 

■ The architecturally beautiful transportation hub in the World Trade Center Site is expected to accommodate 
250,000 pedestrians a day. Designed by Santiago Calatrava, the winged structure is another work of art 
adorning the complex. The hub will include a multi-story transit hall and 200,000 square feet of high-end 
retail. A corridor will also connect the hub to the Fulton Street Transit Center. In total, commuters will have 
access to other transportation locations on and around the hub including the Hudson River Ferry, the PATH 
service, 13 subway lines and the proposed JFK rail link. This development is a joint effort between the Port 
Authority of New York and New Jersey and the Federal Transit Administration. 

The following rendering is courtesy of Silverstein Properties: 
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ASKING RENTS 
Historically, Downtown has had some of the highest asking rents in the nation. At the peak of the market in the 
third quarter of 2008, Downtown had the third highest overall asking rents at $50.89 per square foot. This was 
behind only Midtown New York and Midtown South New York. As with most markets, the recession dropped 
asking rents to the level they were at the end of 2006. 

CONFIDENTIAL 

CUSHMAN& 
WAKEFIELD® 
VALUATION & ADYISO~Y 

C&W_0012041 



PX-121, page 40 of 214

40 WALL STREET DOWNTOWN MANHATTAN OFFICE MARKET ANALYSIS 22 

Downtown's asking rents have remained relatively stable this year. Overall asking rents have fallen $0.12 per 
square foot to end the quarter at $40.06 per square foot. Overall asking rents should remain over $40.00 per 
square foot this year with strong demand. It was feared that after the financial crisis the Downtown market would 
languish for several years as the financial tenants with the largest footprint in the area suffered during the fallout. 
As mentioned earlier, media and technology tenants have been the biggest dealmakers recently and have been 
the biggest drivers of Midtown South's improvement. As Midtown South's vacancy declines, tenants have 
expanded their search to both Midtown and Downtown. The overflow from Midtown South should add healthy 
demand. 

Further considerations include: 

■ Downtown's class A direct asking rents raised this past quarter by $0.13 per square foot to $46.10 per square 
foot. 

■ The World Trade/World Financial submarket held the highest class A direct rents with $58.84 per square foot. 
The submarket is home to several large high-quality buildings like the World Financial Center and World 
Trade Center, which command higher rents than many other Downtown buildings. The Financial West 
submarket is the only one not showing quarterly growth. 

The following graph highlights the inverse relationship between the overall vacancy rate and overall asking rents 
in the Downtown office market since 2002: 
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DEMAND ANALYSIS 

LEASING ACTIVITY 

18% 

15% 

~ 
(I) 

12% ~ 
< 
QJ 

9% 
() 
QJ 
::i 

~ 
6% 'ii? 

ro 

3% 

As stated previously, leasing activity is down from a year ago. Downtown had its best year in a decade in 2011 in 
terms of leasing activity so it is hard to compare. However, there have been many renewals this year and these 
do not count towards statistics. Morgan Stanley alone signed a 1.2 million square foot renewal in the second 
quarter. It is this sort of activity that has kept the market healthy this year. As tenants look to Downtown, with 
Midtown South filling up, demand for space will grow. Downtown will not match last year's totals but the market 
will continue to improve in 2012 because of greater demand. 

The following points summarize Downtown's office leasing: 
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■ The New York Film Academy signed the largest deal of the quarter, taking 73,321 square feet at 17 Battery 
Place South. 

■ Another education tenant, Kings College, signed the second largest deal of the second quarter at 52 
Broadway for 51,750 square feet. 

■ The Financial East submarket has seen 45.2 percent of the total leased square feet in Downtown during the 
first half of the year. So far, 1.3 million square feet of space has been leased. 

The following table highlights significant leasing transactions in Downtown for the second quarter: 

Building Address 
17 Battery Place South 
52 Broadway 
205 Hudson Street 

Submarket Tenant 
Financial West New York Film Academy 
Financial East Kings College 

City Hall Tory Burch LLC 

Size (sf) 
73,321 
51,750 
31,580 

Source: Cushman & Wakefield Research; compiled by C&WValuation &Advisory 

NET ABSORPTION 
The Downtown market continues to improve and the market's net absorption is proof. Overall absorption has 
ended the first half of the year with an increase in occupied space of 587,573 square feet. The prevalence of 
renewals has kept the market in good shape and tenants are not letting go of space the way they had previously. 
This will keep occupied space on the rise, positively affecting the market's statistics. It will take some time for the 
market to make it back to prerecession levels of occupied space but Downtown is on track to do so within a few 
years. 

Further considerations are as follows: 

■ The Financial West submarket is leading all submarkets in gaining occupied space. Through the first half of 
the year, net absorption is 235,676 square feet. 

■ A slowdown in leasing activity for class A space seems to have also had an effect upon the class' net 
absorption. As of the second quarter, net absorption for class A space is at negative 123,701 square feet. 

The following graph shows construction completions and absorption compared to overall vacancy rates since 
2002: 
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The following graph shows the overall net absorption in Downtown since 2002: 
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DEMAND DRIVERS 
Being the largest regional economy in the United States and one of the largest in the world, NYC is traditionally 
driven by the Finance, Insurance, and Real Estate (FIRE) sectors. Recently, the technology and media industries 
have become major occupiers of Manhattan office space. Other economic drivers are the arts and entertainment, 
retail, sciences and health care, journalism and publishing, and higher education industries. Businesses in NYC 
capitalize on the synergy created from the presence of more than 200,000 companies, the access to investment 
capital and consumers, and the City's attractive quality of life. Leading world companies with headquarters and 
regional offices in New York City include 30 Fortune 500 firms, the highest by far of any city in the U.S., making 
NYC the nation's headquarters capital. 

Further considerations are as follows: 

■ The financial services industry alone makes up 12.5 percent of the New York City economy, and 15.8 percent 
of Manhattan's, with its highest concentration in the Downtown and Midtown markets. Downtown is home to 
the Financial District centered on Wall Street, making New York City, in many people's eyes, the financial 
capital of the world. 

■ New York City's economy has responded greatly since the recession. As of the second quarter, the city has 
added over 50,000 jobs in 2012. 

■ The pace of office-using employment growth has sparked an increase in demand for quality space. This has 
caused the rebound in the market, but it will take some time to return to prerecession levels. 

DEMAND FORECAST 
Cushman & Wakefield's office market forecasts are derived using a regression model developed by our Research 
staff. The model is based on trends in historical occupancy and rental rate movements as well as factors such as 
employment growth, new construction and absorption tendencies. 

Mathematical assumptions underlying our approach are as follows: 
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■ Occupancy is a function of employment. For the historical portion of this analysis we use total nonfarm 

employment as defined by the U.S. Bureau of Labor Statistics (BLS), and utilizing North American Industry 

Classification System (NAICS) coding. For the forecast portion we use Moody's Economy.corn's figures. 

■ Vacancy is a function of demand, available space and new supply (including both under construction and 
proposed projects). 

■ Rent is a function of overall and direct vacancy, taking into account both inflationary and deflationary 

tendencies, as well as current, historical, and anticipated trends. 

This mathematical approach limits subjectivity and the forecasts are statistically estimated to have an 

approximate 90.0 percent accuracy level. Highlights of the demand analysis are as follows: 

■ Economic data suggests that office employment will grow over the next five years, peaking at 2.8 percent in 
both 2014 and 2015. 

■ Inventory will grow substantially over the next 5 years with new construction of 4.8 million square feet 
occurring in 2013 and 993,400 square feet in 2014. 

■ Demand in Downtown has grown and the market is now in an undersupply situation. This will remain despite 

One and Four World Trade Center entering the market in 2013. 

■ Vacancy is expected to decline in Downtown until construction completes on One and Four World Trade. That 

will push the vacancy rate up to 9.7 percent, but will decline again in subsequent years. 

The following table and subsequent graph outline details of the demand analysis for the Downtown office market: 

CONFIDENTIAL 

Item 2012 2013 2014 2015 2016 

EMPLOYMENT 
Office-Occupying Employment 5,372,279 5,463,045 5,582,377 5,727,651 5,820,435 
Office Employment Growth Rate 2.7% 1.7% 2.2% 2.6% 1.6% 
Net New Office-Based Jobs 143,613 90,765 119,332 145,275 92,783 

SUPPLY 
Year-end Inventory 64,943,975 64,943,975 64,943,975 65,385,155 65,385,155 

New Construction 0 441,180 0 0 0 

Occupied Space (Sq. Ft) 61,467,198 62,016,952 62,027,363 62,314,774 62,450,303 
Vacant/Available (Sq. Ft.) 3,476,777 2,927,023 2,916,612 3,070,381 2,934,852 
Overall Vacancy Rate 5.4% 4.5% 4.5% 4.7% 4.5% 
Forecast Net Absorption (Sq. Ft.) 507,972 549,754 10,411 287,410 135,530 

SF Over (Under) SU[![!I'.)'. (683,263) (1,233,016) (1,243,428) (1,117,918) (1,253,448) 

Source: Data Courtesy of Moody's Economy.com, Cushman & Wakefield Research 

Note: Over (Under) Supply is based on historical stabilized occupancy trends within the market. 

Absorption is based on a proprietary regression rmdel using historical occupancy, rental rate rmvements, ernployrmnt grow th, new 
construction and absorption tendencies. 
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Midtown South Manhattan Market Total 12Q1 Supply & Demand 
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CONCLUSION 
The Downtown market's recovery was solidified in 2011 with high leasing activity and asking rent growth. Projects 
like the World Trade Center site could help the market gain ground with such high-quality space entering the 
market The expansion of technology and media business has been a major benefit to Downtown and its 
rebranding efforts. New, sustainable office space in the market will be attractive to these tenants and growing 
their footprint could provide balance to the market as hiring in the financial industry idles. 

Final thoughts: 

• Vacancy in Downtown should continue to trend downward in 2012 as market conditions improve, driven by 
office-using employment growth. Downtown will remain one of the CBDs with very low vacancy in the country. 

• Asking rents may see minor increase in 2012 before growing more rapidly the following year. The World 
Trade Center will have an impact upon the high-end office market in Downtown and should raise overall rents 
when complete. 

• Occupied space in Downtown continues to rise. Total absorption for the year so far is 587,573 square feet. As 
this continues, landlords will have more leverage in raising asking rents. 

• Attracting media and technology tenants to Downtown continues to reap rewards. While leasing activity is 
down, there is still movement in the market The future of Downtown as an office market may be dependent 
upon these tenants. Overflow from Midtown South should bring more activity to Downtown. 
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DISTRICT OVERVIEW 
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 second quarter 2012: 

World Fioo:nclnl 
c. KDIJ Tmde/World West 

Number of Buildings 7 7 2 
Inventory (sf) 6.298.468 1t902.802 663.315 
Total Space Available 69,394 354.303 84.73.2 
Direct Spnce Available 13,637 268.362 55.337 
Direct Vacancy Rate 0.2% 2.3% 8.3% 
Total Vacancy Rate 11% 30% 12.8% 
Direct Rental Rate $42.00 $58.84 $35.91 
YTD Lea.sir, Activi 63.446 357.730 20.651 

World FJoo:nclnl 
C KDII TR/tllelJWorld West 

tfomber of Buildings 8 4 9 
Inventory (sf) 3.192.893 3.618.654 3.962.787 
Total Space Available 76.568 375.365 558.413 
Direct Space Available 76.568 274.791 549.751 
Direct Vacancy Rate 2.4% 7.6% 13.9% 
Total Vacancy Rate 2.4% 10.4% 14.1% 
Direct Rental Rate $36.02 $3B.59 $34.60 
YTD Leasinc Activi 86.039 55.947 134.107 

CONFIDENTIAL 

Fioo:nclnl 
IEut 
21 

23.074.388 
3.433.353 
.2.906.0B6 

12.6% 
14.9% 
$45.63 
840.614 

FJnancial 
IEut 
.26 

11.271.101 
1.353.105 
1.069.282 

9.5% 
12.0% 
$35.26 
383.655 

llmurrance 
9 

5.202.929 
294,363 
172.942 

3.3% 
57% 

$37.82 
114.828 

lmmrrance 
10 

5.712.767 
359.315 
332.912 

5.8% 
6.3% 

$34.24 
115.022 

llarut 
SWlllfml. 

46 
41,141,922 
4,236,145 
3,416,364 

7.2"o 
9.0,o 

$46.10 
1,397,269 

s 
51 

27,7~8.202 
2,722,766 
2,303,304 

8.3'Yu 
9.8'Yu 

$35.38 
774,770 
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40 WALL STREET FINANCIAL EAST OFFICE DISTRICT ANALYSIS 29 

The Downtown vacancy rates, as of the second quarter 2012, tend to vary from district to district. For Class A 
space, the direct vacancy rates are 0.2 percent for the City Hall sub district, 2.3 percent for the World Financial 
sub district, 8.3 percent for the Financial West sub district, 12.6 percent for the Financial East sub district and 3.3 
percent for the Insurance sub district. This compares to the average Downtown direct vacancy rate of 7.2 percent 
for Class A space. When sublease space is included, the average vacancy rate for Downtown Class A space 
increases to 9.0 percent. For Class B space, the direct vacancy rates are 2.4 percent for the City Hall sub district, 
7.6 percent for the World Financial sub district, 13.9 percent for the Financial West sub district, 9.5 percent for the 
Financial East sub district and 5.8 percent for the Insurance sub district. This compares to the average Downtown 
direct vacancy rate of 8.3 percent for Class B space. When sublease space is included, the average vacancy rate 
for Downtown Class B space increases to 9.8 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 second quarter 2012. 

Direct Wld. Avg c .. 
Overall YTD._._lng A GroN Rental Ra 

Quarter IJT418f1k11. 
2nd QL1arter 2012 35.611.455 14.10% 1.270.538 $45.63 
1st Quarter 2012 :35.611.455 14 00% 551.599 $45.41 
2nd QL1arter 2011 35.642.055 13.10% 988.829 $43.88 

• Rents: Overall asking rents increased from $40.07 per square feet (psf) in Q2 2011 to $41.22 psf 
currently and is 6.2% higher than the 10-year average of $38.82 psf. Class A overall asking rents 
continued to steadily increase and reached $44.96 psf, $1.94 psf higher than last quarter. Class B overall 
rental rates remained flat this quarter at $34.99 psf. 

• Vacancy Rates: Financial East's overall vacancy rate at 14.1 % increased by one full percentage point 
from 02 2011, the highest vacancy rate in the past year. There are a total of six blocks of available space 
each greater than 100,000 square feet (sf) in the submarket. Although direct available space increased 
6.2% from last quarter, sublease available space jumped nearly 69.0%, driving the overall vacancy rate 
higher. Despite the increase of class A sublease space, the class A direct vacancy at 12.6% is at its 
lowest level since 03 2010 due to high leasing velocity of direct space in class A buildings. 

• Leasing Activity: Year-to-date leasing activity registered almost 1.3 million square feet (msf), the highest 
mid-year leasing level in nearly ten years and also 28.5% higher than total leasing in the first half of 2011. 
Class A leasing represents 66.2% of all leasing activity. The largest Q2 2012 transaction was Morgan 
Stanley's 1, 180,000-sf renewal and expansion at One New York Plaza. Other significant leases were 
Fitch, lnc.'s 180,519-sf lease at 33 Whitehall Street and King's College's 45,290-sf lease at 52 Broadway. 

CONFIDENTIAL 
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40 WALL STREET FINANCIAL EAST OFFICE DISTRICT ANALYSIS 30 

The Financial East Sub district contains a large number of pre-war office buildings, many of which remain Class A 
buildings. Examples of 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: 

• 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 32 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. 

CONFIDENTIAL 
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40 WALL STREET 

Prope,1:Y Offloo Area Year 
CtroaStnNa I RA Bul)t 

One World F1nancial Center 1.461.365 1985 
Elounded b Alban Libert . West Sts & South [nd Ave 

2 Two World Finam::ial Center 2.200.000 1987 
Bounded b the Hudson River. West. Vase & Libert Streets 
American Expres1 Tower 

3 Three World Financial Center .2.300.000 1985 
8ound1:d b Vese Street & Westside Hi hwa 
M1will Lynch Tow1H 

4 Four World Financial Center 1.600.000 1986 
Sounded b Vese Street. Westside Hie ~,wa & North End Avenue 
Broad Financial Center 

5 33 Whitehall Street 395.000 1987 
Blw Brid< e & Pearl Streets 
NY Information Technolo-gy Ctr. 

6 55 Broad Street 402.126 1967 
N/E/C Beaver Street 

7 85 Broad Street 1 170.000 1983 
Entire block bou11-ded b Broa-d St.. So. William St.. Pearl St. & Coentit 

8 45 Broedwey Atrium 368.315 1983 
B/w Morris Street & Exchan- e Alie 
The Eqllit.ible Bllilding 

9 120 Broedway 1.916.700 1915 
Entir1: block bow1de-d b Bwa . Pimi. Nassat1 ,~ C11dar Sts. 

10 140 Broedway 1.200.000 1967 
Entire block bow1d b Cedar. Nassa1J ,i L.ibert Streets 

11 One Chase Manhattan Plu.a 1.898.158 1960 
Entirn l>lock bound1!d b Pimi. Nassau. LibiHt & William Sts. 

Compil&d by Cu::shman & Wakefield_. Inc. 

CONFIDENTIAL 

Minimum llu:lmum 
StoriN Floor Sim Floor Sb:e 

40 20.698 77.760 

44 1.769 145.802 

51 24.000 73.4fi3 

34 15.600 91.345 

28 14.750 42.222 

30 8.000 24.707 

30 6.024 39.014 

32 10.875 17.050 

41 23.614 55.500 

51 14.556 45.500 

60 26.096 35.518 

FINANCIAL WEST OFFICE DISTRICT ANALYSIS 31 

IJ 

DlmdSF SF 
Available Available 

201.691 0 

0 45.143 

88.19.2 0 

0 0 

0 0 

29.369 26.278 

690.490 0 

23.207 ,u13 

105.628 0 

139.279 24.711 

0 0 

86.20% 

100.00% 

96.17% 

100.00% 

100.00% 

92.70% 

40.98% 

93.70% 

94.49% 

88.39% 

100 00% 

$50.00 $59.00 

NIA NIA 

$59.00 $59.00 

NIA NIA 

NIA NIA 

$36.00 $36.00 

$43.00 $48.00 

$35.00 $35.00 

S:l4.00 $40.00 

$52.00 $56.00 

NIA NIA 
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40 WALL STREET 

Prope,1:Y Offloo Area Year 
CtroaStnNa I RA Bul)t 

12 Financ1al Square 1.000.301 1987 
[ntire block bounded b Old Sli Gouveneur Lane. Front & South Strei 

13 l Hanover Square 847.000 1983 
8/w Water & Pearl Streets 

14 180 Water Street 467.000 1970 
S/EIC of JCJhn Street 

15 One Liberty Plaz.a 2.121.437 1972 
Entire block bounded b Broadwa .. Ctn.m:h & Cortlandt Streets 2007 
Federal Reserve Plaza 

16 33 Maiden Lane 540.000 1984 
NIE/C of Nassau St. throuc hblo-ck to .John Street 
Continental Center 

17 180 Maiden Lane 982.089 1983 
Entire block bounded b Front. Pine & South Streets 2000 

18 One New York Plaza 2.103.750 1968 
Entire Bio-ck Bounded B Broad.South.Whitehall & Water Sts. 1994 

19 Two ~lew York Plaza 1.345.919 1970 
NfWIC of South Street & FDR Drive 2006 

.20 Four New York Plaz.a 796.000 1968 
NIE/C of Broad & Wat1H Stmets 
Wall Stnrnt Plaza 

.21 88 Pine Strer~t 6.24.000 1971 
Bound b Water Street. Front Street & Maiden L.ane 
R.R Donnelley & Sons Co. Bld-g 

.2.2 75 Park Place 5.20.000 1987 
Entirn l>lock bound1!d b Murra Greirnwi-ch & WHst BrmuJwa 

Compil&d by Cu::shman & Wakefield_. Inc. 

CONFIDENTIAL 

Minimum llu:lmum 
StoriN Floor Sim Floor Sb:e 

36 17.866 39.450 

27 32.000 38.069 

23 20.000 21.500 

54 27.139 47.597 

27 21.000 .24.047 

41 22.459 34.802 

50 26.000 63.000 

40 6.000 39.765 

.23 37.980 49.570 

32 19.300 21.750 

14 17.145 51.953 

FINANCIAL WEST OFFICE DISTRICT ANALYSIS 32 

IJ 

DlmdSF SF 
Available Available 

265.511 0 

0 34.5b1 

0 0 

57.127 0 

96.215 0 

27.786 0 

432.419 22.239 

166.972 77.780 

49.528 0 

13.171 50.858 

0 40.798 

73.46% 

100.00% 

100.00% 

97.31% 

82.18% 

97.17% 

79.45% 

87.59% 

93.78% 

97.89% 

100 00% 

$46.00 $53.00 

NIA NIA 

NIA NIA 

$51.00 $55.00 

$34.00 $36.00 

$45.00 $48.00 

$50.00 $55.00 

$39.00 $39.00 

$.29.00 $29.00 

$41.00 $4.2.00 

NIA NIA 
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40 WALL STREET 

OfflmArea Year 
Oroa I RA Built 

2'.l One State Street Plaza 747.000 1970 
Blw P,iarl & Watm Streets 

24 17 State Strm3t 525.900 1988 
N/E/C of Pearl Street o osite Batter Park 

25 One Battery Park Plai.a 810.625 1969 
Entire block bou11ded b State. PearL Brid< e & Whitehall Stsi 
Deutsche Bank Building 

26 60 Wall Street 1,587.849 1989 
Slw William & Pearl Sts. Hm1block to Pine St. 

27 100 Wall Street 457.622 1968 
Norther! blockfrot1t between Water & Front Streets 1994 

28 55 Water Street 3.600.000 1972 
Entire block boLmd b & Jeanette Park 

.29 H Water Street 614.011 1970 
L:ntire Bio-ck bound b, Gouvemem. 01-d Sli & front Sts 

30 160 Water Street 484.000 1970 
N/WIC Fl1,tduu Stnrnt thmudi to P,iarl Strim! 
Anmrican lnt1!mational Bldg 

31 175 Water Street 592.635 1983 
Entire block boL.md Burlin< Sli . Fmnt & Fletcher Sts 
One Seaport Plaza 

32 199 Water Street 933.310 1984 
Entirn block bound b Sli & Fulttm Strnet 

TOTAL ll,112,112 
AVERAGE 

Compili~d by Cu:stlmar, & Wak·nf!eld. Inc. 

CONFIDENTIAL 

Minimum llhxirnurn 
Stodm1 Floor Sim Floor Ska 

35 1t700 :lS.071 

4.2 2,500 14.901 

35 15.640 .25.700 

47 29.000 52.084 

29 15.277 19. 136 

53 11.892 94.000 

26 14.849 25.310 

.24 21.500 22.000 

30 18.482 20.721 

35 12.200 35,999 

FINANCIAL WEST OFFICE DISTRICT ANALYSIS 33 

u 
Direct SF SF 
Amllabl& Amlhtbl& 

61.305 178.904 

97.165 2.500 

0 0 

0 0 

71.257 0 

326.936 25.479 

0 4.645 

21.500 () 

0 0 

70.246 69.373 

3,034,99,t •.012 

91 79% 

81.52% 

100.00% 

100.00% 

84.43% 

90.92% 

100 00% 

95.56% 

100.00% 

92.47% 

$39.00 $52.00 

$50 00 $50 00 

NIA NIA 

NIA NIA 

$36.00 $41.00 

$45.00 $45.00 

NIA NIA 

$29.5() $29.50 

NIA NIA 

$46.00 $46 00 
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40 WALL STREET FINANCIAL WEST OFFICE DISTRICT ANALYSIS 34 

The buildings that are competitive with the subject contain a total net rentable area of 36,612,112 square feet. 
The average overall direct occupancy rate for these buildings is 91.71 percent, compared to 92.80 percent for 
Class A office space in the Downtown market as a whole. The minimum asking rent for the 32 buildings that are 
competitive with the subject is $29.00 per square foot and the average maximum asking rent is $59.00 per square 
foot. 

DIRECTLY COMPETITIVE BUILDINGS 
Of the 32 buildings presented, eight 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 eight competitive buildings 120 Broadway, One Chase Manhattan Plaza, 
One New York Plaza, Two New York Plaza, 88 Pine Street, One State Street Plaza, 180 Maiden Lane, and 100 
Wall Street. 

" .. Dlrwct 
PN>fMK'Y OfflceAIN Occupied Occupied MklmaBIIJl 

Sir.- RA ifil obi ILow 1H h 
1 120 Broa-dway 1.916.700 105.628 0 9449% 9449% $34 00 $40 00 
2 One Chase Manhattan 1.898.158 0 0 100 00% 100 00% NIA NIA 
3 One New York Plaza 2.103.750 432.419 2.2.239 79.45% 78.39% $50.00 $55 00 
4 Two New York Plaza 1.345.919 166.972 77.780 87.59% 81.82% $39.00 $39.00 
5 88 Pine Street 624,000 13.171 50.858 97.89% 89.74% $41.00 $42.00 
6 One State Street PlazE 747.000 61.305 178,904 91 79% 67.84% $39.00 $52.00 
7 180 Mai-den Lane 982,089 27,786 0 97.17% 97.17% $45.00 $48.00 
8 100 Wall Street 457,622 71,257 0 84.43% 84.43% $36.00 $41.00 

TOTAL 10,075,238 111,538 329,781 
AVERAGE 

Compiled by Cushman & Wakefield. Inc. 

The average direct occupancy rate for these eight directly competitive buildings is 91.28 percent for direct space 
and 88.01 percent when including sublease space. Excluding One New York Plaza, which is in lease up, the 
average direct occupancy is 94.40 percent. This compares with an average direct occupancy rate of 91.71 
percent for all of the buildings competitive with the subject and 92.80 percent for direct Class A space within the 
Downtown market. 

SUMMARY AND CONCLUSIONS 
Of the 32 buildings competitive with the subject, eight buildings are considered directly competitive; 120 
Broadway, One Chase Manhattan Plaza, One New York Plaza, Two New York Plaza, 88 Pine Street, One State 
Street Plaza, 180 Maiden Lane, and 100 Wall Street 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 $30's per square foot and stabilize at an occupancy rate in the range of 90 
percent. 

CONFIDENTIAL 
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40 WALL STREET 

l 
120 

COl"l'!/1/JMr SAN!IC!IIN MAI' COWl'ANY, INC. 

3 

1. 

CONFIDENTIAL 
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40 WALL STREET 36 

CONFIDENTIAL 

Location: 

Shape: 

Topography: 

Land Area: 

Frontage: 

Visibility: 

Access: 

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. 

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

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

CUSHMAN& 
WAKEFIELD® 

C&W_0012056 



PX-121, page 55 of 214

40 WALL STREET 37 

CONFIDENTIAL 

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: 

Location Rating: 

The subject site is functional for its current use. 

Good 
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40 WALL STREET IMPROVEMENTS DESCRIPTION 38 

IMPROVEMENTS DESCRIPTION 
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: 

CONSTRUCTION DETAIL 

Basic Construction: 

Foundation: 

Framing: 

Ceiling Height: 

Floors: 

Exterior Walls: 

CONFIDENTIAL 

1929 (Renovated in the late 1990s.) 

Class A 

1 

63 

1,061,266 square feet (Per Assessor) 

1,164,667 square feet (Per Rent Roll/Leases) 

1,177,605 square feet (Remeasured) 

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' 0" to 14' 0", 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. 
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40 WALL STREET 

Roof Cover: 

Windows: 

Pedestrian Doors: 

Loading Doors: 

MECHANICAL DETAIL 

Heating: 

Cooling: 

Plumbing: 

Electrical Service 

Emergency Power: 

CONFIDENTIAL 

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. 

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 i 17 

through 63"1 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: 

INTERIOR DETAIL 

Layout: 

CONFIDENTIAL 

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 tv 
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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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 

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. 

83 years 

35 years (The building was renovated in 1996 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: 

Assessor's Parcel Number: 
Assessing Authority: 
CL1rrent Tax Year: 
ASSESSIIENT HillFORlMATION 

Assessed Value 
Land Assessed Value 
Improved Assessed Value 
Total Assessed ValL1e 

TAXUABIUTY 

Block 43. Lot 2 
City of New York 

2012/13 

Actual 

$19.980.000 
$40.697.200 
$60.577.200 

Transitional 

$19.980.000 
$61.624.310 
$71.504.310 

2011/12 

Actual 

$19.980.000 
$61.020.000 
$71.000.000 

Transitional 

$19.980.000 
$66.327.393 
$76.307.393 

Taxable Assessment $60.677.200 $71.000.000 
Tax Rate 10.254% 10.152% ----------------------Tot a I Property Taxes $6.211.295 $7.207.920 

(1) Tax rrtl!ta ~ Ill 1" abolle lbe 2D111f2 ,aa. 

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 
2012/2013. Our tax projection for the subject property, therefore, is based upon the 2011/12 and 2012/2013 
actual assessments for calendar year 2011 as follows: 

2012/'13 Fiscal Taxes $6.211,295@ 50% = 
2011/12 Fiscal Taxes $7.207.920 @ 50% = 
2012 Calendar Year Tax Liability= 
2012 Calendar Year BID Taxes = 
2012 Total Calendar Year Tax Liability= 
Tax Liability per Square Foot GSA= 

$3.105.648 
$3.603.960 
$6.709.1508 

$192.493 
$6.902.101 

$6.50 

As can be seen from the previous summary of tax liability, the subject property's assessments decreased from 
2011 /2012 to 2012/2013. 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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In addition to the tax liability of the City of New York, the property is also subject to an assessment by the area's 
business improvement district. This special district assessment is based on a per square foot charge, rather than 
the assessed value of the building. In 2012, the special district assessment is $192,493. 

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. 

IN& Pf...-i:, ..... &~ Block Llillt 8uldlnl GBA YnrBDII ~t~SIF 1T o.i 1fl1Dln 1fllllllnl!IF 
1 120 Broadway 47 1001-2 1,597,965 1915 $110,310,308 $6903 $11,310,689 $708 
2 One Ct1ase Mantn,ttan Plaza 44 ·1 2,239,000 1963 $178,489,828 $79.72 $18,301,490 $8. 47 
3 88 Pine Street 38 17 (323,858 1973 $48,388,050 $77.56 $4,961,478 $7.95 
4 One State Street Plaza 9 1 845,018 1969 $88,560,000 $10480 $9,080,517 $10.75 
5 180 Maiden Lane 37 23 1,079,361 1983 $111,485,000 $103.29 $11,431,137 $10.59 
6 100 Wall Street 38 1 463,664 1969 $38,844,000 $83.78 $3,982,877 $8.59 

STATISTICS 
Low: 46:3,664 1915 $:38,844,000 $69.03 $3,982,877 $7.08 
HiQh 2,239,000 1983 $178,489,828 $104.80 $18,301,490 $10.75 
AVlHaQ!!'. 1,141,478 1962 96,012,864 $86.36 9,844,698 $886 

GB .4 ,xowkld by R&il ~ty ~i &raa1 

Our survey of comparable office buildings, which contain retail and office space, indicates a wide range of taxes 
ranging from $7.08 to $10.75 per square foot of gross building area. The average tax of the comparable 
properties is $8.86 per square foot. This compares with the subject's 2012/2013 fiscal tax liability of $6,211,295 or 
$5.85 per square foot of the assessor's gross building area of 1,061,266± square feet. 

Although the subject's real estate taxes appears reasonable in light of the tax comparables, the assessor's 
estimate of market value is $134,616,000 (which is the basis of the subject's assessed value), while the appraiser 
estimate of market value is $200,000,000. Therefore, the subject property appears under-assessed in the initial 
years of the holding period in light of its location and level of income. Based upon the property's increasing net 
operating income over the next several years, we have assumed the prospective assessed value will stabilize at 
$90,000,000 (taxes near $9.00 per square foot) in 2016/2017, 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 $60,577,200, which reflects the first year of a five year transitional assessment phase-in to the 
assessed value of $90,000,000 as shown on the following chart. 

PHASE-IN PERIOD TAX YEAR ASSESSED VALUE PHASE-IN 

1 

2 

3 

4 

5 

2012/13 

2013/14 

2014/15 

2015/16 

2016/17 

$60,577,200 

$67,932,900 

$75,288,600 

$82,644,300 

$90,000,000 

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 $90,000,000 (taxes near $9.00 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 City administration has stated it requires tax increases to meet expected fiscal deficits. The tax rates in the 
last nine fiscal years are exhibited on the following chart. 

2002/03 

2003/04 

2004/05 

2005/06 

2006/07 

2007/08 

2008/09 

2009/10 

2010/11 

2011/12 

CONFIDENTIAL 

11.580 

11.431 

11.558 

11.306 

10.997 

10.059 

10.241 

10.426 

10.312 

10.152 
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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 2012/13. The actual and projected real estate taxes used for the first six 
calendar years are summarized on the following chart. 

8.1.0. 
YEAR R.E. TAXES TAXES 
2012 $6.709.608 $192.493 
2013 $6.623.232 $198.268 
2014 $7.455.033 $204 .. 216 
2015 $8.30.2.809 $.210.34.2 
2016 $9.166.794 $216.653 
2015 $9.746.912 $223.152 

CONFIDENTIAL 

TOTAL PSF 
$6.902.101 $6.50 
$6.821.500 $6.43 
$7.659.249 $7.22 
$8.513.151 $8.02 
$9.363.446 $8.84 
$9.970.064 $9.39 
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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. 

CS-5 bulk regulations are as follows: 

Floor Area Ratio 

F.A.R. 

(times Lot Area) 

Commercial Building 15 

Community Facility 15 

Residential Building 10 

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; 
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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. 

The C5-5 designation permits a floor area ratio that governs building size of 15 times 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. 

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. 

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. 

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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VALUATION PROCESS 52 

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. 

SUMMARY 
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. 

CONFIDENTIAL 

CUSHMAN& 
WAKEFIELD® 

C&W_0012073 



PX-121, page 72 of 214

40 WALL STREET GROUND LEASE AND LAND VALUATION 54 

GROUND LEASE AND LAND VALUATION 
40 Wall Street is subject to a ground lease. The ground lease has been summarized and analyzed as follows: 

Landlord: 

Tenant: 

Property: 

Lease Index: 

Date of Lease: 

Term: 

Lease Commencement Date: 

Rent Commencement Date: 

Fixed Expiration Date: 

Fixed Rent: 

CONFIDENTIAL 

Nautilus Real Estate Inc. and Scandic Wall Limited Partnership 

40 Wall Street LLC c/o The Trump Organization 

40 Wall Street, New York, New York 

Ground Lease dated November 30, 1995. 

Lease 1st Modification dated May 1, 1997 

Lease 2nd Modification dated November 24, 1998 

Lease 3rd Modification dated July 29, 2002 

Lease 4th Modification dated December 31, 2007 

November 30, 1995 

67.6 months 4tr, Lease modification & Sec: 26 Pg: 53. 

November 30, 1995 

November 30, 1995 

April 30, 2059. Sec:1 Pg: 2 Lease doc 

Begin End 

11/30/1995 11/29/1997 

11/30/1997 11/29/1998 

11/30/1998 11/29/1999 

01/01/2008 12/31/2012 

01/01/2013 12/31/2017 

01/01/2018 12/31/2019 

01/01/2020 12/31/2022 

01/01/2023 12/31/2027 

01/01/2028 12/31/2032 

4th Lease Modification Pg: 2. 

Annual Rent 

$1,500,000.00 

$750,000.00 

$650,000.00 

$1,500,000.00 

$1,650,000.00 

$1,815,000.00 

$2,315,000.00 

$2,546,500.00 

$2,801,150.00 
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Rent Adjustment: 

Renewal Option: 

Insurance: 

Use: 

Alterations and Improvements: 

Repairs: 

Taxes & Imposition: 

Purchase Option: 

Default: 

Estoppel: 

Mortgages, Assignment & 

Sublease: 

CONFIDENTIAL 

GROUND LEASE AND LAND VALUATION 

Base Rent for Revaluation Period: Greater of (a) 6.0% the then value 
of the land considered as vacant and unimproved but with the right to 
construct a 900,000 SF Bldg for (x) office purposes and (y) ground 
floor retail space or other retail space in the Bldg which existed after 
1/1/2028 or (b) 85.0% of the Then rental. 4th modification Pg: 4. 

Landlord may require Valuation of the land as of 1/1/2033 and each 
25 years thereafter. Land is to be valued as vacant and unimproved 
but w/ right to construct a 900,000 SF building thereon. Rent 
becomes greater of (a) 6% of Value or (b) 85% of rent for the prior 
year. 4th modification Sec: 2.05 Pg: 4. 

Tenant has right to exercise two renewal options to 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. Sec: 26 pg: 53 

Tenant shall maintain its own cost and expense all risk insurance, 
liability for bodily injury and death, personal injury and property 
damage, rent or business interruption insurance and such other 
insurance as required by Landlord. Sec: 5. Pg: 9&10. 

For any Lawful purposes. Sec: 11.01. Pg: 20. 

Only demolition of building requires Landlord's consent. All 
alterations are subject to typical restrictions but do not require 
Landlord's consent. Sec: 9.01 Pg: 17 

Tenant is responsible for all repairs and maintenance of the 
premises. Sec: 7 Pg: 14 

Tenant shall pay for all Taxes and other charges. Sec: 3.01 Pg: 5. 

If Landlord elects to sell its interest in property, Tenant has the right 
of first offer to purchase the fee interest at all the cash price offered 
by accepting Landlord's notice within 30 days after getting the offer 

by Landlord. Sec: 23.04 Pg: 49. 

Monetary Default: 20 days after written notice. Non Monetary 
Default: 60 days or more if default cannot be cured in 60 days. Sec: 
19Pg:43 

Within Twenty (20) days prior notice with request from either parties. 
Sec: 20 Pg: 47 

Tenant has the absolute right w/o Landlord's consent to: (a) assign 
or transfer lease, Sec: 18.01. (b) mortgage the lease up to 85% of 
FMV. Sec 18.02 and (c) sublease all or part of the premises as an 
entirety for occupancy at least 50% of the premises and not for 
further subletting. Sec: 18.06 Pg: 30 
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Condemnation: 

GROUND LEASE AND LAND VALUATION 

Landlord shall upon Tenant request enter in to a Non Disturbance 
agreement with the Tenant and Sub tenant in form and substance 
who obtained such an agreement from the leasehold mortgage. Sec: 
18.10 Pg: 41 

Tenant shall not modify the terms of sublease having an unexpired 
term of 5 years or more or with rents at $250,000 p.a. without the 
prior written consent of Landlord. Sec: 18.10 Pg: 41. 

If at any time during the term of this lease title to the whole or 
substantially all of the demised premises shall be taken by the 
exercising the right of condemnation or eminent domain. The 
proceeds of any award shall be paid as follows: 

a) First, to each parties their respective reasonable cost of collection 
of the award, Second, to Landlord, the sum of $12,000,000 which 
shall be increased by the same percentage increase in the net 
annual rent, Third, settlement to Leasehold mortgages in order of 
their seniority, Fourth, to Tenant to the extent that the then 
depreciated value of any improvements to the demised premises 
made by Tenant shall exceed the amount paid to the holders of 
Leasehold Mortgage. 

b) If the value of the unexpired portion of Tenant's leasehold estate 
which value not have been separately determined in such 
proceeding such value will be fixed by agreement between Landlord 
& Tenant. Sec: 16.03 Pg: 27&28. 

56 

The ground lease payments currently total $1,500,000 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; or, (b) 85.0% of the then 
lease payments. There are two renewal options that can be exercised for a period of sixty seven and one half 
years (67 and½) to commence on May 1, 2059 to October 31, 2126 and 2nd option commencing on November 1, 
2126 to April 30, 2194. 

In order to estimate the value of the leasehold interest, we have estimated the property's land value assuming it is 
vacant, unimproved and unencumbered and available to be put to its highest and best use. We have estimated 
the property's land value assuming it is vacant, unimproved and unencumbered and available to be put to its 
highest and best use. 

LAND VALUATION (SUBJECT TO REQUIREMENTS OF THE 
GROUND LEASE) 
We used the Sales Comparison Approach to develop an opinion of land value subject to requirements of the 
ground lease. In this method, we analyzed prices buyers have recently paid for similar sites in this area. In 
making comparisons, we adjusted the sale prices for differences between this site and the comparable sites. We 
present on the following pages a summary of pertinent details of sites recently sold that we compared to the site 
appraised. 
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Real estate developers make qualitative and quantitative judgments in the acquisition of a site with development 
potential such as the subject property. Subjectively, a developer considers the nature of surrounding land uses 
and proximity to complimentary services to a potential project. Objectively, the physical and functional attributes 
of the site, and the cost of preparing it for construction must be calculated. Lying between these two 
considerations are the many aesthetic and economic factors, which come to influence the final product. 

The most widely used and market-oriented unit of comparison for development parcels such as the subject site is 
the sale price per square foot of developable area (FAR) as of right. This unit of comparison is the most accurate 
method of comparison, since it defines land parcels in terms of their maximum development potential as related 
to the site. This diminishes the impact of differences caused due to zoning and other factors affecting the utility of 
the parcel. By using the FAR method of comparison, some of the more abstract comparisons are eliminated. Most 
important, this method of comparison is also that which is most used by developers and investors for this type of 
property. All comparable sales were analyzed on this basis. 

In our analysis, we compared the sales to the subject property based upon changes in market conditions since 
the date of sale, location of the real estate, physical and functional traits and the economic characteristics of the 
property. Percentage adjustments were made to account for differences between the subject and com parables for 
the following items: property rights conveyed, financing terms and conditions of sale, time (market conditions), 
location, zoning, configuration, size (MPBB), utility and other. 

Our analysis assumes the subject's site developable area (FAR) as of right is 900,000 as stipulated in the 
ground lease. 

DISCUSSION OF ADJUSTMENTS 
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 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 com parables, an adjustment for property rights is not required. 
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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 January 2011 and April 2012. Beginning in 
September 2010, we have made a positive adjustment for the improving market conditions at a rate of 5.0 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. 

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 (CS-5) which permits a tower to be developed. As 
previously detailed, residential development is permissible in almost all commercially zoned land. 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, 
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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. The subject site has good frontage and visibility 
along Thames and Greenwich Streets. 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. 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 (FAR) of 900,000 square feet. 

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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COMPARABLE LAND SALE No. 1 
This is the sale of a development site located at 133 Greenwich Street at the northeast corner of Thames Street 
in the Financial District neighborhood of Lower Manhattan, across from the subject site. Greenwich Street 
Associates purchased the site from Greenwich Thames Realty in April 2012 for $27,900,000. The irregular 
shaped site is commercially zoned (C5-5) and contains 9,998 square feet. Prior to the sale the seller completed a 
zoning lot merger with an adjacent parcel (Lot 10) permitting a higher density as the unused development rights 
were transferred to the site. The merged zoning lot permits a maximum zoning floor area of 131,276 square feet 
of zoning floor area. The buyer has proposed to develop a $70,000,000, 28-story hotel containing 300 keys 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 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 $19,600,000 ($149.30/ZFA) and the transaction closed in November 2010. There was 
reportedly only one other bidder, Equity Residential, that took part in the auction. Based on the maximum 
permitted zoning floor area, the sale price develops a unit price of $212.53 per square foot of ZFA. 

COMPARABLE LAND SALE No. 2 
This is the sale of a development site located at 400 Park Avenue South between East 3ih and 28th Streets in the 
Gramercy Park neighborhood of Manhattan. ET 400 PAS, LLC c/o Toll Brothers, Inc. and Equity Residential 
purchased the site from 400 Park Ave South LLC c/o A&R Kalimian Realty LP in December 2011 for 
$134,000,000. The irregular shaped site was zoned commercial (C5-3) and contains 19,275 square feet. In July 
2005, the seller purchased 128,419 square feet of development rights from the adjacent property located at 63 
Madison Avenue. Therefore, the site permits a maximum zoning floor area of 417,544 square feet. The sale was 
reportedly purchased by a joint venture consisting of Toll Brothers and Equity Residential. The site is proposed to 
be improved with a 40-story building that will contain ground floor retail and a mix of rental units on the lower 
floors and condominium units on the upper floors. Equity Residential will own and operate the rental units while 
Toll Brothers will build and sell the condominiums. Based on the maximum permitted zoning floor area, the sale 
price develops a unit price of $320.92 per square foot of ZFA. 

COMPARABLE LAND SALE No. 3 
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 Manhattan. Tribeca Development LLC purchased the site from Leonard 
Street Associates LLC in December 2011 for $10,145,000, inclusive of demolition costs. The irregular shaped site 
was zoned commercial (C6-2A) and contains 5,752 square feet. The site was improved with a 1-story commercial 
building totaling 5,752 square feet, which is proposed to be razed. The grantor, developer Steven Schnall, has 
proposed to redevelop the site with a glass-encased, ?-story, plus 2-story penthouse residential building. 
However, in April 2012 the Landmarks Preservation Committee denied the most recent version of the 
development plans based on several height and design issues. Schnall reportedly was reconfiguring the 
proposed development and will reapply for the appropriate approvals. We have allocated $145,000 in demolition 
costs, which equates to $25 per square foot of gross building area. Based on the maximum permitted zoning floor 
area, the sale price develops a unit price of $292.98 per square foot of ZFA. 

COMPARABLE LAND SALE No. 4 
This is the sale of a development site located at 50 Trinity Place at the southwest corner of Rector Street in the 
Financial District neighborhood of Lower Manhattan. Trinity NYC Hotel LLC (c/o Khanadu Patel) purchased the 
site from McSam Hotel in July 2011 for $15,659,800. The irregular shaped site was zoned commercial (C5-5) and 
contains 3,885 square feet. Prior to the sale the grantor acquired 15,936 square feet of additional development 
rights from the adjacent Lot 21. Therefore, the site permits a maximum zoning floor area of 72,306 square feet. 
The grantee intends to develop a 197-key hotel. Based on the maximum permitted zoning floor area, the sale 
price develops a unit price of $216.58 per square foot of ZFA. 
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COMPARABLE LAND SALE No. 5 
This is the sale of a development site located at 151-161 Maiden Lane at the northwest corner South Street within 
the Financial District neighborhood of Lower Manhattan. Maiden Lane Development, LLC purchased the site from 
LH Maiden Realty, LLC in January 2011 for of $41,167,784. The site comprises an entire city block bound by 
Maiden Lane, South, Greenwich and Fletcher Streets. The site was zoned commercial (C5-3) and contains 
11,404 square feet. The site permits a maximum zoning floor area of 171,060 square feet. The grantor purchased 
a defaulted note ($62.7 face value) from US Bancorp and negotiated a deed in lieu of foreclosure with the 
Grantee. The site is currently utilized as a parking lot. 161 Maiden Lane was previously improved with a 6-story 
building that was demolished prior to the sale. The site offers unobstructed views of the East River to the south 
and east. Based on the maximum permitted zoning floor area, the sale price develops a unit price of $240.66 per 
square foot of ZFA. 

LISTINGS 
We are familiar with one current listing in the immediate area. Eastern Consolidated is marketing a development 
site at 98-100 Greenwich Street. The site contains 4,537 square feet and is zoned C6-9 within the Lower 
Manhattan Special Purpose District. The site permits a total of 68,055 square feet of zoning floor area and is 
currently improved with a 5-story building containing 21,097 square feet of gross building area. The building is 
vacant with the exception of the two ground floor retail tenants. The site has an asking price of $17,000,000. After 
estimating demolition costs of $530,000 ($25/SF), the asking price is adjusted to $17,530,000 or $257.59 per 
square foot of ZFA. Additionally, the former Sym's department store located at 42 Trinity Place is widely 
perceived to be a development site. Market participants believe this site will likely come to market in the near 
future. 

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 five comparable sales exhibit a range in unadjusted unit prices from $212.53 to $320.92 per FAR. The sales 
occurred between January 2011 and April 2012. The sites involved both small and large development sites 
ranging in size from 34,627 to 417,544 square feet of FAR. 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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No. 

2 

3 

4 

5 

Property 
Price/ZFA & Rights 

Date Conveyed 

$212.53 Fee Simple 

4/12 0.0% 

$320.92 Fee Simple 

12/11 0.0% 

$292.98 Fee Simple 

12/11 0.0% 

$216.58 Fee Simple 

7/11 0.0% 

$240.66 Fee Simple 

$212.53 • Low 

$320.92' • High 

$256.73' • Average 

Conditions 
of Sale 

Arm's-Length 

0.0% 

Arm's-Length 

0.0% 

Arm's-Length 

0.0% 

Arm's-Length 

0.0% 

Arm's-Length 

Compiled by Cushman & Wakefield, Inc. 

Market11 l 

Financing Conditions 

None Inferior 

0.0% 2.6% 

None Inferior 

0.0% 4.5% 

None Inferior 

0.0% 4.6% 

None Inferior 

0.0% 6.8% 

None Inferior 

(1) Market Conditions Adjustment Footnote 

Refer to discussion of adjustments 
Date of Value (for adjustment calculations): 11/1/12 

CONFIDENTIAL 

PSFZFA 
Subtotal 

$218.00 

2.6% 

$335.40 

4.5% 

$306.44 

4.6% 

$231.21 

6.8% 

$263.21 
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Location Size (ZFA) Zoning Utility12) 

Similar Smaller Similar Similar 

0.0% -15.0% 0.0% 0.0% 

Superior Smaller Similar Similar 

-20.0% -10.0% 0.0% 0.0% 

Superior Smaller Similar Similar 

-20.0% -25.0% 0.0% 0.0% 

Inferior Smaller Similar Similar 

5.0% -25.0% 0.0% 0.0% 

Inferior Smaller Similar Similar 

(2) Utility Footnote 
Utility includes access, frontage and visibility. 

Configuration 

Inferior 

10.0% 

Similar 

0.0% 

Inferior 

10.0% 

Inferior 

10.0% 

Other 

Superior 

-20.0% 

Superior 

-20.0% 

Superior 

-20.0% 

Superior 

-20.0% 

Low• 

High· 

Average• 

Adj. 
Price/ZFA 

$163.50 

-25.0% 

$167.70 

-50.0% 

$137.90 

-55.0% 

$161.84 

-30.0% 

$157.93 

$137.90 

$167.70 

$157.77 
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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 comparables, the sales reflect a range in unadjusted price per square foot indicators 
from $212.53 to $320.92 per FAR. After adjustments, the land sales reflect a range from $137.90 to $167.70 per 
FAR. The average adjusted unit value is $157.77 per FAR. 

Our analysis assumes the subject's site developable area (FAR) is 900,000 square feet as stipulated in the 
ground lease. 

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 to apply due to locational and physical similarities is $150.00 per FAR 
based on a highest and best use. 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 computed as follows: 

Maximum FAR: 

Indicated Value per FAR: 

Indicated Land Value: 

Rounded Land Value: 

Fee Simple Value per FAR: 

INDICATED VALUE 

900,000 

X $150.00 

$135,000,000 

$135,000,000 

$150.00 

The ground lease states that the Landlord may require valuation of the land as of January 1, 2033 and 
each 25 years thereafter. The land is to be valued as vacant and unimproved but with the right to 
construct a 900,000 square foot building thereon. Rent becomes greater of (a) 6% of Value or (b) 85% of 
rent for the prior year. Our analysis assumes the subject's site developable area (FAR) is 900,000 square 
feet as stipulated in the ground lease, which does not represent a market value of the land. 
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40 WALL STREET GROUND LEASE AND LAND VALUATION 67 

PRESENT VALUE OF GROUND LEASE (As OF NOVEMBER 1, 2012) 
In order to determine the reasonableness of the subject's ground lease rent, we have researched the market for 
recent leased fee (ground lease) sales. The leased fee sales were primarily used to extract internal rates of return 
and overall capitalization rates. Since ground rent is typically determined based on a factor of land value, 
the comparable leased fee sales do not provide a reliable indication of ground rent for the subject 
property. 

Based upon ground lease transactions included within the Addenda section of this report (Comparable Leased 
Fee Land Sales), a wide range of overall capitalization rates from 0.93 to 4.25 percent is indicated for long term 
leased fee ground leases where rental payments are fixed for extended periods of time. Internal rates of return of 
6.00 to 7.00 percent are indicated from the sales. In our opinion, a discount rate of 6.50 percent is reasonable for 
the subject property. 

The ground lease payments currently total $1,500,000 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; or, (b) 85.0% of the then 
lease payments. There are two renewal options that can be exercised for a period of sixty seven and one half 
years (67 and½) to commence on May 1, 2059 to October 31, 2126 and 2nd option commencing on November 1, 
2126 to April 30, 2194.The complete analysis of ground rent payments over the remaining holding period may be 
found on the following page. The present value of these payments over the holding period may be summarized 
as follows: 

Discounted Value of the Cash Flow 

Discounted Value of the Reversion 

Value of the Ground Lessor's Position 

(Leased Fee Interest) Rounded 

As of November 1, 2012 

$95,438,823 

$2,541,564 

$100,000,000 

The present value of both annual rent and reversionary value was based upon a 6.50 percent discount rate. The 
reversionary sale price was based upon the estimated land value (subject to requirements of the ground lease) 
grown at 3 percent over the remaining 115-year lease term, less a 4.00 percent cost of reversion. Therefore, it is 
our opinion that the value of the ground lessor's position in the subject property, as of November 1, 2012, was 
$100,000,000. 
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40 WALL STREET 

DISCOUNT 
REMAINING FISCAL BASE! LANO VALUE! NE!T FACTOR PRE!SE!NT VALUE! 

TE!RM CATE! YE!AR RENT (REVERSION) CASH FLOW 6.50% OF CASH FLOWS 

01/01/12 2012 $1,500,000 $1,500,000 0.827849 $ 1,241.774 
2 01101113 2013 $1,650,000 $1,650,000 0.777323 $ 1,262,563 
3 01101114 2014 $1,650,000 $1,650,000 0,729881 $ 1,204,303 
4 01/01/15 2015 $1,650,000 $1,650,000 0.685334 $ 1,130,801 
5 01/01/16 2016 $1,650,000 $1,650,000 0.643506 $ 1,061,785 
6 01/01117 2017 $1,650,000 $1,650,000 0.604231 $ 996,981 

7 01101/18 2018 $1,815,000 $1,815,000 0.567353 $ 1,029,746 
8 01/01119 2019 $1,815,000 $1,815,000 0.532726 $ 966,898 
9 01101120 2020 $2,315,000 $2,315,000 0.500212 $ 1,157,991 

10 01/01121 2021 $2,315,000 $2,315,000 0.469683 $ 1,067,316 
11 01101/22 2022 $2,315,000 $2,315,000 0.441017 $ 1,020,954 
12 01/01123 2023 $2,546,500 $2,546,500 0.414100 $ 1,054,506 

13 01/01124 2024 $2,546,500 $2,546,500 0.388827 $ 990,147 
14 01/01125 2025 $2,546,500 $2,546,500 0.365095 $ 929.715 
15 01/01126 2026 $2,546,500 $2,546,500 0.342813 $ 872,972 
16 01/01127 2027 $2,546,500 $2,546,500 0.321890 $ 819,692 
17 01101128 2028 $2,801,150 $2,801,150 0.302244 $ 846,630 
18 01101/29 2029 $2,801,150 $2,801,150 0.283797 $ 794,958 
19 01/01/30 2030 $2,801,150 $2,801,150 0.266476 $ 746,439 

20 01/01131 2031 $2,801,150 $2,801,150 0.250212 $ 700,882 
21 01/01132 2032 $2,801,150 $2,801,150 0.23494'1 $ 658,105 
22 01/01/33 2033 $15,520,438 $15,520,438 0.220602 $ 3,423,839 

23 01/01/34 2034 $15,520,438 $15,520,438 0.207138 $ 3,214,873 
24 01/01135 2035 $15,520,438 $15,520,438 0.194496 $ 3,018,660 
25 01101/36 2036 $15,520,438 $15,520,438 0.182625 $ 2,834,422 
26 01/01137 2037 $15,520,438 $15,520,438 0.'171479 $ 2,661.429 
27 01101/38 2038 $15,520,438 $15,520,438 0.161013 $ 2,498,995 
28 01/01139 2039 $15,520,438 $15,520,438 0.15'1186 $ 2,346,474 
29 01/01140 2040 $15,520,438 $15,520,438 0.141959 $ 2,203,262 
30 01/01141 2041 $15,520,438 $15,520,438 0:133295 $ 2,068,791 
31 01/01/42 2042 $15,520,438 $15,520,438 0.125159 $ 1,942,526 
32 01/01/43 2043 $15,520,438 $15,520,438 0.117520 $ 1,823,968 
33 01/01/44 2044 $15,520,438 $15,520,438 0.110348 $ 1,712,646 
34 01/01145 2045 $15,520,438 $15,520,438 0:1036'13 $ 1,608,119 
35 01101146 2046 $15,520,438 $15,520,438 0.097289 $ 1,509,971 
36 01101147 2047 $15,520,438 $15,520,438 0.09'1351 $ 1,4'17,8'13 
37 01/01148 2048 $15,520,438 $15,520,438 0.085776 $ 1,331,280 
38 01/01149 2049 $15,520,438 $15,520,438 0.080541 $ 1,250,028 
39 01/01150 2050 $15,520,438 $15,520,438 0.075625 $ 1,173,735 
40 01101/51 2051 $15,520,438 $15,520,438 0.071010 $ 1,102,099 

CONFIDENTIAL 

ANNUAL 
COMPOSITION CASH ON CASH 

OF YIELO RETURN 

1..27% 1,,53% 
1.31% 1.68% 
'1.23% ·1.68%1 
1.'15% 1.68% 
·1.08% ·1.68% 
'1.02% 1.68% 
1.05% '1.85% 
0.99% 1.85% 
1.18% 2.36% 
1:1·1% 2.36% 
'1.04% 2.36%) 

1.08% 2.60% 

1.01% 2.00% 
0,95°/4) 2,60% 
0.69% 2.60% 
0.84% 2.60% 
0.86% 2.86% 
0.81% 2.86% 
0.76% 2.86% 

0.72% 2.86% 
0.67% 2.86%, 
3.49% 15.84% 
3.28% 15.84% 
3.08% 15.84% 
2.89% 15.84% 
2.72% '15.84% 
2.55% '15.84% 
2.39% 15.84% 
2.25% 15.84% 
2,·11% '15.84% 
1.98% 15.84% 
'1.86% 15.84% 
1.75% 15.84% 
1.64% '15.84% 
'1.54% '15.84% 

'1.45% 15.84% 
1.36% 15.84% 
1.28% 15.84% 
1.20% 15.84% 
'1.12% 15.84% 

GROUND LEASE AND LAND VALUATION 68 

Land Growth Rate 
2012 Value per FAR $ 

LANDARliiA 

MPBB(FAR) 

TOTAL LAND VALUE! $ 
ROUNDE!O, $ 

2012 GROUNO RliiNT 

Discount Rate 

Cost of Sale at Reversion 

Value of Cash Flow $ 
Value of the Reversion $ 

Total Value $ 

E!STIMATE:O MARKET VALUE! 
Per Unit 

Overall Capitalization Rate (on NOi) 

3.00% 
150.00 

34,360 

900,000 

135,000,000 
135,000,000 

$1,500,000 

6.50% 

4.00% 

95,438,823 97.41% 
2,541,564 2.59%) 

97,980,387 100.00% 

$ 100,000,000 

$ 111.11 
1.50% 
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40 WALL STREET 

REMAINING FISCAL BASE LANO VALUE NET 

TERM CATE YEAR RENT (REVERSION) CASH FLOW 

41 01101152 2052 $15,520,438 $15,520,438 
42 01101153 2053 $15,520,438 $15,520,438 
43 01/01/54 2054 $15,520,438 $15,520,438 
44 01/01/55 2055 $15,520,438 $15,520,438 
45 01/01/56 2056 $15,520,438 $15,520,438 
46 01/01157 2057 $15,520,438 $15,520,438 
47 01101/58 2058 $15,520,438 $15,520,438 
48 01/01/59 2059 $33,471,240 $33,471,240 
49 01101/60 2060 $33,471,240 $33,471,240 

50 01/01/61 2061 $33,471,240 $33,471,240 
51 01101/62 2062 $33,471,240 $33,471,240 
52 01101/63 2063 $33,471,240 $33,471,240 
53 01101164 2064 $33,471,240 $33,471,240 
54 01101/65 2065 $33,471,240 $33,471,240 
55 01/01/66 2066 $33,471,240 $33,471,240 

56 01101/67 2067 $33,471,240 $33,471,240 
57 01/01/68 2068 $33,471,240 $33,471,240 
58 01101/69 2069 $33,471,240 $33,471,240 
59 01101/70 2070 $33,471,240 $33,471,240 

60 01/01171 2071 $33,471,240 $33,471,240 

61 01101/72 2072 $33,471,240 $33,471,240 

62 01/01/73 2073 $33,471,240 $33,471,240 
63 01101/74 2074 $33,471,240 $33,471,240 
64 01101/75 2075 $33,471,240 $33,471,240 
65 01101/76 2076 $33,471,240 $33,471,240 
66 01/01/77 2077 $33,471,240 $33,471,240 

67 01/01/78 2078 $33,471,240 $33,471,240 

68 01101/79 2079 $33,471,240 $33,471,240 
69 01/01/80 2080 $33,471,240 $33,471,240 

70 01101181 2081 $33,471,240 $33,471,240 

71 01101/82 2082 $33,471,240 $33,471,240 
72 01/01183 2083 $33,471,240 $33,471,240 

73 01101/84 2084 $70,081,344 $70,081,344 
74 01/01/85 2085 $70,081,344 $70,081,344 
75 01101/86 2086 $70,081,344 $70,081,344 
76 01/01/87 2087 $70,081,344 $70,081,344 
77 01101/88 2088 $70,081,344 $70,081,344 
78 01/01/89 2089 $70,081,344 $70,081,344 

79 01/01/90 2090 $70,081,344 $70,081,344 

80 01101/91 2091 $70,081,344 $70,081,344 

CONFIDENTIAL 

DISCOUNT 

FACTOR PRESENT VALUE 

6.50% OF CASH FLOWS 

0,066676 $ 1,034,834 
0,062606 $ 971,675 
0,058785 $ 912,371 
0.055197 $ 856,687 
0.051828 $ 804,401 
0,046665 $ 755,306 
0,045695 $ 709,207 
0.042906 $ 1,436,122 

0.040287 $ 1.348.472 
0,037829 $ 1,266,171 
0.035520 $ 1,188,893 
0.033352 $ 1,116,331 
0,031316 $ 1,048,-198 
0,029405 $ 984,224 
0,027610 $ 924,154 
0.025925 $ 867,750 
0.024343 $ 814,789 
0,022857 $ 765,060 

0.021462 $ 718,366 

0.020152 $ 674,522 
0.018922 $ 633,354 
0.017767 $ 594,699 
0,016683 $ 558,402 
0.015665 $ 524,322 
0,014709 $ 492,321 
0,0138'1 I $ 462,273 
0,012968 $ 434,059 
0.012177 $ 407,567 
0.011433 $ 382,692 

0.0'10736 $ 359,335 

0.010080 $ 337,404 
0,009465 $ 316,811 
0.008887 $ 622,848 
0.008345 $ 584,833 
0,007836 $ 549,139 
0,007358 $ 515,624 
0,006908 $ 484,154 
0,006487 $ 454,605 
0.006091 $ 426,859 

0.005719 $ 400,806 

ANNUAL 

COMPOSITION CASH ON CASH 

OF YIELD RETURN 

1.06% 15.84% 
0.99% 15.84% 
0.93% 15.84% 
0.87% '15.84% 
0.62°/\) 15.84% 
0.77% 15.84% 
0,72% '15.84% 
'1.47% 34.16% 
1.38% 34.16% 
1.29% 34.16% 
1.21% 34.16% 
1.14% 34.16% 
1.07% 34.16% 
1,00% 34.16% 
0.94% 34.16% 
0.69% 34.16% 
0.83% 34:16% 
0.78% 34.16% 
0.73% 34,'16% 

0.69% 34.16% 
0,65% 34.16% 
0.61% 34.16% 
0.57% 34.16% 
0.54% 34.16% 
0.50% 34.16% 
0.47% 34,16% 

0.44% 34:16% 
0.42% 34.16% 
0.39% 34.'16% 

0.37% 34.16% 
0.34% 34.16% 
0.32% 34.16% 
0.64% 71.53% 
0.60% 71.53% 
0.56% 71.53% 
0,53% 71.53% 
0.49% 71.53% 
0.46% 71.53% 
0.44% 71.53% 
0.4'1% 71.53% 
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40 WALL STREET 

REMAINING FISCAL SASE LANO VALUE NET 

TERM DATE YEAR RENT (REVERSION) CASH FLOW 

81 01/01/92 2092 $70,081,344 $70,081,344 

82 01/01/93 2093 $70,081,344 $70,081,344 
83 01/01/94 2094 $70,081,344 $70,081,344 
84 01101195 2095 $70,081,344 $70,081,344 
85 01/01/96 2096 $70,081,344 $70,081,344 
86 01/01/97 2097 $70,081,344 $70,081,344 
87 01/01/98 2098 $70,081,344 $70,081,344 

88 01/01/99 2099 $70,081,344 $70,081,344 

89 01/01/00 2100 $70,081,344 $70,081,344 

90 01/01/01 2101 $70,081,344 $70,081,344 
91 01101102 2102 $70,081,344 $70,081,344 
92 01/01/03 2103 $70,081,344 $70,081,344 
93 01/01/04 2104 $70,081,344 $70,081,344 

94 01/01/05 2105 $70,081,344 $70,081,344 
95 01/01/06 2106 $70,081,344 $70,081,344 
96 01101/07 2107 $70,081,344 $70,081,344 
97 01/01/08 2108 $70,081,344 $70,081,344 
98 01/01/09 2109 $146,734,771 $146,734,771 

99 01/01/10 2110 $146,734,771 $146,734,771 

100 01/01/11 2111 $146,734,771 $146,734,771 
101 01/01/12 2112 $146,734,771 $146,734,771 
102 01/01/13 2113 $146,734,771 $146,734,771 
103 01101114 2114 $146,734,771 $146,734,771 
104 01/01/15 2115 $146,734,771 $146,734,771 
105 01/01116 2116 $146,734,771 $146,734,771 

106 01101/17 2117 $146,734,771 $146,734,771 
107 01/01/18 2118 $146,734,771 $146,734,771 
108 01101/19 2119 $146,734,771 $146,734,771 
109 01/01/20 2120 $146,734,771 $146,734,771 

110 01101121 2121 $146,734,771 $146,734,771 

111 01/01/22 2122 $146,734,771 $146,734,771 
112 01/01/23 2123 $146,734,771 $146,734,771 
113 01/01/24 2124 $146,734,771 $146,734,771 
114 01/01/25 2125 $146,734,771 $146,734,771 
115 01101/26 2126 $146,734,771 3880483513 $4,027,218,285 

CONFIDENTIAL 

DISCOUNT 
FACTOR PRESENT VALUE 

6.50%, OF CASH FLOWS 

0,005370 $ 376,344 
0.005042 $ 353,375 
0.004735 $ 331,807 
0,004446 $ 311,556 
0,004174 $ 292,541 
0,003920 $ 274,686 
0.003680 $ 267,921 
0.003456 $ 242,180 
0,003245 $ 227.399 
0.003047 $ 213,520 
0,002861 $ 200,488 
0,002686 $ 188,252 
0,002522 $ 176,762 
0.002368 $ 165,974 
0,002224 $ 155,844 
0,002088 $ 146,333 
0,001961 $ 137,401 
0,00'1841 $ 270,130 
0.001729 $ 253,643 
0.001623 $ 238,162 
0,001524 $ 223,627 
0,001431 $ 209,978 
0,001344 $ 197,162 
0,001262 $ 185,129 
0.00·1185 $ 173,830 
0.001112 $ 163,221 
0,001044 $ 153,259 
0,000981 $ 143,905 
0.000921 $ 135,122 

0.000865 $ 126,875 
0.000812 $ 119,132 
0.000762 $ 111,861 
0,000716 $ 105,034 
0,000672 $ 98,623 
0,000631 $ 2,541,564 

$ 97,980,387 

ANNUAL 
COMPOSITION CASH ON CASH 

OF YIELD RETURN 

0.38% 71.53% 
0.36% 71.53% 
0.34% 71.53% 
0.32% 71.53% 
0,30% 71.53% 
0.28% 71.53% 
0.26% 71.63% 
0.25% 71.53% 

0.23% 7'1.53% 
0.22% 71.53% 
0.20% 7·1,53% 

0:19% 71,53% 
0.18% 71,53% 
0.17% 71.53% 
0,16% 71,53% 
0.15% 7'1,53% 
0:14% 71.53% 
0,28(¾) 149.76% 
0.26% '149.76% 
0,24% 149.76% 
0.23% 149.76% 
0.21% 149.76% 
0.20% 149.76% 
0:19% '149.76% 
0.18% 149,76% 
0.17% '149.76% 
0,'16% 149,76% 
0.15% 149.76% 
0:14% '149.76% 

0.13% 149.76% 
0:12% '149.76% 
0.11% 149.76% 
0.11% 149.76% 
0.10% 149.76% 
2.59% 4110.23% 

'100,00% 84.85% Average I 
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40 WALL STREET GROUND LEASE AND LAND VALUATION 71 

PRESENT VALUE OF GROUND LEASE (As OF NOVEMBER 1, 2015) 
In order to estimate the prospective market value of the leasehold position, as of November 1, 2015, we have first 
to determine the prospective market value of the Leased Fee Interest, as of November 1, 2015. All of the 
variables are the same as the "As Is" scenario, except we have forecasted the 2015 market value of the land. The 
market value of land as of November 1, 2015, as stipulated in the ground lease, was based on the market value 
of land as of November 1, 2012 increased by 3 percent per annum to November 1, 2015 the prospective date of 
value. Therefore, it is our opinion that the value of market value of the land, as of November 1, 2015, will be 
$150,000,000. 

The ground lease payments in 2015 will be $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; or, (b) 85.0% of the then 
lease payments. 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.The complete analysis of ground rent payments over the remaining holding period may be 
found on the following page. The present value of these payments over the holding period may be summarized 
as follows: 

Discounted Value of the Cash Flow 

Discounted Value of the Reversion 

Value of the Ground Lessor's Position 

(Leased Fee Interest) Rounded 

As of November 1, 2015 

$110,964,601 

$3,070,081 

$115,000,000 

The present value of both annual rent and reversionary value was based upon a 6.50 percent discount rate. The 
reversionary sale price was based upon the estimated land value (subject to requirements of the ground lease) 
grown at 3 percent over the remaining 112-year lease term, less a 4.00 percent cost of reversion. Therefore, it is 
our opinion that the value of the ground lessor's position in the subject property, as of November 1, 2015, will be 
$115,000,000. 

CONFIDENTIAL 

CUSHMAN& 
WAKEFIELD® 
VALUATION & ADYISO~Y 

C&W_0012091 



PX-121, page 90 of 214

40 WALL STREET 

OISCOUNT 
REMAINING FISCAL BASE LANOVAI.UE NET FACTOR !"RESENT VALUE 

TERM CATE YEAR RENT (REVERSION) CASH Fl.OW 6.50% OF CASH FLOWS 

1 01/01/15 2015 $1,650,000 $1,650,000 0.938967 $ 1,549,296 
2 01/01/16 2016 $1,650,000 $1,650,000 0.777323 $ 1,282,583 
3 01/01/17 2017 $1,650,000 $1,650,000 0.729881 $ 1,204,303 

4 01/01118 2018 $1,815,000 $1,815,000 0.685334 $ 1,243,881 
5 01/01/19 2019 $1,815,000 $1,815,000 0.643506 $ '1,"167,964 
6 01/01/20 2020 $2,315,000 $2,315,000 0.604231 $ 1,398,795 
7 01101/21 2021 $2,315,000 $2,315,000 0.567353 $ 1,3'13,423 
8 01/01/22 2022 $2,315,000 $2,315,000 0.532726 $ '1,233,261 

9 01/01/23 2023 $2,546,500 $2,546,500 0.500212 $ 1,273,790 

10 01/01/24 2024 $2,546,500 $2,546,500 0.469683 $ 1,196,047 
11 01/01125 2025 $2,546,500 $2,546,500 0.441017 $ 1,123,049 
12 01/01/26 2026 $2,546,500 $2,546,500 0414100 $ 1,054,506 
13 01/01/27 2027 $2,546,500 $2,546,500 0.388827 $ 990,147 
14 01/01/28 2028 $2,801,150 $2,801,150 0.365095 $ 1,022,687 
15 01/01129 2029 $2,801,150 $2,801,150 0.342813 $ 960,269 
16 01101/30 2030 $2,801,150 $2,801,150 0.321890 $ 901,66"1 

17 01/01131 2031 $2,801,150 $2,801,150 0.302244 $ 846,630 
18 01/01/32 2032 $2,801,150 $2,801,150 0.283797 $ 794,958 
19 01/01/33 2033 $15,520,438 $15,520,438 0.266476 $ 4,'135,825 

20 01/01/34 2034 $15,520,438 $15,520,438 0.2502'12 $ 3,883,404 
21 01/01/35 2035 $15,520,438 $15,520,438 0.234941 $ 3,646,389 
22 01/01/36 2036 $15,520,438 $15,520,438 0.220602 $ 3,423,839 
23 01/01137 2037 $15,520,438 $15,520,438 0.207138 $ 3,214,873 
24 01/01/38 2038 $15,520,438 $15,520,438 0.194496 $ 3,018,660 
25 01/01139 2039 $15,520,438 $15,520,438 0.182625 $ 2,834,422 
26 01101/40 2040 $15,520,438 $15,520,438 0.171479 $ 2,661,429 
27 01/01/41 2041 $15,520,438 $15,520,438 0.161013 $ 2,498,995 
28 01/01/42 2042 $15,520,438 $15,520,438 0.151'186 $ 2,346,474 
29 01/01/43 2043 $15,520,438 $15,520,438 0:14'1959 $ 2,203,262 
30 01/01144 2044 $15,520,438 $15,520,438 0.133295 $ 2,068,791 
31 01/01/45 2045 $15,520,438 $15,520,438 0.125159 $ 1,942,526 
32 01/01146 2046 $15,520,438 $15,520,438 0.117520 $ 1,823,968 
33 01101/47 2047 $15,520,438 $15,520,438 0.110348 $ 1,712,646 
34 01/01/48 2048 $15,520,438 $15,520,438 0.103613 $ 1,608,119 
35 01/01/49 2049 $15,520,438 $15,520,438 0.097289 $ 1,509,971 
36 01/01/50 2050 $15,520,438 $15,520,438 0.091351 $ 1,417,813 
37 01/01151 2051 $15,520,438 $15,520,438 0.085776 $ 1,331,280 

CONFIDENTIAL 

ANNUAL 
COMl"OSITION CASH ON CASH 

OFYIEI.O RETURN 

1.36% 1.45% 
1.12% 1.45% 
1.06% 1.45% 
1.09% 1,59% 
1.02% '1,59% 
'1.23% 2.03% 
·1:15% 2.03% 
1.08% 203% 
1.12% 2.23% 
1.05% 2.23% 
0.98% 2,23% 
0.92% 2.23% 
0.87% 2.23% 
0.90% 2.46% 
0.84% 2.46% 
0.79% 2.46% 

0.74% 2.46% 
0.70% 2.46% 
3.63% 13.6"1% 
3.4'1% 13.6'1% 
3,2QP;() 13.61% 
3.00% 13.61% 
2.82% 13.61% 
2.65% 13.61% 
2.49% 13.61% 
2.33% 13.61% 
2.19% 13.61% 
2.06% 13.61% 
1.93% 13.6'1% 
1.81% 13.61% 
1.70% '13.6'1% 
'1.60% 13.61% 
1.50% 13.61% 
1.41% 13.61% 
'1.32% 13.61% 
1.24% 13.6'1% 
1.17% 13.61% 
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Land Growth Rate 
2015 Value per FAR $ 

I.ANO AREA 

Ml"BB(FAR) 

TOTAL LANO VALUE (2015) $ 

ROUNOEO, $ 

2015 GROUND RENT 

Olscou nt Rate 

Cost of Sale at Reversion 

Value of cash Flow $ 
Value of the Reversion $ 

Total Value $ 

ESTIMATED MARKET VALUE 
l"erUnlt 
Overall Capltallzatlon Rate (on NOi) 

3.00% 
150.00 

34,360 

900,000 

147,518,145 
150,000,000 

$1,650,000 

6.50% 

4.00% 

110,964,601 97.31% 
3,010,001 2.69% 

114,034,683 100.00% 

$ 110,000,000 

$ 122.22 
1.50% 
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DISCOUNT ANNUAL 

REMAINING FISCAi. 13ASEl I.ANDVAI.UEl NET FACTOR PRESENT VAI.UEl COMPOSITION CASH ON CASH 

TERM DATE! YEAR RENT (RE!VE!RSION) CASH Fl.OW 6.50% OF CASH FI.OWS OFYIEll.D RETURN 

38 01/01152 2052 $15,520,438 $15,520,438 0,08054'1 $ 1,250,028 '1.'10% '13.61% 

39 01101153 2053 $15,520,438 $15,520,438 0,075625 $ 1,173,735 1.03% 13.61% 
40 01101/54 2054 $15,520,438 $15,520,438 0.07'1010 $ '1,'102,099 0.97% 13,6'1% 

41 01/01155 2055 $15,520,438 $15,520,438 0,066676 $ 1,034,834 0.91% '13.61% 

42 01/01156 2056 $15,520,438 $15,520,438 0.062606 $ 971,675 0.85% 13.61% 

43 01/01157 2057 $15,520,438 $15,520,438 0.058785 $ 912,371 0.80% 13,6'1% 

44 01/01/58 2058 $15,520,438 $15,520,438 0.055197 $ 856,687 0.75% '13.61% 
45 01/01/59 2059 $33,471,240 $33,471,240 0,051828 $ 1,734,763 ·L521%) 29.35% 
46 01/01160 2060 $33,471,240 $33,471,240 0.048665 $ 1,628,886 1.43% 29.35% 
47 01/01/61 2061 $33,471,240 $33,471,240 0.045695 $ 1,529,470 1.34% 29.35% 
48 01/01/62 2062 $33,471,240 $33,471,240 0.042906 $ 1,436,122 1.26% 29.35% 
49 01/01/63 2063 $33,471,240 $33,471,240 0.040287 $ 1,348,472 ·1,'18% 29.35% 
50 01/01164 2064 $33,471,240 $33,471,240 0.037829 $ 1,266,171 1.11% 29.35% 
51 01/01/65 2065 $33,471,240 $33,471,240 0.035520 $ 1,188,893 1.04% 29.35% 
52 01/01/66 2066 $33,471,240 $33,471,240 0,033352 $ 1,116,331 0.98% 29.35% 
53 01/01167 2067 $33,471,240 $33,471,240 0,031316 $ 1,048,198 0.92% 29.35% 
54 01/01168 2068 $33,471,240 $33,471,240 0.029405 $ 984,224 0.86% 29.35% 
55 01/01/69 2069 $33,471,240 $33,471,240 0.027610 $ 924,154 0.81% 29.35% 
56 01101/70 2070 $33,471,240 $33,471,240 0.025925 $ 867,750 0.76% 29.35% 
57 01/01171 2071 $33,471,240 $33,471,240 0.024343 $ 814,789 0,7'1% 29.35% 
58 01/01/72 2072 $33,471,240 $33,471,240 0.022857 $ 765,060 0.67% 29,36'l/f) 
59 01101/73 2073 $33,471,240 $33,471,240 0.021462 $ 7'18,366 0.63% 29.35% 
60 01101/74 2074 $33,471,240 $33,471,240 0.020152 $ 674,522 0.59% 29.35% 
61 01/01/75 2075 $33,471,240 $33,471,240 0.018922 $ 633,354 0.56% 29.35% 
62 01/01/76 2076 $33,471,240 $33,471,240 0.017767 $ 594,699 0.52% 29.35% 
63 01/01/77 2077 $33,471,240 $33,471,240 0.016683 $ 558,402 0.49% 29.35% 
64 01/01178 2078 $33,471,240 $33,471,240 0.015665 $ 524,322 0.46% 29.35% 

65 01101/79 2079 $33,471,240 $33,471,240 0.014709 $ 492,321 0.43% 29.35% 
66 01/01/80 2080 $33,471,240 $33,471,240 0.013811 $ 462,273 0.41% 29.35% 
67 01/01181 2081 $33,471,240 $33,471,240 0.012968 $ 434,059 0.38% 29.35% 
68 01/01/82 2082 $33,471,240 $33,471,240 0.012177 $ 407,567 0.36% 29.35% 
69 01/01/83 2083 $33,471,240 $33,471,240 0.011433 $ 382,692 0.34% 29.35% 
70 01/01/84 2084 $70,081,344 $70,081,344 0.0'10736 $ 752,369 0.66% 6'1.46% 
71 01/01185 2085 $70,081,344 $70,081,344 0.010080 $ 706,449 0.62% 61.46% 
72 01/01/86 2086 $70,081,344 $70,081,344 0,009465 $ 663,333 0.58% 61.46% 
73 01101/87 2087 $70,081,344 $70,081,344 0,008887 $ 622,646 0.55% 61.46% 
74 01/01188 2088 $70,081,344 $70,081,344 0,008346 $ 684,833 0.51"/4, 6'1,46% 
75 01/01189 2089 $70,081,344 $70,081,344 0.007836 $ 549,139 0.48% 61.46% 
76 01/01/00 2000 $70,081,344 $70,081,344 0,007358 $ 515,624 0.46% 61.46% 
77 01101/91 2091 $70,081,344 $70,081,344 0.006908 $ 484,154 0.42% 6'1.46% 
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REMAINING FISCAL BASE: LANO VALUE: NET 

TERM CATE: YEAR RENT (REVERSION) CASH FLOW 

78 01/01192 2092 $70,081,344 $70,081,344 
79 01/01/93 2093 $70,081,344 $70,081,344 
80 01101/94 2094 $70,081,344 $70,081,344 
81 01/01195 2095 $70,081,344 $70,081,344 
82 01/01/96 2096 $70,081,344 $70,081,344 
83 01/01/97 2097 $70,081,344 $70,081,344 
84 01/01/98 2098 $70,081,344 $70,081,344 
85 01/01/99 2099 $70,081,344 $70,081,344 
86 01/01/00 2100 $70,081,344 $70,081,344 
87 01/01/01 2101 $70,081,344 $70,081,344 
88 01/01102 2102 $70,081,344 $70,081,344 
89 01/01/03 2103 $70,081,344 $70,081,344 
90 01/01/04 2104 $70,081,344 $70,081,344 
91 01/01105 2105 $70,081,344 $70,081,344 
92 01/01/06 2106 $70,081,344 $70,081,344 
93 01101/07 2107 $70,081,344 $70,081,344 
94 01/01108 2108 $70,081,344 $70,081,344 
95 01/01/09 2109 $146,734,771 $146,734,771 
96 01/01110 2110 $146,734,771 $146,734,771 
97 01/01111 2111 $146,734,771 $146,734,771 
98 01/01/12 2112 $146,734,771 $146,734,771 
99 01/01/13 2113 $146,734,771 $146,734,771 

100 01/01/14 2114 $146,734,771 $146,734,771 
101 01/01115 2115 $146,734,771 $146,734,771 
102 01/01/16 2116 $146,734,771 $146,734,771 
103 01/01/17 2117 $146,734,771 $146,734,771 
104 01/01118 2118 $146,734,771 $146,734,771 
105 01/01/19 2119 $146,734,771 $146,734,771 
106 01/01/20 2120 $146,734,771 $146,734,771 
107 01/01121 2121 $146,734,771 $146,734,771 
108 01/01/22 2122 $146,734,771 $146,734,771 
109 01101/23 2123 $146,734,771 $146,734,771 
110 01101124 2124 $146,734,771 $146,734,771 
111 01/01/25 2125 $146,734,771 $146,734,771 
112 01/01/26 2126 $146,734,771 $3,880,483,513 $4,027,218,285 

CONFIDENTIAL 

OISCOUNT 

FACTOR PRESENT VALUE: COMPOSITION 

6.50% OF CASH FLOWS OFYIE:LO 

0.006487 $ 454,605 0.40"/4, 
0.006091 $ 426,859 0.37% 
0.005719 $ 400,806 0.35% 
0.005370 $ 376,344 0.33% 
0.005042 $ 353,375 0.3·1% 
0.004735 $ 331,807 0.29% 
0.004446 $ 311,556 0.27°/4) 
0.004174 $ 292,541 0.26'¼, 
0.003920 $ 274,686 0.24% 
0.003680 $ 257,921 0,23 1% 

0.003456 $ 242,180 0.21% 
0.003245 $ 227,399 0.20% 
0.003047 $ 213,520 0.19% 
0.002861 $ 200,488 0.18% 
0.002686 $ 188,252 0.17% 
0.002522 $ 176,762 0.16% 
0.002368 $ 165,974 0.15% 
0.002224 $ 326,303 0.29% 
0.002088 $ 306,388 0.27% 
0.001961 $ 287,688 0.25°/4) 
0.00'1841 $ 270,130 0.24% 
0.001729 $ 253,643 0.22% 
0.001623 $ 238,162 0.21% 

0.00'1524 $ 223,627 0.20% 
0.00143'1 $ 209,978 0.18% 
0.001344 $ 197,162 0:17% 
0.001262 $ 185,129 0:16% 
0.001185 $ 173,830 0.16% 
0.001112 $ 163,221 0.14% 
0.001044 $ 153,259 0.13% 
0.000981 $ 143,905 0.13% 
0.000921 $ 135,122 0,12% 
0.000865 $ 126,875 0.11% 
0.000812 $ 119,132 0.10% 
0.000762 $ 3,070,061 2.69% 

$ 114,034,683 100.00% 

ANNUAL 

CASH ON CASH 

RETURN 

6·1.46% 
61.46% 
61.46% 
61.46% 
61.46% 
61.46% 
6'1.46% 
6'1.46% 
61.46% 
6·1 .46% 
61.46% 
61.46% 
61.46% 
61.46% 
61.46% 
61.46% 
61.46% 
128.68% 
128.68% 
128.68% 
128.68% 
128.68% 
128.68% 
128.68% 
128.68% 
'128.68% 
128.68% 
128.68% 
128.68% 
128.68% 
128.68% 
128.68% 
128.68% 
128.68% 

3531.57% 

74.82% Averagej 
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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, 
effective gross income multiplier, or net income per square foot; 

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 

■ An effective gross income multiplier analysis 

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. 

We utilized the Sales Comparison Approach to arrive at a prospective value indication upon reaching stabilized 
occupancy for the subject property as of November 1, 2015, following the "burn-off" of rental concessions (free 
rent and work letter). We also utilized the Sales Comparison Approach to arrive at an "As Is" value indication, 
which was supportive of the subject's purchase price. 

It should be noted that we have analyzed the subject property based on the remeasured net rentable area of 
1,177,605 square feet. The comparable sales in this appraisal were also analyzed based on their remeasured net 
rentable areas. 
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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. Location 

180 Water StrHt 
. Blw Pearl & Water Streets 
I Downtown, Manhattan 

2 ! 222 Broadway 
i B/w Fult(rn & Ann Streets 
I Downtown, Manhattan 
\,,,,,,,,,,,,,_,,,,,_,,,,,,,,_,,,,,,_,,,, 

Comrrwnts· 

I" New York Plaza 
i Blw Wat(!/ & Soutli StJ{Hlti; 
i Downtown, Manliattan 

23,655 

Net Rentable 
Area SF 

668,565 

Year 
Built 

1971 24 
180 Water Street A~,;o(:il,tes LLC Sale:,; I 

clo Mehlohn farnily I 
Midtown [quit1es & the Ci,yre f,:irrnly 

Price 

$164,GOO,OGO 

SALES COMPARISON APPROACH 77 

NOi/SF OAR 

$268.45 $16.66 6 TS% 100% 9.15 Cash 

Sal!! of a rnoclrmr ?4-stllry Cl,ms A nfficl! pmpinty 1971 cnnt;f1rnn\l 5bH,li6ii nintabl1! 1c;q11arn f1Hlt. Tiu, prop11rty 18 b1e1n1l f.l1m:hi,s11d frllm 1 BO Wat11r S!J'!H!t As,;mc1at11s 1.1.C S111t1,., clo M1,hlohn filrnily 
to 1HO Willer I.I .C c/() M"1dtown I ,quit1es & the Cayre l'arnily for a reported purchase price I'll S1Wl,t-i00,(l00. nre property was not 1'1stecl on the l'lf>en rnarket rhe buyer inteniJs to create a omund lease and 
s,111 two po1,it1om,, the liias,,d fi,,i e•,tate in thri ground lease and t11i, l1,a1,ellold e•state in U-11, gro1.m<:J least, Th, ,Jround rimt is $7,J75,500 wrtll sub•,i,quent im.:rtias,is ()Vl!r t11i, 99 year li,a•,ii term including 
renewal options. The prospective leased fee estate 111 the ground lease is currently under contract of sale from the Cayre famrly to Cabot Family land Holdings for $16'.l,500,0DO. In addition, the 
pr()!,p,,ctiv,, lttilS!!tl()l(j llSl,lt<'l in th,1 (lr()Uiid l!lll•:se IS under C()lltl'llCt ()f salt'l fmm tile Cayrt'l fa1111ly (firnur1rj ltt•:.!.()r) to tlit'l Niirnd!r RMlty Gr,iup (9nn.1nd lt!S!,~l!t). TIH,l n,prHHld p1.m:l1,lS!l pric,1 IS $26,()0(),()(l() 
Tile prnr.1e1ty 1,; fully <1cc1.1p1ed by tt1e Crty <if New York u1H.Jer a lease i.lfJreement tt11·01.1ql1 June 2018 wrtlr one, 5-year renewal opt1r111 at the 1ireater of tl1e last payable 1,mse rent or 95 percent <if fa11 market 
rental value. 180 Water Str(iet h<Ju:,11:, tt111 Human Re:srJuruis Adrrnrm;trati()n div1imm <Jf the Crty of New Y<Jrk. Tt1e current contract rent 1i; $11,o:i::J,T72 per annum increasing $11,51)1,0:!4 in 201 '..l. 

'.l:3,'.l4(l Apr-12 
Bank of America, NA I 

Beacon C:aprl.al & L&L Acqu11.;it1oni.; $2'.lO,{lllO,(lO(l $1()6/ 362% /9% 

''" "~ """"'"""' ""'" '"'""'"'"" """"'"""' """"'"'""'"'"" """"'"""' """"'"""' ""'" '"'""'"'"" """"'"""' ,,_,,,,,,,,_,\,,,,,_,,,, """"'"""' """"'"""' "" '"'""'"'"" """"'"""' ""'" '"'""'"'"" """"'"""' """"'"'"" ""'" '"'""'"'"" """"'"""' ""'" '"'""'"'"" """"'"""' ,,_,,,,,,,,,,,i,,,,_,,,, """"'"""' """"'"""' ""'" '"'""'"'"" """"'"""' """"'"'""'"'"" """"'"""' """"'"""' ""'" '"'""'"'"" """"'"""' ""'" '"'""'"'"" """" 

S,ile or a rn1Hfom '.l1-story Class A rrnnus ()ffice prop<.irty built rn H)61 Ttrn pror.>erty w;,is fully occupi<.l<.1 by Bank of Arrnmca, N.A, wt10 sokJ tl1<1 prop(.,rty Hl ,l partnerst1ip botw<~m B(iacon Capital & L&L 
Acquisitions. Bank of Amenca, N.Awill lease back subject to a 10-year tnple-net ('NNN") lease for !3915,953 square feet or 70 percent of the property's rentable area. The net rent rs $1!3.25 per square foot 
for th,,: Qff1ce filllll'i', k1r the fin,,! fiv11 y111m,, 1m.:rea,.,1n,1 to $70.?5 flltr i.SCJUi'ml foot for the rerrn11m:ler of the llti'll.llt terrn. The c1.11n,mt overall Ci':1p1tahz1it'1on rate ·1rn:rei'.is,,rn to 5.5 p,,m:enl by year thn~i of th,1 
holding period 

64,023 1, 121,/63 22 Apr-12 
llarbor Group International, LLC I 

l,d9,1 Fund Advksors $210,000,000 $240 69 $10 19 8 62 

----- ---- ---- ----- ---- ----- ---- ---- ----- L,,,, .... ,,,, ... ,,,, ... ,,,,,. .. ,,,, ... ,,,,, ... ,,,, ... ,,,, .... ,,,,, .... ,,, ... ,,,,, ... ,,,, ... ,,,, .... ,,,, ... ,,,, ... ,,,,,. .. ,,,, ... ,,,,, ... ,,,, ... ,,,, .... ,,~-- .. --,, ... ,,,,, ... ,, .. ,,,, .... ,,,, ... ,,,, ... ,,,,,. .. ,,,, ... ,,,,, ... ,,,, ... ,,,, .... ,,,,, .... ,,, ... ,,,,, ... ,,,, ... ,,,, .... ,,,,, .... ,,, ... ,,,,, ... ,,,, ... ,,,, .... ,,,, ... ,,,, ... ,,,,,. .. ,,,, ... ,,,,, ... ,,,, ... ,,,, .... ,,J ... ,,, ... ,,,,, ... ,,,, ... ,,,, .. ,,,, .. ,,,, ... ,,,,,, .. ,,,, ... ,,,,, ... ,,,, ... ,,,, .... ,,,,, .... ,,, ... ,,,,, ... ,,,, ... ,,,, .... ,,,, ... ,,,, ... ,,,,,, .. ,,,, ... ,,,,, ... ,,,, ... ,,,, .... ,,,,, .... ,,, ... ,,,,, ... ,,,, ... ,, 
'i:oir1iiieiitii: Sale of a rnodern 22 st<>ry Class A office pr<lperty bwlt 1n 1969 The pr()perty ha(J IJee11 occupied by ,JPM()r,Qa11 Chase Bank as back (lffice space. ,.JPMorgan Ct1a»;e Bank sol(J tt,e pr()perty to Harbor Group 

International, 1.u; 111 Decernber W08 and leased back the floor :land floors fl through 7?. at a gross; rent of $?.7.!iO per square foot with .9ubsequent 1ncrea9e.9 for a 1 !i--year lea9e with .9even, !i--ye~r 
renewal option,, at 90 percent of fair market rent Odrly News leii,,,id floors tl and 7 'ir1 November 201 O and A111er'1can M,xlra Inc. leas,xJ floors 2 dnrJ 4 in ,Janua1y 2011. Tt1e property i!, currently 95 percent 
leased with one Vll(.:llnl space on fl(lor 5 The pror.>erty Will, previou,.;ly i;old by ,JPMori,ian Cha,.,e Bank t(l Harbor Group lnten1;,t1r:mal, LLC in Decernber 2009 for $107 rnilhon. The current overall 
cap1tal1tation ratii is 4.2:J piirumt and rm:riiasrJs to fl O flt!rcimt by year tw() of thrl hol<Jing ptmod. 

4 !1" Wall StrHt 
i t--JIWIC Nassau Street 
I D(l¥mtown, Manliattan 

CornnH.inti.,. 

CONFIDENTIAL 

Capstone I ,qurliesl 

33,08/ 1,016,/2'.l 1912 3/ Apr12 Haza 14W LLC clo Alexander Hovt $303,(}00,000 
100% Interest 

$298 02 $1'.l.0B 4.39% 82% 11.3/ Cash 

Sale of a 1,,m,Jn1i'll"k,xJ Clas•,_; A rninus office b1.Jildin1,i locau.x.J ,m tt·1(1 w,:isterly blockfr'ont of N:;i,.;,:.,,'llJ Str,iet b,:itw(,!.H'! Wall and Pine Strl.,et,.;, in the Financi,'ll Eai.,t office 1.;ubrnark(,t of Downt,lw1·1 M,mh,'lltan A 
Ru'.S$1an irM,$1.0r, R,m.l ·14\IV LLC c/o Alexander Rovt acquired a ll5 percent intere$t in t11e property fr,rnr a partnership w1t11 Cap,;tone Equitrei. and Carlyle Group at ,.l purcllil"e pnce t11at equ,.,I•; $3(}0 
mllion bas1xJ on 100 percent int,ffest. I'he op,ffat1nu partn11r, Capstone r.qu1ties, will reta111 11pproxirnately a 6 p,m:ent interest and Carlyl~ Oroup wrll exit the partner~hip The property is currently fl? 
f)ercent lea,;ecl, wh1ct1 will decrease to /4 percent w1tli near term tenant exprratron. rt1e capital influx l1a,; also nK1uc~'(1 its rnort1Ja9e IJy $/b mrllion, to S26b mrllion. 1·11e current oven.111 caprtalrL,3tion rate is 
4.26 percent :,md ini.:re;,ses 11.l 6 0 percent by ye,,,u- three of the twkl'ln1,J penod 
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Broadway 
Blw Dey & Fulton Streets 
Downtown, Mantmttan 

oadway 
in1:i & C111Jar Strn~its 

wn, Manhattan 

CONFIDENTIAL 

78 

Net Rentable Year Sale 
Area SF Built Date Price NOi/SF OAR 

lnvestco / 
624,124 1984 27 Jan,,,12 F1,<Jeral Reserve Bank $207,500,000 $15.75 Cash 

A off'IUl lm:ah,d on thll blockfrnnt of NllSSi'HJ .John Stn~,t imd Mii'ldilf'l I.ran,,. Thil propi,rty hilcl bJ!ilf'l in contra1:t wrth Vornado int1,m:h,d to 
However, the l'ecleral Heserve Bank, which is the laroest tenant in the lni1ldin!J, exercised n1Jhts ·1n their lea,,e aoreernent alklw1ni;J it the option to rnati::h VornmJo's offer for the 

bu1ld111g. Tile fo1.Jen,I Bank lea•,e1, over p,m.:imt of thii buildin,J 'Th,i F1,d1,rnl ReBerve Bank leasi, ,ixpire•s 111 Au,Ju;;t 2.02.'..l Tl11m i::urr,mt 111,t nmt 1;; $2(U)O p1,r •,quarn foot, 1ni::r,ia•s111,g to $22 
per square foot 111 September 2013 an<i $25.GO per square foot in September 2018. 

1,047,287 191 :3/1985 21J 
GE CHpital/ 

Bellt:011 Capital $2fl7,(}00,000 
100% Interest 

$17.26 H.2f:l 

Sale of ,'.1 lam:lrnarked Clas$ A office a 95 percent interest in the that rnillion based on 100 r.>ercent 
interest In 2006, a Joint venture of Ma1'1anernent a1KI L&L Acquisitions acquired the rnaJonty interest 1n the property for rn1lli(ln L&L Acquisitions is retaining its n1w1<)rity interest, leasing and 
managI,me11t of the property. Built in phases from 1913 to 1924, and substantially renovated in the mid 1980's, the builclmg was built as the h1,adquarters for AT&'T and is th1, site of the first transatla11t1c 
call, rmi<I!, to London. At the time of tl'I!, s,ile, L&l Acqu1sit1ons had not received approval from the lanrJrrn,rks Pres1:llvation Corrmli>ssion to add r!,tail space to th,, lobby and r!,novate tl'I!, building. 

Hoklings, 
12,422 165,0DO 1924 13 1(3J. .. 12aki Group lnvc1strm,nts $49,750,0DO 

loi::1.111.xJ in tlHJ offiC(J submarki.it Dnwnt.n,;,m Mllnhatt,'ln ,·u·,·1•vi,·r11,a·t,slv f:X,lfC(lnt 
faeilltie•s Tl·1e building was rniirketed for sale for potential condorninium C(l1wers1ort 

CiillSTRSI 
1 ()1512()()6 40 ,lul,,11 UBS Ri,alty lnvi,stor;; Fund 

52 $19 ()6 6 9 74 Cash 

lea,,(Xl to ttw N1:w York U(lt),!l''Tl'lltlnt of Menti,ll Health 
a recently rentwate·d ltlbby and elev,ittlrs 
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PERCENTAGE ADJUSTMENT METHOD 

ADJUSTMENT PROCESS 

79 

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. Each comparable was adjusted 
accordingly. 

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 July 2011 and June 2012 (Sale Nos. 1, 2 and 3 are 
under contract of sale). As of the fourth quarter of 2009, the market has leveled off as the confidence among 
investors has increased. As a result, no market condition adjustment was required through November 1, 2012, 
the effective date of this appraisal. We have made an upward adjustment of 3.00 percent per annum up to 
November 1, 2015, the date of stabilization. 
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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. 

DISCUSSION OF COMPARABLE SALES 
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 sale is located at 180 Water Street at the northwest corner of Water Street and John Street. This modern 24-
story Class A office property was built in 1971 and contains 568,565 rentable square feet. The property is under 
contract of sale from 180 Water Street Associates LLC Sales c/o Mehlohn family to 180 Water LLC c/o Midtown 
Equities & the Cayre family for a reported purchase price of $164,000,000. The property was not listed on the 
open market. The buyer intends to create a ground lease and sell two positions, the leased fee estate in the 
ground lease and the leasehold estate in the ground lease. The ground rent is $7,375,500 with subsequent 
increases over the 99 year lease term including renewal options. The prospective leased fee estate in the ground 
lease is currently under contract of sale from the Cayre family to Cabot Family Land Holdings for $163,500,000. 
In addition, the prospective leasehold estate in the ground lease is under contract of sale from the Cayre family 
(ground lessor) to the Namdar Realty Group (ground lessee). The reported purchase price is $26,000,000. The 
property is fully occupied by the City of New York under a lease agreement through June 2018 with one, 5-year 
renewal option at the greater of the last payable base rent or 95 percent of fair market rental value. 180 Water 
Street houses the Human Resources Administration division of the City of New York. The current contract rent is 
$11,033,772 per annum increasing $11,591,034 in 2013. The current overall capitalization rate is 5.78 percent. 
The sales price equates to $288.45 per square foot. 

In comparison with the subject property, 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. No other adjustments were required. The adjusted price is $286.23 per square foot. 
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COMPARABLE SALE No. 2 
This sale is located at 222 Broadway on the easterly blockfront of Broadway between Fulton and Ann Streets. In 
April 2012, the Class A office building was sold to a partnership between Beacon Capital and L&L Acquisitions 
from Bank of America, N.A. for a reported purchase price of $230 million. This 31-story Class A office property 
was built in 1961 and contains 786,931± square feet of rentable area. Bank of America, N.A leased back 595,953 
square feet or 76 percent of the property's rentable area under a 10-year triple-net ("NNN") lease. The net rent is 
$15.25 per square foot for the office floors for the first five years increasing to $20.25 per square foot for the 
remainder of the lease term. The current overall capitalization rate is 3.62 percent and increases to 5.5 percent by 
year three of the holding period. The sales price equates to $292.27 per square foot. 

In comparison with the subject property, 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. No other adjustments were required. The adjusted price is $306.85 per square foot. 

COMPARABLE SALE No. 3 
This sale is located at 4 New York Plaza on the northerly blockfront of Broad Street between Water and South 
Streets. In April 2012, the Class A office building sold to Edge Fund Advisors from the Harbor Group International, 
LLC for a reported purchase price of $270 million. This 22-story building contains 1, 121,753± square feet of 
rentable area. The property was fully occupied by JPMorgan Chase Bank as back office space. JPMorgan Chase 
Bank sold the property to Harbor Group International, LLC in December 2009 and leaseback floor 3 and floors 8 
through 22 at a gross rent of $27.50 per square foot with subsequent increases for a 15-year lease with seven, 5-
year renewal options at 90 percent of fair market rent. Daily News leased floors 6 and 7 in November 2010 and 
American Media Inc. leased floors 2 and 4 in January 2011. The property is currently 95 percent leased with one 
vacant space on floor 5. The property was previously sold by JPMorgan Chase Bank to Harbor Group 
International, LLC in December 2009 for $107 million. The current overall capitalization rate is 4.23 percent in 
year one and increases to 6.00 percent by year two. The sales price equates to $240.69 per square foot. 

In comparison with the subject property, 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 $292.59 per square foot. 

COMPARABLE SALE No. 4 
This sale is located at 14 Wall Street on the westerly blockfront of Nassau Street between Wall and Pine Streets 
in the Financial East office submarket of Downtown Manhattan. This landmarked Class A minus 37-story building 
contains 1,016, 723± square feet of rentable area. A Russian investor, Roza 14W LLC c/o Alexander Rovt 
acquired a 95 percent interest in the property in April 2012 from a partnership with Capstone Equities and Carlyle 
Group at a purchase price that equals $300 million based on 100 percent interest. The operating partner, 
Capstone Equities, will retain approximately a 5 percent interest and Carlyle Group will exit the partnership. The 
property is currently 82 percent leased, which will decrease to 74 percent with near term tenant lease expiration. 
The capital influx has also reduced its mortgage by $75 million, to $255 million. The current overall capitalization 
rate is 4.39 percent and increases to 6.0 percent by year three of the holding period. The sales price equates to 
$298.02 per square foot. 

In comparison with the subject property, an upward adjustment was required for market conditions. A downward 
adjustment was required for age and condition. No other adjustments were required. The adjusted price is 
$312.87 per square foot. 
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COMPARABLE SALE No. 5 
This sale is located at 33 Maiden Lane on the easterly blockfront of Nassau Street between John Street and 
Maiden Lane. In January 2012, this Class A office building was acquired by the Federal Reserve Bank for a 
reported purchase price of $207,500,000. This 27-story building contains 624, 124± square feet of rentable area. 
The property had previously been in contract with Vornado who intended to purchase the building. However, the 
Federal Reserve Bank, who is the largest tenant in the building, exercised rights in their lease agreement allowing 
it the option to match Vornado's offer for the building. The Federal Reserve Bank leases over 73 percent of the 
building. The Federal Reserve Bank lease expires in August 2023. Their current net rent is $20.00 per square 
foot, increasing to $22.75 per square foot in September 2013 and $25.50 per square foot in September 2018. The 
balance of the office space is leased to IBM Corporation, Internal Revenue Service and Public Relations Society 
of America. The imputed overall capitalization rate is 4.74 percent in year one. The sales price equates to 
$332.47 per square foot. 

In comparison with the subject property, 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. No other adjustments were required. The adjusted price is $312.30 per square 
foot. 

COMPARABLE SALE No. 6 
This sale is located at 195 Broadway between Dey and Fulton Streets. The landmarked Class A office building 
sold in November 2011 to Beacon Capital, who acquired a majority interest in the property from GE Capital at a 
purchase price that equals $285 million based on 100 percent interest. This 29-story building contains 996,106 
square feet of rentable area. In 2005, a joint venture of GE Asset Management and L&L Acquisitions acquired the 
majority interest of the property for $270 million. L&L Acquisitions is retaining its minority interest, the leasing and 
the management of the property. Built in 3 phases from 1913 to 1924, and substantially renovated in the mid 
1980's, the building was built as the headquarters for AT&T and is the site of the first transatlantic call, made to 
London. Currently, L&L Acquisitions had filed for permits to the Landmarks Preservation Commission to add retail 
space to the lobby and renovate the building. The current overall capitalization rate is 6.30 percent in year one. 
The sales price equates to $274.04 per square foot. 

In comparison with the subject property, an upward adjustment was required for market conditions. An upward 
adjustment was required for other. No other adjustments were required. The adjusted price is $333.13 per square 
foot. 

COMPARABLE SALE No. 7 
This sale is located at 93 Worth Street a/k/a 335 Broadway at the northwest corner of Broadway. This property 
sold in October 2011 from Worldwide Holdings, LLC for a purchase price of $50,000,000. This is a Class B office 
building located in the City Hall office submarket of Downtown Manhattan. This 13-story office building contains 
165,000 square feet of net rentable area and was 86 percent leased at the time of sale. Approximately 75 percent 
of the property is leased to the New York City Department of Mental Health who is scheduled to relocate to new 
facilities. The building was marketed for sale for potential condominium conversion. The building features a 
recently renovated lobby and elevators. The current sales price equates to $301.52 per square foot. 

In comparison with the subject property, 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. A downward adjustment was required for utility. No other adjustments were required. The 
adjusted price is $299.89 per square foot. 
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COMPARABLE SALE No. 8 
This sale is located at 120 Broadway Avenue between Pine and Cedar Streets in the Financial East submarket of 
Downtown Manhattan. This landmarked Class A minus office building sold in July 2011 to UBS Realty Investors 
Fund Trust, who is acquired a 65 percent interest in the property from CalSTRS at a purchase price that equals 
$525 million based on 100 percent interest. Currently, over 25 percent of the property is leased to the New York 
City Department of Law. The building was extensively renovated between 1995 and 2005. In 2004, CalSTRS 
acquired a majority interest for $370 million. Silverstein Properties has a minority interest and the management of 
the property. The property is subject to a ground lease to 120 Broadway LLC c/o Estate of Sarah Korein that 
expires in July 31, 2018. There are 45 successive renewal option periods of 21 years each and one additional 
period of 12 years at fixed ground rent of $850,000 per annum. The current overall capitalization rate is 6.74 
percent. The sales price equates to $283.17 per square foot. 

In comparison with the subject property, an upward adjustment was required for property rights conveyed. An 
upward adjustment was required for market conditions. 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. No other 
adjustments were required. The adjusted price is $309.81 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 
$240.69 to $332.47 per square foot. The mean price per square foot exhibited by the comparables was calculated 
to be $288.83 per square foot and the median price per square foot was $290.36. 

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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$/SqFt 

No. Date 

$288.45 

6/12 

2 $292.27 

4/12 

3 $240.69 

4/12 

4 $298.02 

4/12 

5 $332.47 

1/12 

6 $274.04 

11/11 

7 $301.52 

10/11 

8 $283.17 

7/11 

Property Financing & 
Rights Conditions Exp. After 

Conveyed of Sale Purchase 

Lease Fee/Mkt. Arms-Length None 

0.0% 0.0% 0.0% 

Lease Fee/Mkt. Arms-Length None 

0.0% 0.0% 0.0% 

Lease Fee/Mkt. Arms-Length None 

0.0% 0.0% 0.0% 

Lease Fee/Mkt. Arms-Length None 

0.0% 0.0% 0.0% 

Lease Fee/Mkt. Arms-Length None 

0.0% 0.0% 0.0% 

Lease Fee/Mkt. Arms-Length None 

0.0% 0.0% 0.0% 

Lease Fee/Mkt. Arms-Length None 

0.0% 0.0% 0.0% 

Leasehold Arms-Length None 

10.0% 0.0% 0.0% 

t1!iim¥i:B 
Price Range Unadj. $/SF Adj. $/SF 

Low 
High 
Average 

$240.69 
$332.47 
$288.83 

Net Adjustment~----. 
Low -15.0% 
High 10.0% 
Average -4.4% 

R·)Mi1M❖ 

$286.23 
$333.13 
$306.71 

Indicated Value per Square Foot NRA 

Net Rentable Area in Square Feet 

Indicated Value 

Rounded 

Per square foot 

CONFIDENTIAL 

Market 
Conditions * 

41 

10.3% 

43 

10.5% 

43 

10.5% 

43 

10.5% 

46 

10.5% 

48 

10.5% 

49 

10.5% 

52 

10.5% 

$300.00 

X 1,177,605 

$353,281,500 

$350,000,000 

$297.21 

Subtotal 

$318.03 

10.3% 

$323.00 

10.5% 

$265.99 

10.5% 

$329.34 

10.5% 

$367.41 

10.5% 

$302.85 

10.5% 

$333.21 

10.5% 

$344.23 

21.6% 

Age & Quality & 

Location Size Condition Appeal Occupancy 

Similar Smaller Similar Similar Similar 

0.0% -10.0% 0.0% 0.0% 0.0% 

Similar Smaller Similar Similar Similar 

0.0% -5.0% 0.0% 0.0% 0.0% 

Similar Similar Inferior Inferior Similar 

0.0% 0.0% 5.0% 5.0% 0.0% 

Similar Similar Superior Similar Similar 

0.0% 0.0% -5.0% 0.0% 0.0% 

Similar Smaller Superior Superior Similar 

0.0% -5.0% -5.0% -5.0% 0.0% 

Similar Similar Similar Similar Similar 

0.0% 0.0% 0.0% 0.0% 0.0% 

Similar Smaller Inferior Inferior Similar 

0.0% -15.0% 10.0% 5.0% 0.0% 

Similar Larger Superior Superior Similar 

0.0% 5.0% -10.0% -5.0% 0.0% 

*Market Conditions Adjustment 
Date of Value (for adjustment calculations): 

Annual Adjustment to November 1, 2015 
Annual Adjustment to May 1, 2012 

84 

Adj. 

Economics Utility Other $/Sqft 

Similar Similar Similar $286.23 

0.0% 0.0% 0.0% -10.0% 

Similar Similar Similar $306.85 

0.0% 0.0% 0.0% -5.0% 

Similar Similar Similar $292.59 

0.0% 0.0% 0.0% 10.0% 

Similar Similar Similar $312.87 

0.0% 0.0% 0.0% -5.0% 

Similar Similar Similar $312.30 

0.0% 0.0% 0.0% -15.0% 

Similar Similar Inferior $333.13 

0.0% 0.0% 10.0% 10.0% 

Similar Superior Similar $299.89 

0.0% -10.0% 

Similar Similar 

0.0% 0.0% 

November 1, 2015 

3.00% 
0.00% 

0.0% -10.0% 

Similar $309.81 

0.0% -10.0% 
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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 $240.69 to $332.47 per square foot. After 
adjustments the comparable improved sales reflect unit prices ranging from $286.23 to $333.13 per square foot 
with an average adjusted price of $306.71 per square foot. 

The reported and derived overall capitalization rates range from 3.62 to 6.74 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 
Based on our analysis of these sales on a price per square foot basis, a reasonable adjusted value range for the 
subject property is $286.23 to $333.13 per square foot using the percentage adjustment method. The majority of 
the sales were adjusted for age and condition, quality and appeal or location. Therefore, the value indicated by 
the Sales Comparison Approach is at the middle to higher end of the range of adjusted sale prices per square 
foot indicated by the comparables at $300.00 per square foot. Based on our analysis of competitive sales, we 
conclude that the prospective market value by the Sales Comparison Approach on November 1, 2015, will be: 

CONFIDENTIAL 

NET SF 

1,177,605 

Rounded: 

Per Sq Ft: 

$/SF 

$300.00 

INDICATED VALUE 

$353,281,500 

$350,000,000 

$297.21 
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The value of the leasehold interest of the property is estimated by deducting the value of the leased fee 
interest (ground lessor's position) from the value in fee simple interest. This estimate, explained within the 
Ground Lease and Land Valuation section of this report, of $110,000,000 results in the following calculation: 

CONFIDENTIAL 

Market Value "Prospective" of the Fee Simple Interest $350,000,000 

Less: Value of the Leased Fee Interest 

Value of the Leasehold Interest (Rounded) 

$110,000,000 

$240,000,000 

Opinion of Value Indicated by the Sales Comparison Approach 

"Prospective Market Value" As of November 1, 2015 

$240,000,000 
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MARKET VALUE "AS IS" CONCLUSION 
The subject property is not stabilized, so we made deductions for lease-up costs. These include rent loss, 
expense carry, leasing commissions, free rent, and tenant improvements. Also inherent in the lease-up cost is a 
provision for entrepreneurial profit to reflect the risks of investing in a property with vacant space. 

The lease-up cost associated with bringing the subject property to stabilized occupancy represents the difference 
between the values reflected in the "As Is" and "Prospective Value Upon Stabilization" Discounted Cash Flow 
models as presented in the Income Capitalization Approach section of the report. The "As Is" discounted cash 
flow reflected a value of $200,000,000 and the "Prospective Value Upon Stabilization" discounted cash flow 
reflected a value of $240,000,000. The difference between the two values is $400,000,000, which represents the 
total lease-up cost. 

The differential in the two cash flows indicates the total lease-up cost summarized below: 

Prospective Value Upon Stabilization (Cash Flow) $240,000,000 

Less: Market Value As Is (Cash Flow) $200,000,000 

Indicated Lease-Up Adjustment $40,000,000 

Deducting the indicated lease-up adjustment from the Prospective Value Upon Stabilization results in the 
following As Is value estimate as of November 1, 2012, will be: 

CONFIDENTIAL 

NET SF INDICATED VALUE 

Indicated Value Per Square Foot (NRA) $300.00 

Net Rentable Area (SF) X 1,177,605 

Indicated Value $353,281,500 

Less: Value of the Leased Fee Interest $100,000,000 

Value of the Leasehold Interest (Rounded) $253,281,500 

Less: Lease Up Adjustment ($40,000,000) 

Adjusted Value $213,281,500 

Rounded: $210,000,000 

Per Sq Ft: $178.83 

Opinion of Value Indicated by the Sales Comparison Approach 

"As Is" Market Value as of November 1, 2012 

$210,000,000 
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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. 
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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. 

Based on the rent roll, the current net rentable area is 1,164,667 square feet, while the future remeasured net 
rentable area is 1,177,605 square feet once the leases that are not remeasured expire. As these leases expire, 
tenants will be paying rent based on their remeasured area, which is standard in the market. 

OCCUPANCY STATUS 
The property, 40 Wall Street, is currently 81.65 percent leased to 54 office tenants and three retail tenants. There 
are 19 vacant office spaces within the property totaling 170,347± square feet. In addition, there are six vacant 
retail spaces on the ground floor and second floor totaling 31,561± square feet and six vacant storage spaces in 
the basement totaling 14, 148± square feet available for lease. 

The property includes 1,350± square feet of building management space: 34,570± square feet of storage space in 
the basement and upper floors; 57,336± square feet of retail space on the ground floor, basement and second 
floor; and 1,084,349± square feet of above grade office space. The building's ongoing remeasurement will result 
in a total of 1, 177,605± rentable square feet which occurs once the leases that are not remeasured expire. 

A breakdown of average contract rents per space type is as follows: 
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Office Space 
Retail Space 
Storage Space 
Management Office 
Total 

34,570 
1,350 

1 177,605 

*Remeasured target square footage. 

25,775 2.19% 
20,423 1.73% 

1,350 0.11% 
961,550 81.65% 

The following table contains a summary of rent roll per space type. 
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14,147 

216,055 

1.20% 
0.00% 
18.35% 
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REMEASURED BEGIN END 
SUITE TENANT AREA/SF AREA/SF DATE DATE 

Stora e / Other Tenants 

1 Bsmt To-Be-Leased 804 804 Feb-13 Jan-23 
2 Bsmt To-Be-Leased 2,640 2,640 Feb-13 Jan-23 
3 Bsmt To-Be-Leased 1,683 1,683 Feb-13 Jan-23 
4 Bsmt To-Be-Leased 2,640 2,640 Feb-13 Jan-23 
5 Bsmt To-Be-Leased 1,683 1,683 Feb-13 Jan-23 
6 Bsmt Jaskim Inc. 240 240 Jan-10 Jul-20 
7 2501 The Judge Group Inc. 4,269 4,800 May-08 May-18 
8 2502 Oracle America Inc. 6,166 6,944 Apr-08 Mar-13 
9 2503 Emag Solutions LLC 4,417 4,417 Dec-10 Nov-12 

10 2504 Metro PCS NY LLC 689 175 Sep-08 Dec-30 
11 2505 To-Be-Leased 4,698 4,698 Nov-13 Oct-23 
12 2506 Cogent Communications 1 1 Mar-01 Dec-30 
13 2507 Sprint National Lease Mgmt 194 194 Feb-01 Dec-30 
14 2508 Cypress Communications 200 200 Mar-97 Dec-30 
15 2509 MCI World Com Lease Admin. 150 150 Mar-97 Oec-30 
16 2510 Time Warner Axs of NYC 125 125 Apr-97 Dec-30 
17 2511 XO Communication Services 175 175 Nov-99 Dec-30 
18 2512 AT & T Gre Lease Admin. 175 175 Feb-00 Dec-30 
19 2513 Yipes Enterprises Services 217 217 Sep-03 Dec-30 
20 2514 RCN Business Solutions 83 83 Apr-03 Dec-30 
21 2515 DAE Woo 2,527 2,527 Jan-10 Dec-30 
22 2516 North American Mobile 1 1 Nov-10 Dec-30 

Retail Tenants 

23 Bsmt SA V Cafe Inc. 1,900 1,900 Apr-97 Nov-12 
24 Grade Kenjo 40 Wall St Inc. 600 565 Feb-98 Aug-13 
25 Grade Duane Reade 5,273 5,273 Jun-10 Jan-32 
26 Grade Duane Reade 18,037 18,037 Jun-10 Jan-32 
27 Grade To-Be-Leased 14,500 14,500 Feb-13 Jan-23 
28 Grade To-Be-Leased 4,923 4,923 Feb-13 Jan-23 
29 Grade To-Be-Leased 791 791 May-13 Apr-23 
30 Grade To-Be-Leased 850 850 May-13 Apr-23 
31 202 To-Be-Leased 9,447 9,447 May-13 Apr-23 
32 203 To-Be-Leased 1,050 1,050 May-13 Apr-23 

33 301 Country-Wide Insurance 10,510 10,510 Mar-11 Aug-21 
34 302 To-Be-Leased 22,646 22,646 May-13 Apr-28 
35 401 To-Be-Leased 28,153 28,153 Aug-13 Jul-28 
36 403 Haks Engineering & Land 10,675 10,675 Dec-10 Dec-20 
37 501 GOS Publishing 20,240 20,240 Sep-09 Sep-16 
38 600 The Harry Fox Agency Inc 36,921 36,921 Jun-12 May-26 
39 700 Continental Casualty Company 35,336 37,217 Jun-98 Mar-14 
40 800 Continental Casualty Company 33,036 35,168 Jun-98 Mar-14 
41 900 Continental Casualty Company 33,476 35,050 Jun-98 Mar-14 
42 1000 Continental Casualty Company 33,449 35,050 Jun-98 Mar-14 
43 1100 Haks Engineering & Land 34,975 34,975 Jun-10 Dec-20 
44 1200 Continental Casualty> Country-Wide Insurance 30,515 31,942 Jun-98 Mar-14 
45 1300 Country-Wide Insurance 33,244 33,244 Mar-11 Aug-21 
46 1400 Country-Wide Insurance 32,645 32,645 Mar-11 Aug-21 
47 1603 XO Communication Services 20,586 20,586 Mar-10 Mar-22 
48 1800 Weidlinger Associates 32,875 32,875 Nov-11 Jan-33 
49 1900 Weidlinger Associates 28,207 28,207 Nov-11 Jan-33 
50 2000 Huron Consulting Services 28,812 28,812 Sep-11 Jul-22 
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SUITE TENANT 

Minor Office Tenants <20 000 S uare Feet 

51 2100 Duane Reade 
52 2200 Duane Reade 
53 2400 The Global Alliance 
54 2800 Office Space Solutions Inc. 
55 2900 Office Space Solutions Inc. 
56 201 Management Office 
57 402 To-Be-Leased 
58 502 Star Alliance Trading Group 
59 503 Xcitek Solutions 
60 1501 IBIS World Inc. 
61 1502 SS&C Technologies Holdings 
62 1503 To-Be-Leased 
63 1601 Core Staffing Services 
64 1602 To-Be-Leased 
65 1701 Coastal Trade Securities 
66 1702 Topeka Capital Markets 
67 1703 Jaskim Inc. 
68 1704 John Carris Investment 
69 1705 Topeka Capital Markets 
70 1706 United Advisors 
71 2301 To-Be-Leased 
72 2302 Leslie E. Robertson 
73 2600 Newman Myers Kreines Gross 
74 2701 Zaremba Brownell & Brown 
75 2702 Zaremba Brownell & Brown 
76 2703 Bureau Van DIJK 
77 2704 Tachlees International 
78 3001 Clancy Finanacial Services 
79 3002 Rosabianca & Associates 
80 3003 Lane MC Viker LLC 
81 3101 Mercer Capital Ltd 
82 3102 Prodigy 
83 3201 UBS Financial Services 
84 3202 Rosen Greenberg Blaha LLP 
85 3203 To-Be-Leased 
86 3301 Murphy & O' Connell 
87 3302 Freedom Holdings Group 
88 3303 Rosensteel Law 
89 3304 Frank Xu LLP 
90 3400 ICF Consulting Group 
91 3500 Solomon,Pearl,Blum 
92 3601 Masscomm Inc. 
93 3602 Halperin Battaglia Raicht, LLC 
94 3700 Halperin Battaglia Raicht, LLC 
95 3801 NYG Capital LLC 
96 3802 Oakwood Asset Management LLC 
97 3900 Euroclear Bank S.A. 
98 4000 To-Be-Leased 
99 4100 Hilton Hotels Corporation 
100 4200 Direct Access Partners 

CONFIDENTIAL 

AREA/SF 

27,250 
27,250 
28,427 
14,515 
13,143 

1,350 
274 

7,500 
6,288 

16,209 
12,066 
3,947 
5,845 
5,772 
4,706 
2,059 
4,808 

12,797 
4,905 
3,412 
5,513 

19,967 
15,354 

3,954 
2,106 
7,987 
1,377 
4,384 
5,433 
3,728 
9,541 
3,616 
2,682 
3,450 
5,759 
2,525 
4,144 
3,689 
3,057 

12,562 
8,288 
5,554 
3,294 
8,840 
5,310 
2,086 
8,313 
9,317 
8,878 
9,372 
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REMEASURED 
AREA/SF 

27,250 
27,250 
28,427 
14,515 
13,544 

1,350 
274 

7,500 
6,288 

16,209 
12,066 
3,947 
5,845 
5,772 
4,706 
2,059 
4,808 

12,797 
4,905 
3,412 
5,513 

19,967 
15,354 
3,954 
2,106 
7,987 
1,377 
4,384 
5,433 
3,728 
9,869 
3,616 
3,198 
4,593 
5,759 
1,743 
4,144 
3,689 
3,057 

12,562 
8,641 
5,554 
3,294 
8,840 
5,310 
2,086 
8,841 
9,317 
9,277 
9,372 

BEGIN END 
DATE DATE 

Sep-12 Feb-28 
Sep-12 Feb-28 
Dec-07 Dec-17 
Aug-06 May-17 
Aug-06 May-17 
Oct-08 Dec-30 
Nov-13 Oct-23 
Sep-09 Dec-14 
Jun-10 Oct-20 
Sep-11 Feb-22 
Sep-11 Oct-22 
Nov-13 Oct-23 
May-10 Sep-17 
Nov-13 Oct-23 
Mar-12 Feb-17 
Feb-11 Jun-21 
Dec-09 Jul-20 
Aug-11 Mar-22 
Feb-11 Jun-21 
Jun-11 May-16 
Nov-13 Oct-23 
Nov-11 Feb-28 
Aug-12 Dec-22 
Feb-10 Jan-25 
Jul-11 Jan-25 

Feb-11 Jun-18 
Sep-12 Nov-17 
Feb-10 Feb-17 
Nov-11 Feb-19 
Aug-11 Jun-17 
Jan-05 Apr-15 
Nov-11 Jan-22 
Mar-99 Feb-14 
Jan-10 Feb-15 
Nov-13 Oct-23 
Jan-06 Apr-14 
Jun-12 Feb-15 
Jan-12 Jun-17 
Oct-12 Sep-19 
Apr-11 Jan-22 
Sep-00 Jul-20 
Nov-12 Apr-23 
Jan-13 Mar-23 
Jan-13 Mar-23 
Jan-10 Sep-15 
Jan-10 Mar-15 
Feb-08 Jul-18 
Feb-14 Jan-24 
Jul-03 Jun-13 
Jan-10 Dec-19 
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REMEASURED BEGIN END 
SUITE TENANT AREA/SF AREA/SF DATE DATE 

Minor Office Tenants <20,000 S Continued 

101 
102 
103 
104 
105 
106 
107 
108 
109 
110 
111 
112 
113 
114 
115 
116 
117 
118 
119 
120 
121 
122 

4301 Telstra Inc 5,125 5,125 Apr-10 Sep-20 
4302 Direct Access Partners 4,247 4,247 Jan-10 Dec-19 
4400 Telstra Inc 9,372 9,372 Apr-10 Sep-20 
4500 Freedom Holdings Group 8,870 9,372 Mar-09 Feb-19 
4600 RG Michals 9,372 9,372 Jun-11 Aug-21 
4700 To-Be-Leased 9,372 9,372 Feb-14 Jan-24 
4800 Brokerage Management Corp. 9,263 9,263 Jul-10 Jul-22 
4900 Public Financial Management Inc 9,263 9,263 Jul-12 Dec-22 
5000 American Precious Metal 9,248 9,248 Sep-11 Jul-22 
5100 To-Be-Leased 9,248 9,248 Feb-14 Jan-24 
5200 To-Be-Leased 9,248 9,248 May-14 Apr-24 
5300 To-Be-Leased 9,248 9,248 May-14 Apr-24 
5400 To-Be-Leased 9,248 9,248 May-14 Apr-24 
5500 Cenegenics LLC 9,248 9,248 Nov-12 Oct-22 
5600 To-Be-Leased 9,248 9,248 Aug-14 Jul-24 
5700 To-Be-Leased 8,025 8,025 Aug-14 Jul-24 
5800 Baytree Associates 8,227 8,227 May-97 Apr-15 
5900 To-Be-Leased 7,900 7,900 Aug-14 Jul-24 
6000 To-Be-Leased 6,191 6,191 Nov-14 Oct-24 
6100 To-Be-Leased 6,243 6,243 Nov-14 Oct-24 
6200 To-Be-Leased 4,995 4,995 Nov-14 Oct-24 
6300 RCL Advisors 3,416 3,591 May-07 Apr-17 

Total 1,164,667 1,177,605 

LEASE STRUCTURE OF THE SUBJECT PROPERTY 
The property is leased to 11 major office tenants (defined as tenant spaces greater than 20,000 square feet). The 
two largest office tenants in the property are Continental Casualty Company and Country-Wide Insurance. 
Continental Casualty Company leases 165,812± square on the i 11 through 10th floors and 12'J1 floor. Country-Wide 
Insurance leases 76,399± square on the 3rd

, 13th and 14th floors. Together, the leases with Continental Casualty 
Company and Country-Wide Insurance represent over 20 percent of the property's total rentable area. 

The remaining major office tenants in the building include Weidlinger Associates (61,082± square feet) located on 
the 18th and 19th floors; Duane Reade (54,500± square feet) on the 21 st and 22nd floors; Haks Engineering & Land 
(45,650± square feet) on the 4th and 11 th floors; The Harry Fox Agency Inc. (36,921± square feet) on the 6th floor; 
Huron Consulting Services (28,812± square feet) on the 20th floor; The Global Alliance (28,427± square feet) on 
the 24 th floor; Office Space Solutions Inc. (27,658± square feet) on the 28 117 and 29th floors; XO Communication 
Services (20,586± square feet) on the 16th floor; and GOS Publishing (20,240± square feet) on the 5th floor. 

The 11 major office tenants previously mentioned represent nearly 50 percent of the property's total rentable 
area. Each of these firms are considered major office tenants in the building, a classification that necessitates a 
more generous concession package on rollover (free rent and tenant work letter), than that provided to minor 
office tenants in the property. 
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The balance of office space in the building is leased to 43 office tenants that lease smaller units of space. These 
spaces range from 1,377± to 19,967± square feet. These firms represent a mixture of industries including 
insurance, law, communication and financial services. These tenants have a typical mixture of credit quality 
ranging from fair to average within the context of their mostly unrated status. 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 three retail tenants that include Kenjo 40 Wall St Inc., 
Milk Street Cafe and Duane Reade. Kenjo 40 Wall St Inc. leases 600± square feet along Wall Street side of the 
building. 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 six vacant retail spaces on the ground floor and 
second floor totaling 31,561 ± square feet available for lease. The retail space in the property prior to 
remeasurement totals 57,371± square feet. The tenant leases may be summarized as follows: 
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Rentable Rentable 
Area (SF) Area (SF) 

Tenant Name Rent Roll Remeasured 
Continental Casualty Company 165,812 174,427 
Country-Wide Insurance 76,399 76,399 
Weidlinger Associates 61,082 61,082 
Haks Engineering & Land 45 650 45 650 
Duane Reade 54 500 54 500 
The Harry Fox Agency Inc 36,921 36 921 
Huron Consulting Services 28,812 28 812 
The Global Alliance 28,427 28,427 
Office Space Solutions Inc. 27,658 28,059 
XO Communication Services 20,586 20,586 
GDS Publishinq 20,240 20,240 
Total Major Office Tenants ( >20,000 Square Feet) 566,087 575,103 
Leslie E. Robertson 19,967 19,967 
IBIS World Inc. 16,209 16 209 
Newman Myers Kreines Gross 15 354 15 354 
Telstra Inc 14 497 14497 
Direct Access Partners 13,619 13 619 
Freedom Holdings Group 13,014 13,516 
John Carris Investment 12,797 12,797 
ICF Consulting Group 12,562 12,562 
Halperin Battaglia Raicht, LLC 12,134 12,134 
SS&C Technologies Holdings 12,066 12,066 
Topeka Capital Markets 6,964 6,964 
Mercer Capital Ltd 9,541 9,869 
RG Michals 9,372 9,372 
Brokerage Management Corp. 9,263 9 263 
Public Financial Management Inc __ 9,26'.L_ 9,26:L 
American Precious Metal 9,248 9,248 
Cenegenics LLC 9,248 9,248 
Hilton Hotels Corporation 8,878 9,277 
Euroclear Bank S.A. 8,313 8,841 
Solomon,Pearl,Blum ~2.88 ._§,641 - -
Baytree Associates 8,227 8,227 
Bureau Van DIJK 7,987 7,987 
Star Alliance Trading Group 7,500 7,500 
Xcitek Solutions 6,288 6,288 
Zaremba Brownell & Brown 6,060 6,060 
Core Staffing Services 5,845 5,845 
Masscomm Inc. 5 554 5554 
Rosabianca & Associates 5 433 5433 
NYG Capital LLC 5 310 5 310 
Jaskim Inc. 4 808 4 808 
Coastal Trade Securities 4,706 4,706 
Clancy Fi nanacial Services 4,384 4,384 
Lane MC Viker LLC 3,728 3,728 
Rosensteel Law 3,689 3,689 
Prodigy 3,616 3,616 
Rosen Greenberg Blaha LLP 3,450 4,593 
RCL Advisors 3,416 3,591 
United Advisors 3,412 3,412 
Frank Xu LLP 3,057 3,057 
UBS Financial Services 2,682 3,198 
Murphy & O' Connell 2,525 1,743 
Oakwood Asset Management LLC 2,086 2,086 
Tachlees International 1,377 1,377 
Total Minor Office Tenants (<20,000 Square Feet) 335,737 338,899 
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Current % of 
% ofTotal Annual Annual 

NRA Base Rent Base Rent 
14.24% $5,305,979 18.43% 
6.56% $1,909,975 6.63% 
5.24% $0 0.00% 
3.92% $1260743 4.38% 
4.68% $542,275 1.88% 
3.17% $996,867 3.46% 
2.47% $777,924 2.70% 
2.44% $J 149,872 3.99% 
2.37% $940,372 3.27% 
1.77% $617,580 2.14% 
1.74% $647,680 2.25% 

48.61% $14,149,267 49.13% 
1.71% $539,109 1.87% 
1.39% $543,002 1.89% 
1.32% $429,912 1.49% 
1.24% $536,389 1.86% 
1.17% $449,427 1.56% 
1.12% $741,798 2.58% 
1.10% $422,301 1.47% 
1.08% $427,108 1.48% 
1.04% $467,159 1.62% 
1.04% $337,848 1.17% 
0.60% $480,503 1.67% 
0.82% $324,394 1.13% 
0.80% $310,494 1.08% 
0.80% $370,520 1.29% 

_0.80"fL _j,370,520 1.29% ~---
0.79% $342,176 1.19% 
0.79% $314617 1.09% 
0.76% $319,608 1.11% 
0.71% $473,841 1.65% 

_ ~71% __ $265,21t 0.92% --·-
0.71% $382,062 1.33% 
0.69% $263,571 0.92% 
0.64% $240,000 0.83% 
0.54% $201,216 0.70% 
0.52% $212,100 0.74% 
0.50% $187,040 0.65% 
0.48% $183,282 0.64% 
0.47% $201,021 0.70% 
0.46% $180,540 0.63% 
0.41% $168,280 0.58% 
0.40% $141,180 0.49% 
0.38% $149,056 0.52% 
0.32% $128,616 0.45% 
0.32% $118,048 0.41% 
0.31% $126,560 0.44% 
0.30% $144,900 0.50% 
0.29% $184,464 0.64% 
0.29% $114302 0.40% 
0.26% $106 995 0.37% 
0.23% $96 552 0.34% 
0.22% $68 276 0.24% 
0.18% $68,838 0.24% 
0.12% $48,195 0.17% 

28.83% $12,181,036 42.30% 

Annual 
Base Lease 

Rent(SF) Expiration 
$32.00 Mar-14 
$25.00 At~JL 
$0.00 Jan-33 
$27.62 Dec-20 
$9.95 Feb-28 
$27.00 Jan-00 
$27.00 Jul-22 
$40.45 Dec-17 
$34.00 Mav-17 
$30.00 Mar-22 
$32.00 Sep-16 
$24.99 
$27.00 Feb-28 
$33.50 Feb-22 
$28.00 Dec-22 
$37.00 Seo-20 
$33.00 Dec-19 
$57.00 Feb-19 
$33.00 Mar-22 
$34.00 Jan-22 
$38.50 Mar-23 
$28.00 Oct-22 
$69.00 Jun-21 
$34.00 API:tL-
$33.13 Auq-21 
$40.00 Jul-22 
$40.00 _Q~2L ----
$37.00 Jul-22 
$34.02 Oct-22 
$36.00 Jun-13 
$57.00 Jul-18 

~32.0(1_ _ 1l!l-.20 -
$46.44 Apr-15 
$33.00 Jun-18 
$32.00 Dec-14 
$32.00 Oct-20 
$35.00 Jan-25 
$32.00 Seo-17 
$33.00 Aor-23 
$37.00 Feb-19 
$34.00 Seo-15 
$35.00 Jul-20 
$30.00 Feb-17 
$34.00 Feb-17 
$34.50 Jun-17 
$32.00 Jun-17 
$35.00 Jan-22 
$42.00 Feb-15 
$54.00 Aor-17 
$33.50 Mav-16 
$35.00 Seo-19 
$36.00 Feb-14 
$27.04 Aor-14 
$33.00 Mar-15 
$35.00 Nov-17 
$36.28 
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Rentable Rentable Current % of Annual 
Area (SF) Area (SF) % of Total Annual Annual Base Lease 

Tenant Name Rent Roll Remeasured NRA Base Rent Base Rent Rent(SF) Expiration 
Duane Reade 23,310 23,310 2.00% $1,424,940 4.95% $61.13 Jan-32 
SA V Cafe Inc. 1,900 1,900 0.16% $12 008 0.04% $6.32 Nov-12 
Ken·o 40 Wall St Inc. 600 565 0.05% $104 058 0.36% $173.43 Au -13 
Total Retail Tenants 25,810 25,775 2.22% $1,541,006 5.35% $59.71 
Oracle America Inc. 6,166 6,944 0.53% $332,964 1.16% $54.00 Mar-13 
Emag Solutions LLC 4,417 4417 0.38% $145,761 0.51% $33.00 Nov-12 
The Judge Group Inc. 4,269 4 800 0.37% $230 526 0.80% $54.00 Ma -18 
DAE Woo 2 527 2,527 0.22% $0 0.00% $0.00 Dec-30 
Metro PCS NY LLC 689 175 0.06% $56,278 0.20% $81.68 Dec-30 
Jaskim Inc. 240 240 0.02% $4,080 0.01% $17.00 Jul-20 
Yipes Enterprises Services 217 217 0.02% $9 307 0.03% $42.89 Dec-30 
Cypress Communications 200 200 0.02% $10 104 0.04% $50.52 Dec-30 
Sprint National Lease Mgmt 194 194 0.02% $33,252 0.12% $171.40 Dec-30 
XO Communication Services 175 175 0.02% $14,999 0.05% $85.71 Dec-30 
AT & T Gre Lease Admin. 175 175 0.02% $14 999 0.05% $85.71 Dec-30 
MCI World Com Lease Admin. 150 150 0.01% $9,000 0.03% $60.00 Dec-30 
Time Warner Axs of NYC 125 125 0.01% $7,500 0.03% $60.00 Dec-30 
RCN Business Solutions 83 83 0.01% $10,211 0.04% $123.02 Dec-30 
Total Stora e I Other Tenants 19,627 20,422 1.69% 878,980 3.05% $44.78 
North American Mobile 1 1 0.00% $28,367 0.10% $28,367.00 Dec-30 
Cogent Communications 1 1 0.00% $18,616 0.06% $18,616 Dec-30 
Total Vacant Office 170,347 170,347 14.63% 
Total Vacant Retail 31,561 31,561 2.71% 

14,148 14,148 1.21% 
1,350 1,350 0.12% 

Total Net Rentable Area 1164 667 1,177,605 100.00% $28,797,272 100.00% $24.73 

LEASE EXPIRATIONS 
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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2012 
2013 
2014 
2015 
2016 
2017 
2018 
2019 
2020 
2021 
2022 
2023 
2024 
2025 
2026 
2027 
2028 
2029 
2030 
2031 
2031+ 

El<plrln;g Squari,,icplrln:g Squar, 
FO"otaae Per Footage Per 

%of Total 
Ritntllbll'II 

Annual 
B"IUl!I Rent 

,,,,, ,,,,, ,,,,, M1?: ,,,, ''' ,,,,, M17 L '' ''' Q.54°(ol ' ''' 6,~17( ,,,, ''' Q.~~lo,,,,,,,,,, ,,,,, ,,,,, ,,,,, ,~,1,,li?,7~9,,, ,,,,, ,~,2,4,~,s,,,, 
15,644 ; ,, J~11~~i 1.34%J ,, J1,,~,e.1 I 1.s0% ; ,, $?5M3g ,, $48,3? ,,,, 

%of 
Total 

0.46% I 
"'" "'" "'" "'" "]""" 

2.15%.L 
16.25% 1 

0.45% 
""' '" '"" ' 

2.60% 
18.85% ,,,, ,,,., fr~:~1fi ,,1,s,~,~,e,~,,,;, 15.33% ! , ,, , ,,,, ?9014?0 L 11.21% ,, ,,,, ,,,, ,~5,,.1.1,,9,.1.90,,,, ,,, ,,,, ,~,3,1,.,~,e,, 

~2,75.Bi '' '''' '''' ,~4,1,?,?ti •• ,,,, •• ,,,, •• i81¾,l '''' ''' ,,,,2,~,~,,,2,~?j, '''' 2,0,,03,o/o, 
1 

'''' '''' J1,~4?,?9? '', '''' '' $41,1~ ,,,, 
1 

j:83°/o ; 22.68% 
23,652 1 23,652 \ 2.03%: 21i6,8~0l 22.06% 1 ~802,462 $33.93 2.28% 1 24.96% 

,., ,,,., ?~,2~0; ,,,., ,,,., g?Qti ,,,., ,,,., ,,..?.:.1,,,5.,%d 340,120 ! ,,,., ,,,., $~,?41,~BO ,., ''''' ,,,J,~,?.:,9,!i ,,. ''''': ., ,,,., ~-?2"/4, L 29.20% I 

30.97%, 
") 

34.19°/4, 
37.09% 

33.63% 40.97% 
20,569 ! ,,,., ,,,. ,,,,, ,?J.1.~,?.8,; 1.77% ! 3~§16?.9( . ,,,,, ,,,,, J11Q?11~~? + ,,,., ,,~~,'.,~,?,., ,,,., T 2

3 
.. 9
88

1:,•, ,,,,,
1

:,',',''''''' jq;~?i: ,,, ,,,, ,,,, ~1,,.~1t ,,,, ,,,,, ,,,., 2.a6~/4,r 391,668 i ,,,, ,,,,, $1,~~~&~4 ,,,, ~44,9? " 
79 m I so 124, ,,, ,,,,, ,,,,,, iissir 411:4aor ,,,, ,,,,, ,,,, ~,2,,1??.1.~,li,3 $34.13 , 1.15'¾, , 48.12°1., 

,,,, •• ,,,,,,.,,,,.,,,19529:,,,7032''''''4~ :, ·,,,.,,,,.,,,.,,,,.,,.19529'.,703254 :,, ,, •. '''',, •. '''',,.,,113:_9665',',~,:,i:. 6~4,iiiJ 4t44'1/.., $3,060,253 i~i99 : 8.71% 57.42% 

40.48% 
r 

,J 

" 723,198 ! 62.09% ,L •• ,,,,., .,,,,,. i~.?.6?;~99 : '''' J,~,6,,?? ''' T 16.68%, ! ,,,. ,,,. 74:10<>1,; 
1t;~a~; 1?.~aiI 1,s?•0JL ,, ,,, 74o;~aff 63.61% , ,, ,,,, ,,,, ,,,, E9~,oli9 ,, ,,,, ~49,99 ,, ,,,, ,.,, 2.02% : 16.12% 

o I o , o.oo'¾, i 740,886 i 63.61 ~;,, ; ,,,, ,,,, ,,,, ,,,, ,,,, ,,,, Jg ,,,, Jo,gg , 0.00% , 
j;q~q: 6,qsqJ ,, ,,,, ,,,, o.s2•iT , •• ,.,''''••··''''?4ii;~4iiJ ,,,.,64.1.3°1.,;, ,,,., ,,,., ,,,., ,~,2.<1:~A~,9., ,, .. , J41,,g9'''' ''i 9,1i01.0 ; 

,,,, ,,,, ,,~6.,,9,?,1,,),,,, 36,921 f ,,,., ,,,., ,,,., J.17j¾.r 783,867 i 67.30% i ,,,, ,,., $1,?1~,~9~ ,,,,i $33.00 I 3.47% I 

1 o ; ,,,, ,,., ,, .. , ,,,,, ,,,,, o r ,, .. , ,,,, o:oo•i~f ,,, faa,sa1J 67.30% , $0 ,,, so:oo r ,, 0.00% 

7.10% 

76.12'¾, 
76.83% 
80.29% 
80.29''/o 
87.39'% ?4,4~7' 74,4671 6.39%i 858,334! 73.70%;",,,J2,494,~41i, $33.50 

g ; ,, ' ' ' ' or ,,,,, g'.oo•i~L ,,,,, a~a;i34 r ' 73.70% I ,,,,, ,,,,, ,,,,, ,,,,, JO,, ,,,, ,,,,, JQ.00 ,,,,, I ' o,OQ0
(~ : '' 87.39% 

,,,, .,,,, ,,,,, ,,,,,41,s,~5,,,, 4,021 i o.39% i 862,869 i 74.o9;Yo : ,,,, .,,,, ,J,?7,M9,s ,,, ,,,,, s~o:7~ ,,, 0.78% , 88.17'1/o 

,,,, ,,,, ,,,, ,,,, ,,, ,,o : OI g'.oo-!~1 s~2,?.~§J 74-99o/o : ,, ,,,, ,,, ,,,, ,,,, ,,,, ,,,, Jg ,,,, Jg . .oo 
,,,, ,,,, ~413~2 I 84,392 i ,, ,,, ,,7:,?5,~/~,,i 947,261 f 81.33% : ,,,, ,,,, ,,, ~4,15~,?69 ,,,,,$49,'.,2,~ ,,,, 

216,056 i ?16,()5fi,.,,,,,,,, 18.55% I ,,,,,,,, 111~3;~1fJ,''',,,, 99.~,8,~lo,,,, L, , ''' ,,,,, ,,,,,, 1 350 ; 1 350 i ''' ,,,,, ,,,,, + ,,,, 

,,,, 0.00'1/~ I 88.17% 
'" "" "" "" -+ "" 

,,,,1H3~1.,,,, ,,,,,, ,,,, ,~o,o.po%,, 

Totahil 740,886 754,338 63.61% 
4.19% 

$26,766,423 
$2068186 

76.12% 
6.16% Avem 66991 08026 

1;".f:11! !:ti!>~~ t:'(~912 • 2031 (21. Y!ll:l!l ,,.,,,,, 
Total& 1,164,667 1,177,606 100.00% 

4.76% 
'36,150,384 

$1 

• Net rentable area prior to remeaaurement target of 1,193,669 1quare feet. 

600,000 
550,000 
500,000 
450,000 
400,000 
350,000 
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0 

Lease Expiration Schedule 

100.00% 
4.76% 
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The following table provides a synopsis of the lease expiration anticipated at this property during the analysis 
period. 

rotal NRA of Subject Property (SF) 
Year of Peak Expiration 
s1: Expiring in F'eak Year 
1:ivH YEiar CurnulativEi [:xpirations (SF) 
Tt11rtiiim YEiar CurnulativE: E::xpirations (SF:) 
Compiled by CliShman & Wakefield, Inc. 

1,164,rn,7 
3 

178,519 
256,B90 
74()J:sf3tl 

100.00% 

15.33% 
22 06% 
fl::~.f31 % 

Based upon the subject's current lease expiration schedule, over 79 percent of the property's rentable area is 
represented by leases due to expire during the analysis period (through 2024 ). 3, 785± square feet is due to 

expire through 2012. 

The major rollover years in the analysis period occur in 2014 and 2022. In 2014, 178,519± square feet (15 
percent) of the property's rentable area expires and in 2022, 159,024± square feet (14 percent) expires. 

Obviously, the largest lease expiration occurs in 2014 when the lease expires with Continental Casualty 
Company. The average rollover over the next thirteen years is 4.89 percent per year with most risk occurring in 

2014 

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 2012 
because of positive job market numbers and a rising demand. 

According to Cushman & Wakefield, Inc. Research Department, the overall vacancy rate remained flat in the 

second quarter at 8.9%, its lowest overall vacancy rate in three years. While direct available space declined 8.4% 
from last quarter, sublease available space increased 43.6% to 1.2 million square feet (msf.) The class A vacancy 

rate which has remained relatively stable over the past year at 9.0%, is almost three percentage points lower than 

the bottom of the market in 3010 when it registered 11.9%. At 14.1 %, Financial East has the highest Downtown 
overall vacancy rate and City Hall has the lowest overall vacancy at 2.2%. 

Total leasing through mid-year reached 2.8 msf, 35.4% lower than a year ago. Despite the decline in activity, new 

leasing activity has exceeded the 10-year quarterly average of 1.1 msf. With the exception of 4011, Downtown 
quarterly leasing has surpassed the 10-year average each quarter since 2011. Morgan Stanley's 1, 180,000-sf 

renewal and expansion at One New York Plaza was the largest Downtown lease through the first half of the year. 
The second largest transaction was the 353,252-sf renewal of NYC Law Department at 100 Church Street 
followed by the City of New York's 207,812-sf renewal at 75 Park Place. 

In addition, Overall asking rents continued to steadily increase and rose to $40.06 per square foot (psf) at the end 
of the quarter, up from $39.38 psf a year ago. Class A overall asking rent registered $45.29 psf, the highest 

quarterly rental rate since 3009. The World Trade/World Financial submarket retained the highest class A overall 
asking rent at $54.83 psf. 

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. 
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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 COM PARABLES 

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: 

FREE 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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PROPERTY INFORMATION 

ADDRESS 

YEAR BUILT 

RENTABLE AREA (SF) 

NO.STORIES 

LEASE INFORMATION 

TENANT NAME 

FLOOR($) LEASED 

LEASE DATE 

TERM 

LEASE TYPE 

TENANT SIZE 

RENT PER SF 

FREE RENT(MONTHS) 

WORKLETTER (PSF) 

RENT CONCESSIONS 
EFFECTIVE ADJUSTED 

RENT PER SF 

MONTHS FROM VALUE DATE 
TIME (MARKET CONDITIONS) 
TIME ADJUSTED 

RENT PER SF 

LOCATION 
FLOOR 
QUALITY 
SIZE 
CONDITION 

TOTAL ADJUSTMENT 

SUBJECT 

40 Wall Street 

New York City 

1930/96 

'1,177,605 

63 

November 2012 

Gross 

12 

$50.00 

INDICATED GROSS RENT PER SF 

CONFIDENTIAL 

RENTAL 1 RENTAL2 

120 Broadway Two World Financial Center 

New York City New York City 

'1915 '1987 

1,916,700 2,200,000 

41 44 

Strategies for Sedgwick, Detert 
Wealth Moran & Arnold 

Pt 37\11 Ent. 28th 

October 2012 August 2012 

18.00 11.00 

Gross Gross 

45,304 43,734 

$34,00 Yr. $56,00 Yr. 

$36,00 Yr. 5 $61.00 Yr. 6 

$42.00 Yr. 11 

$45,00 Yr. 15 

12 12 

$75.00 $60.00 

($1,39) ($0,9'1) 

$32.61 $55.09 

3 
0,0% 0.0% 

$32.61 $55.09 

QO,.{) 0% 

0% 0% 
0% -30% 

0%.1 0% 

0% 0% 

0% -30% 

$32.61 $38.56 

INCOME CAPITALIZATION APPROACH 101 

RENTAL3 

14 Wall Street 

New York City 

1932 

956,654 

37 

Amerigroup Corp. of 
Virginia Beach 

Ent. 11th, Ent 12th, Ent. 
·14th, Ent. 21st and Ent. 

Jelly 2012 

10.00 

Gross 

165,029 

$31,00 Yr. 

$35.00 Yr, 

$39,00 Yr. 

5 

$65.00 

$0.31 

$31.31 

4 
0.0% 

$31.31 

0% 

0% 
10% 

5% 
0% 

15% 

$36.00 

4 

8 

RENTAL4 

80 Broad Street 

New York City 

1931 

352,000 

313 

McGivney & 
Kluger P.C. 

Ent. 23- Ent. 24th 

Jelly 2012 

10.00 

Gross 

22,992 

$31,00 

$33.00 

$36,00 

9 

$60.00 

($023) 

$30.78 

4 

0.0% 

$30.78 

0%) 
0%) 

10% 
Q<Vo 

0% 

10% 

$33.85 

Yr. 

Yr. 4 

Yr. 7 

RENTALS 

100 William Street 

New York City 

1972 

355,364 

21 

Motor Vehicle 
Accident 

Indemnification 
Corp 

Ent. 14th 

May 2012 

16.00 

Gross 

22,298 

$35.00 

$39.00 

$43,00 

12 

$65.00 

($0.94) 

$34.06 

6 
0.0% 

$34.06 

oo;;, 
0% 
0% 
0% 

0% 

0% 

$34.06 

Yr. 

Yr. 

Yr. 
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40 WALL STREET 

PROPERTY INFORMATION 

ADDRESS 

YEAR BUILT 

RENTABLE AREA (SF) 

NO,STORIES 

LEASE INFORMATION 

TENANT NAME 

FLOOR(S) LEASED 

LEASE DATE 

TERM 

LEASE TYPE 

TENANT SIZE 

RENT PER SF 

FREE RENT(MONTHS) 

WORKLETTER (PSF) 

RENT CONCESSIONS 
EFFECTIVE ADJUSTED 

RENT PER SF 

MONTHS FROM VALUE DATE 
TIME (MARKET CONDITIONS) 
TIME ADJUSTED 

RENT PER SF 

LOCATION 
FLOOR 
QUALITY 
SIZE 
CONDITION 

TOTAL ADJUSTMENT 

SUBJECT 

40 Wall Street 

New York City 

1930196 

I, 177,605 

63 

November 20 ·12 

Gross 

12 

$50.00 

INDICATED GROSS RENT PER SF 

CONFIDENTIAL 

RENTAL6 

One New York Plaza 

New York City 

1968 

2,103,750 

50 

Morgan Stanley 

Ent. 3rd -·I 2th, 18th, 
21st, 32nd, 35th-41st 

April 2012 

20.00 

Gross 

'1,157,000 

$42.50 

$47.50 

$52.50 

$57.50 

·10 

$50.00 

$0.35 

$42.85 

7 
0.0% 

$42.85 

0% 
0% 
0% 
15% 
0% 

15% 

$49.28 

Yr. 1 

Yr. 6 

Yr. 11 

Yr. 16 

RENTAL 7 

61 Broadway 

New York City 

1916 

548,155 

33 

Research 
Foundation of 

SUNY 

Ent. 3rd 

March 2012 

'15.00 

Gross 

20,439 

$30.00 

$34.00 

$38.00 

g 

$50.00 

$0.50 

$30.50 

7 
0.0% 

$30.50 

0% 

0% 
10% 
0% 
0% 

10% 

$33.55 

Yr. 1 

Yr. 6 

Yr. 11 
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RENTALB 

1 00 Wall Street 

New York City 

1968 

457,622 

29 

lnforma USA, Inc 

Pt. 9th 

March 2012 

10,00 

Gross 

'11,406 

$35.00 

$38.00 

6 

$50.00 

$1-75 

$36.75 

7 
0.0% 

$36.75 

0% 
ocvo 
0% 
-5% 

0% 

-5% 

$34.91 

Yr. 1 

Yr. 6 

RENTAL9 

59 Maiden Lane 

New York City 

1965 

1,043,007 

44 

London Fischer 
LLP 

Ent. 39th - Ent. 
40th 

March 2012 

'15.00 

Gross 

36,492 

$37.00 

$41.00 

$45.00 

0 

$25.00 

$4,13 

$41.13 

8 
0.0% 

$41.13 

0% 

0% 
0% 
0% 
0% 

0% 

$41.13 

Yr. 

Yr. 

Yr. 

1 

6 

11 

RENTAL10 

One Liberty Plaza 

New York City 

1972 

2,121,437 

54 

Investment 
Technology 

Group 

Ent. 4th - Ent. 
6th 

March 2012 

16.00 

Gross 

132,092 

$44.00 

$49.00 

$54.00 

12 

$65.00 

($0.94) 

$43.06 

8 
0.0% 

$43.06 

0% 
0% 

-10% 

5% 
0% 

-5% 

$40.91 

Yr. 

Yr. 

Yr. 
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The comparable office leases, as exhibited on the previous pages, range from $30.00 to $56.00 per square foot, 
gross, before adjustments and may be summarized as follows: 

RENTAL COMPARABLE No. 1 involves a 45,304± square foot office lease within 120 Broadway located 

between Pine and Cedar Streets. This lease was signed in October 2012 for an 18-year term. The tenant leased 
part of the 37th floor. The initial base rent was $34.00 per square foot, increasing to $36.00 per square foot in 
year five, $42.00 per square foot in year eleven, and $45.00 per square foot in year fifteen. After adjusting for rent 
concessions (free rent and work letter), the equivalent rent is $32.61 per square foot. 

In comparison to the subject property, no other adjustments were required. The adjusted rent is $32.61 per 
square foot. 

RENTAL COMPARABLE No. 2 involves a 43,734± square foot office lease within Two World Financial 

Center located on the southeast corner of Vessey Place and North End Avenue. This lease was signed in August 
2012 for an 11-year term. The tenant leased the entire 28th floor. The initial base rent was $56.00 per square 
foot, increasing to $61.00 per square foot in year six. After adjusting for rent concessions (free rent and work 
letter), the equivalent rent is $55.09 per square foot. 

In comparison to the subject property, a downward adjustment was required for quality. No other adjustments 
were required. The adjusted rent is $38.56 per square foot. 

RENTAL COMPARABLE No. 3 involves a 165,029± square foot office lease within 14 Wall Street located 

on the northwest corner of Nassau Street. This lease was signed in July 2012 for a 10-year term. The tenant 
leased the entire 11th, 12th, 14th, 21st and 22nd floors. The initial base rent was $31.00 per square foot, 
increasing to $35.00 per square foot in year four, and $39.00 per square foot in year eight. After adjusting for rent 
concessions (free rent and work letter), the equivalent rent is $31.31 per square foot. 

In comparison to the subject property, an upward 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 $36.00 per square foot. 

RENTAL COMPARABLE No. 4 involves a 22,992± square foot office lease within 80 Broad Street located 

on the northwest corner of Stone Street. This lease was signed in July 2012 for a 10-year term. The tenant leased 
the entire 23rd and 24th floor. The initial base rent was $31.00 per square foot, increasing to $33.00 per square 
foot in year four, and $36.00 per square foot in year seven. After adjusting for rent concessions (free rent and 
work letter), the equivalent rent is $30. 78 per square foot. 

In comparison to the subject property, an upward adjustment was required for quality. No other adjustments were 

required. The adjusted rent is $33.85 per square foot. 

RENTAL COMPARABLE No. 5 involves a 22,298± square foot office lease within 100 William Street 

located between John & Platt Streets. This lease was signed in May 2012 for a 16-year term. The tenant leased 
the entire 14th floor. The initial base rent was $35.00 per square foot, increasing to $39.00 per square foot in year 
six, and $43.00 per square foot in year eleven. After adjusting for rent concessions (free rent and work letter), the 
equivalent rent is $34.06 per square foot. 

In comparison to the subject property, no other adjustments were required. The adjusted rent is $34.06 per 
square foot. 
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RENTAL COMPARABLE No. 6 involves a 1,157,000± square foot office lease within One New York Plaza 

located on Broadway between Liberty and Cedar Streets. This lease was signed in April 2012 for a 20-year term. 
The tenant leased the entire 3rd through 12th, 18th, 21st, 32nd, and 35th through 41 st floors. The initial base rent 
was $42.50 per square foot, increasing to $47.50 per square foot in year six, $52.50 per square foot in year 
eleven, and $57.50 per square foot in year sixteen. After adjusting for rent concessions (free rent and work letter), 
the equivalent rent is $42.85 per square foot. 

In comparison to the subject property, 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 $49.28 per square foot. 

RENTAL COMPARABLE No. 7 involves a 20,439± square foot office lease within 61 Broadway located on 

the northwest corner of Exchange Alley. This lease was signed in March 2012 for a 15-year term. The tenant 
leased the entire 3rd floor. The initial base rent was $30.00 per square foot, increasing to $34.00 per square foot 
in year six, and $38.00 per square foot in year eleven. After adjusting for rent concessions (free rent and work 
letter), the equivalent rent is $30.50 per square foot. 

In comparison to the subject property, an upward adjustment was required for quality. No other adjustments were 
required. The adjusted rent is $33.55 per square foot. 

RENTAL COMPARABLE No. 8 involves an 11,406± square foot office lease within 100 Wall Street located 
between Water & Front Streets. This lease was signed in March 2012 for a 10-year term. The tenant leased part 
of the 9th floor. The initial base rent was $35.00 per square foot, increasing to $38.00 per square foot in year six. 
After adjusting for rent concessions (free rent and work letter), the equivalent rent is $36.75 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 $34.91 per square foot. 

RENTAL COMPARABLE No. 9 involves a 36,492± square foot office lease within 59 Maiden Lane located 

on the southwest corner of John Street. This lease was signed in March 2012 for a 15-year term. The tenant 
leased the entire 39th through 40th floors. The initial base rent was $37.00 per square foot, increasing to $41.00 
per square foot in year six, and $45.00 per square foot in year eleven. After adjusting for rent concessions (free 
rent and work letter), the equivalent rent is $41.13 per square foot. 

In comparison to the subject property, no other adjustments were required. The adjusted rent is $41.13 per 
square foot. 

RENTAL COMPARABLE No. 10 involves a 132,092± square foot office lease within One Liberty Plaza 

located on Broadway between Liberty and Cedar Streets. This lease was signed in March 2012 for a 16-year 
term. The tenant leased the entire 4th through 6th floors. The initial base rent was $44.00 per square foot, 
increasing to $49.00 per square foot in year six, and $54.00 per square foot in year eleven. After adjusting for rent 
concessions (free rent and work letter), the equivalent rent is $43.06 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 $40.91 per square foot. 

After adjustment to the comparables, a range of $32.61 to $49.28 per square foot gross was revealed. 

OFFICE LEASES IN THE BUILDING 
The following table contains a summary of the office leases negotiated in this building. 
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A"'a 
No. Tenant Fkro1·s (SF) l>,,t,, 1:>,,u, v,111.,111 l!l.\t,111~ v~ar1t:::.Onc:M.Sh::u1s 

1 Conti11onh1I C1Hrn~1hy Entirn 7 35,:l:H; ,lun,98 M~Jr,14 $29.97 Tux Bo.~io: 2()01102 
o,~rnting mu,~: lrHi, Ovfltr $7 ,G~>:$,IM-4 
l;h,~ctric: NNN 
Ma,u,~i:/IJ''tH.llllt f-'.tH/1: Inc, Ovi:llr $950,DOO 
i-:rno l•~(rnt: NII\ 
Work lett~r: NIA 

Fntlrn a '.l'.l,036 ,Jun-9H M•r.14 $'.12.06 Tax B.iH>(): 2001102 
Opnr!1ltln!J Bfl~o: lnr:. Ovor $//H)\OM 
Eh:ictrh:: NNN 
Managomont Foo: Inc. Ovor $~)50,()1)1) 
Fr~fl Hfltnt: NIA 
Work Ji,)tt~)r: NIA 

i:ntlrn 9 :r1,1trn .Jun.~}8 M:u.14 $1L!i,I l'JIX Bt·Hl-O: 100110, 
OfHHatlno 81~11,t,~'. Int:. Ovt,H $7,60:1,084 
r':loctric: NNN 
Man~lg~urn1rnt i-:~H,1: Inc. Ovtu $950,000 
r:rne r~ent: NIii 
Work lottor: II/A 

F.ntlrfll 10 :J:J,44!) ,lun-98 Mor-14 $:H,/\6 Tux Ba,1tt1: 2001/1), 
Opornting Ehu,e: Inc. Ovor $7 .Gl)'.J,084 
l'.h~ctric: NNN 
M~Urn.!J~WU)llt f-'t,,H): Inc. OWH' $950,000 
~rno Hont: NIA 
Wmk hHMr: NIii 

Entin~ 12 30,515 ,Jun-98 ~htr-14 $35.1)5 Tax B,!Hto: 2001102 
Op(inuinu Base; Im:. Over $/,1,1)'.l,l)M 
f.lHctric: NNN 
Management Foo; Inc. Over $950,1)()() 
Frnt1 Htmt: NIii 
W~>rk letter: NIA 

CountJy~Widc Jmwrancc (l:utw-o Lo.a-so) .EntJro 12 31,9-'t2 Apr.'U Aug.2:1 $25.00 rax Ui:Hl-O: 2012 
109116) $7-7.50 O1HH1Hlno Bi~~t,,}: 7017 

l.:loctric: NNN 
Ma 1H•fJ+nm1nt F ~H,1: 2012 
r:ree Rent NIA 
Work lottor: II/A 

Count.ry-Wld~ l11,n1ram:~ Part:} 1(),511) Mor-11 lluu-?1 $,5.1)1) Tax Ba.it~: ,01, 
111)114) $:J.5.45 Opornting Ga,,e: 2012 
101)116) $:19.00 1'.l~ctric: NNN 

M~UrntJ~HtU)llt f'.t,,H): 2012 
~roo Hont: NIA 
Wmk h~tMr: NIii 

t:ntirn 13 33,244 MJH-1'1 Aun-2'1 $25.1)0 Tax 13Ju;,o: 2012 
1:ntirn 14 3V,14~. ll)!l/1~) $2/.51) Op(iratinu Base: 2012 

1:;5,339 f.lHctric: NNN 
Management Foo; 199!1 
r:rnt1 Html: NII\ 
W~:irk h)tt(tr: NIA 

W{)idlh'1g,H Ai~S,()Clatos l:.ntJrn 18 32,875 Nov.11 ,J;,m~33 $0.00 Tsl'tX Oi:HH}: 2013 
l-:ntJr1,,~ rn ,,1,~!)/. l1W1:l) $,l.1)11 Of}t,,H1Hill(I Hl~il>~}: ,on 

61,082 (02118) $30.00 l::loctrlc: NNN 
(O?.m) $33.00 M~,n~•tJtmurnt F~)H: 2012 
IOYW) $'.l/,00 1:re~ H.ent: 4 Moo. i~ll.04%) 

1 Mo. lil1.0:J%) 
Work l'l'Jtt~r; NIii 

(hmru~ Ro~1d~} C:ntirn 21 27,25() s~}p.12 F<>b-28 $9,~/5 Tiu< Ehmo; 2012 
fntirn n 27,1~0. (ll9ln) $26.51) Opfltroting flo5e: 2017 

~>◄ .~)00 10:)111) $2:1.:;o i,ilt:}t,:ll'it,:: NNN 
(0312'1) $33.50 Mtuu:-~OHH.irnt Fuo: 2012 

Frf.'I~~ H~rnt: I> Mos. 
Work luttor: NIA 

5 1 laks [ngirHHHing & I.and Pmt4 1(),675 1)1,)c-10 1)1,)c-20 $:12.00 T,ax rh,s~i: 2010111 
(1)1111>) $:1,.,, OpP.rntln!J Bil'lf>e: lnr:, Over $11,l1!,ij9;j 

Eh.1ctrk: NNN 
M1mogftmftnf, Fffe; lll10 
rn'W Htmt: NIA 
Work Jett~r: NIA 

HHirn 11 :·M,9/~j ,Jun -'10 Om:-2:0 $:J.6.J.!l l'JIX BaM~: J.OOIHO/ 
(12/13) $28.19 Opt:.Hatln~J BtlStii: lne. Ovt:il' $11, 7'17 ,893 
(1?11!,) $31).511 f:loctrlc: NNN 

Mi1mafjement F~H11: 2001 
r:re~ r~~Ht: NIA 
Work lottor: II/A 

The Htmy r:ux A~Jeru:y Entin:l ~) ~li,!)21 ,lun-12 M<ly-2~ $27.01) T1~x Baiiu: 2012 
(l)G/17) $JO.Ill) OpM~lting Bin,~~: 2017 
(1)1;/22) $;!:l.1)1) Lh~(,:tri<,:: NNN 

Millm.,~~J''tH,llllt f-'.t:H,/1: 2012 
i-:rno 1,~ont: 1:J.Mm}. 
Wmk ltdt~r: NIii 

Huron Commhinu s~irvic1,) Fntlni 20 28,812 Si,~p-11 ,Jul-22 $27.1)1) Tax H.tHt~~: 2012 
(IH!l11) $'.Hl.1)0 Op~ratino lll!lso: 2012 

f.lt-Jctric: NNN 
Management Foo; 2012 
Fr~fl Hfltnt: NIA 
Work 11,)tbH: NIA 

rho Global Allianco .EntJro 24 28,;12/ Ooc.O/ Ooc.1/ $40.4!.i J'ax Ua!lo: 1001/08 
10'1114) $41,69 OfHHIHlno Fll~il,~}: 7008 

t::loctric: NNN 
M1m~1~1~nrn11nt hH11: 2008 
r:rn~ r~P-nt: NIii 
Work lottor: II/A 

~) Office Sp1u:~ Solutfon, Im:, F.ntirfll 21l 14,515 1\0~1-0U May-17 $:~I.I)() Tux BmttJ: l()l)IJ/1)7 
Eotirn 29 lllli (1)1)114) $:H.1)1) Opornting B1H,~~: Inc. Ov.,r $11,71)(),004 

21,6(;8 1:1~)<:tric: NNN 
M~Urni)~WU/11\t f-'t,,H/1: Inc, Owu· $1,180,8~!} 
i-:rno Hont: NIA 
Wmk hHMr: NIii 

·10 XO Communication LLC P.art113 20,586 M•r.10 M•r.22 $30.1)1) Tax Bas,o: Im:. Ovor $6,717,793 
101115) $:1:1.1)1) Op(iratinu llaso: Inc. Over $11,111,m)J 
(01118) $'.li>.00 f.h-Jctric: NNN 

Management Foo; 2010 
Fr~"' Hfllnt: ~111..foi). 
W~'>rk 11,)tt~H: NIA 
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A"'a 
No. T~twlnt Floors V1:IR:e,Wt Base YoarlCoru:zu-oion:s 

11 GDS Publh1hlnu Part 5 20,240 Sop,Ofi Sop.HJ $:}2,00 Tux nu,~H,: 2010111 
(04113) $34.00 Oporatln~J ~a-so: Inc. Over $11, 1'1 / ,89'3 

l:l~,ictrlc: NflN 
Mnnag-am,ant, rfJft; 2010 
Fnu~ R1,rnt: NIA 
Work lottor: NIA 

12 Unilh:~ E, H~'>b(H'tl':li.:)n Part:t3 11),96/ N()V,11 Htb,28 $21.01) fl)X Ba:H'J; 2012 
(021111) $:JO.llll Operntlnn UatH3: 2012 
1om:11 $:rt~>o f:h)ct,rlc: NNN 

Mowogl'tml'H)t F~1,1: 2017 
fnH} R(rnt: NIA 
Work lot1or: NIA 

1:1 IUIS World Inc, PtHt 1~) 11>,;.u;;:) s~~p-11 1:~~b-22 $:1:1.:;1) r (tx u~ut~): 2012 
(IJ7J17) $,JG.~O Opfl'rnting flfum; 2017 

f:hn:trk: NNN 
MaoagtJ1n1t.H1t fou: 2012 
~n'WH(mt: WA 
Work letter; NII\ 

14 Nf:lwm,rn My~rn, Krnln~u, f:ntlrn ,:r; 15,:l~•I l\u~1-1'- r)~)c,n $211,1)0 T ,, X OlU~~); '7017 
(01/'rn) $32.00 Op,orntlng Bu,s~): 2017 

[l(}~:tdc: NNN 
Mi1m~l~Jemont h:.10: 2011 
i:r~)~) Rent: ~) MO$, 
Work l~tt~r; NII\ 

15 THlstr1:t Inc: P~Ht 43 5,125 Apr-10 S1,)p-20 $37.00 Tx1x Oas~,~; 2010111 
Entin., 44 ~ ... m (101'15) $40.00 Oporatin11 Bt)!H.il: Im;, Ovor $11,'11'1,893 

14,491 l:hH:tric; NflN 
Mananement Fee; 2010 
Fm~) RtHlt: WI\ 
Work Jottor; NIA 

1G Dirnct Accl~:m Pmtnor [ntirn 42 o,:m ,hm,10 [hH:-19 $JJ,OO T111x D~rno: Im:. Ov(H $6,717,79:} 
PMt43 .cU.41 (03115) $36.00 Op!Gratinn Baso: Inc, Ovor $11,/1/,a93 

1:l,61:) l,!lectric: f!NN 
M~rnagArrurnt f'.'.~f"!; 201() 
Fm~,~ R~:mt: NIA 
Work lottur: NIA 

11 Ff(Htd(')Jl') H~')ldin~'.J~ Grnup P11H"t :}:l 4,144 ,Jun"12 Ft'Jb,1!' $:i/,1)0 r~x B1:H1-(t: 2012 
Operating B11Hte: 2012 
r:lfl)Gtrh:; NNN 
M~J,rng~Hn~)llt F~H): 2012 
f.'.rno R~rnt NIA 
Work lotter: NIA 

t!ntlrt::~ ,t~j ll,1110 Mar-!)\) i:~)b-1\) $~)/.(}(} r~1x Ua$-t::~: WOil/OH 
(0,111,5) $51),00 Op-eniling FltHl,~; ln1~. Ov~r $12,57-0,069 

f:h:~i:tdc; NflN 
M.:rnagomont Fo-o: Im;, Ovor $1,402,781 
Ff<Ht l~(Hlt: NIA 
Work letter; NIii 

111 ,Jnhn Cq,trrts lnv~stnurnt Piut 17 n,1,l1 Aug,11 Mm.22 $:'IJ.(}0 Tax B.:rn-~: 2012 
(04117) $l6,00 01:HmHJ ng fh:H1,o: 1012 

C:h,1ctric: NNN 
Mananomont Foo: 2012 
Fr~~t::~ l·hrnt: :l M(,)!>. 
Work lel:t~r; NIii 

H) ICF Consultlno Grnuµ f:ntlrn '.}4 12,51)2 Ap,·-11 J~rn,22 $34,00 Tax nas,~: 2012 
(01116) $31.00 Opuratlny Bai.o: 2012 

l::h:~ctfic: NNN 
Mrrnagement, Fee; 20n 
r.r~1~ r~ant: I) Mos. 
Work hHWr: NIA 

2-0 lfolporin Batt~,ulia Pmt16 J,29<1 ,h1rn,1:} M~n.2J $:18,SO rax Ba.~;o: 2012 
l:otlre '3/ lLll,ll! (04118) $41,50 OpGtrntln~J ~cu.e: 2012 

12, 1:14 l,:h,ictrlc: NNN 
M1inog~nrnnl f-1')~; 2017 
Frn1) R1mt: J Mos. 
Work luttor: NIA 

21 SS&C l'ochr)()l(>~'Ji(t!I Ptut15 12,066 S<lp-11 Oct-22 $211.1)1) rax mu,t'1; 2012 
(11)/11) $:,)2,1)1) Operntlng Hrnf3: 2012 

f:lect,rk: NNN 
Man~,tg~,HH~,ml Fi,H~: 1012 
fnw R(mt: 10 Mv5. 
Work letter: NIA 

n Mt:.nct:.n CapiMI PMt:!1 !),M1 ,Jan-0~) Apr-1~) $'.14,1)0 rax U;ut1): Inc. 0-w)r $4,10!),!)60 
Op,Moting flll~f:I; 7005 
r:1,~ctdc: IINfl 
Mani!llyomont r.:oo: 2005 
Fn'W Htmt: NIA 
Work l~tt~r; NII\ 

2:1 RG Michals f:ntirn 4() 9,:'171 ,Jun-11 llu11-71 $33.B Tax n.,u;~): '7017 
(09/'16) $35.W OpiH~,tting B~1'H): 2012 

l:lo~:hfo; NNN 
Man.!l~Jement Fee: 2012 
r:r~H) j~j:)nt: 4 MO$, 
Work Jf)tt~r; NII\ 

24 nrnktHl1\}(} Manau(Hlll}llt f:ntirn 48 il,2G3 Jul-10 Jul-22 $40.00 T,nx n~~IA}: 2010/11 
(011'11) $43,00 Oporntin~J 8.:.1,0: Im;, Ovor $11,111,393 

Llectric: NNN 
Monagf::lmf::lnt F~R: Non~ 
Fm~) Rfrnt: fl/A 
Work hHUH: NIA 

25 Public finum:iul MmrnutmHrnt [ntirn 49 !h21>3 ,)ul-12 [htc-22 $40,00 r~1x BtHI-O: 2012 
(12111) $42,1)1) Operation l:lase: 2012 

l'\l"H:trk: mrn 
Monagf:!1WH1t Fef"!; 7017 
Fr«H} Rtrnt: 5Mm;. 
Work lottor: NIA 

11, Am~ri<,:11111 Predow:1 M~tlill l::ntlr~ ~)0 9,2411 Sop.11 ,)ul,22 $3/,1)0 hl1x lh~$-~: 2012 
(1)8115) $40.1)1) OpFlmting A11me: 7012 
(l)ll/19) $4:l.1)0 flHt:trk: NflN 

Mf,tHO:-!J~Hrn~nt F~~~): 2012 
Frno lfont: NIA 
Work letter: NIA 
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llo. Te,nant Fk>or,s VriR@nt &tse V.arlCo~-wHion& 
27 Cf!lneo~nks U.C f:ntirie 55 !),248 Nov-12 Oct-n $:)4.02 Tax Base: 2012 

(11113) $49,87 OJ'Hmuing fl;ui~: 2012 
(11/14) $5{1.77 [lectrlc: NNN 
(11/1~) $~1.75 MiUlfl0~m~n,, Fl"I~: 7.017. 
1'11111i) $52.75 r.n,1~ nent: '1 Mo. 
(11117) $53.77 W(>fk11'-}1:tl18r: NIii 
(11111!) $fi4.ll1 
(111m) $55JJ;} 
('1'1120) $!)6,!)4 
11121 $5lL05 

211 Hilton HoN)h:1 Corporntlon Entlrt~ 41 ll,11'111 ,lul-03 ,hm-1'.} $:16.1)1) I' ~I X Eh~ 11-i-:~: 21~)2/1)3 
Op~rntinn Base: 2003 
Elei,:trii,:: NNN 
Man3~Jt:mu:mt Fee: 2003 
Fn'H) Rimt; NIA 
Work lotter: NIA 

29 C:uroch)~H B~rnk S,A, Entirn 39 8,313 Feh-08 ,Jul-18 $57.00 Tax B~·,so; 2008109 
(0811'1) $59.00 Oporatlng Bl'ui.o: 2008 

Eloctfic: NNN 
M~magom(mt F(w: 2003 
Free Rent NIA 
Work l(HUH: NIA 

:w Solomon,Pclflrl,l,lum 1:ntirn 35 11,£88 Sop-00 Jul-20 $:12.00 rax Has~: 2010111 
(lHll1ti) $:lti.110 Opor~Uing B?Hto: Inc. ov,,r $11,111,11!13 

Uectrk: Nml 
MiUHl!)i'-HJ'IMlt F~e: 2010 
Frni~ l~ent: 11 Mos. 
W(>fk hHtM: NIii 

:11 H,,ytrtH) Asst>datt,1~ 1-:ntln, 58 8,nr May.!)/ Apr-1!i $46.44 r~1x BilMl: ll)l)/101! 
Op-~·Hlltinu HrHto»: 21)1)/ 
l:::h:H,:trit;: NNN 
Mm1autm1ent Fee: 1008 
f:r~H) RtHH: NIA 
Work letter: NIA 

32 BmtHHI v~rn [)lj)I; riut 27 7,087 r.,1,,11 ,,hm/18 $33.00 TI~ X B~US-tP: 20'10111 
(01/14) $:16.00 Oµerntlnti Buse: 2012 

Eh.~ctdc: NNN 
llhma$1<HHont Foo: 2012 
Ff(H~ R~Hlt NIA 
Work lortor: NIA 

33 Star Allhrn1:t1 Trading Part 5 7,500 Sop.09 D~1c,14 $32.00 T~1x Oa~m; Inc. Over $G,717,793 
Opornting Baso: Inc. Ovor $11,717,893 
Electric; Nml 
Man;.t!,J~Hnont Foo: 11)10 
Free Hont: NIA 
Work lottor: NIA 

:14 fop~ka Capital Markfa Part 1/ l,0!i~ ~•b-11 ,Jun-21 $111.U1 rax l~ase: l010111 
(l)l>/11i) $1?1.lli Or,-eHH.ino Hrliie: 21)11 

Hf~ctric: NNN 
Mf1natJf:l1nf:lnt Fl-!~: l<l1l 
F riiu) l~frnt: NIA 
Work lfftt#r; NIA 

P1ut fl 4,005 l'Hh-11 ,luu-21 S4ium rax Hmitl': io10111 
(06/16) $5'1.11 01,H,Hatlng Blils~: 2012 

flhlctric; NNN 
M~.UU~!Ji,Hlli,Hlt J7 1,u): 20'11 
r:rn~•~ f·hrnt NIA 
Work l~tt~r: NIA 

:15 Xdtok Solutlmrn Part 5 1,,21!1! ,Jun-10 Oct-lO $32.00 Tax fhum: 2010111 
(11116) $35.00 Opornti"g B~lSf): Im:. Ovor $11,717,893 

f:loct.rk: NNN 
MaTH)!)OflHHlf. Foo: t>Jonn 
Frno f~(rnt: NIA 
Work lottN: NIA 

'.~I> 1.~m.Hnl,)o Urnwmill Put'27 '.1,lH)4 Fob-10 ,Jan-'2~) $:15.00 T~I)( o~uu.~: Inc. ()v,,r $1i,717,79:l 
(12115) $38.00 Opornting 13.lflso: Inc. Over $11,717,8\n 
(121'20) $,11.00 l:loctric: NNN 

Mi1ma{:Jemcmt i.:ce: 2011) 
~me H~nt: NIA 
Work letter: NIA 

P1ut2/ 2,106 Jul-11 ,lan.2!) $'3'.i.O!l fi~X mtiH'J; 21112 
(0,11/) $38.00 Operating ~ase: 2012 
(O'.iTll) $41.01) tkictric: NNN 

M.:uu.,gomont h.1to: 20'12 
1:rno lfont: NIA 
Work li.HttH: NIA 

37 Con.1 Staffing St.HVkl} P~Ht 16 5,645 M11y.10 S<>p-17 $32.00 T ~1 X Bt-tS~}; Inc. Ov.,r $6,717,703 
('1211,l) $35,17 Op1.m.1ting fl?.}1'U): lni:, (')v,H $11, '1•1 i ,lt9.3 

f.h}ctrk: NNN 
M;rnogomonf. Foo: 2010 
FnHt R1rnt: NIA 
Work htU~r: NIA 

:ii! Miumr:mnm Inc, P1~1t '.HI !'i,554 Nov-1'- Apr-'l:l $:1:1.00 Tax B,1iut: 2<)12 
(0511A) $,17.00 0fHH!U.in!J FltH\.~: 2012 

r:ltlctrh:: mm 
Monagf:lmf:lnt f-tH:t: 2~12 
r:r~H) Rt:mt: I) Mt,)',L 

Work letter: NIii 
:1~1 ll1,>iu~bii~n(:~• & A!H>~>ciutt~l';I Pon JO (i,H:1 N~)V-11 F~)b-1!) $'.rl.00 T ,~ X a~ut~): Im:. OvtH $(-i,'7·17,'1!);} 

(01/11)) MO.n2 Operntlng l::}ase: Inc. Over $11,111,893 
l::l1;;ictric: Nt>IU) 

Mananement Fee: 2012 
Frntt l{~Hlt NIA 
Work lottor: NIA 

40 NYG C1lpit~1l LLC P~1rt :la !i,3111 ,hrn,10 S(~p.rn U4.llll h1x B1u:1-(~; Inc. <>v,n $ii,11 /,193 
Opornting Baso: Inc. Ovor $11,(1'/,893 
Uoctric; NNN 
Managomom J,:tH}: 2010 
frnc Rent: NIA 
Work hHwr: NIA 
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40 WALL STREET 

AIM 

lk,, T11cmu1t Floors SF Dl:D 
41 Ja•klm Inc, P!lrt 17 4,808 Dec .. 09 

42 C(>MU>I rn1de Securities 1',.ut 1/ 4,11)1, Mar.12 

4:l Clancy Finmrncial Services Pon 30 4,:)84 Fel.> .. 10 

44 Lano MC Viker LLC Part 30 3,/28 Aug,11 

4!) l{()sensteel Law P;u't:l:l 3,68\) ,lan,12 

46 Pr<>di!JY P111t :11 :l,616 Nov-11 

,17 Rf}ilOn Gl'Of.'.H'lbtu{I Part 32 3f45'0 Jan .. 10 

41l l~CL Advisors Entire 63 3,416 May.1)7 

4!) Unitf.ld Advisors Part 1·1 :l,412 ,.lun-11 

50 Frank XU 1.1.P Port 33 3,057 Oct.,12 

51 UBS Hnanclal Sol"vlco Part 32 2,682 Mar .. 99 

~)1. Murphy & O' c,mnell P;ut:l:l 2,()2~) ,Jan.01, 

5:l Ookwot>d /\,soot Manogomon! Port :18 2,1)86 ,.lon,10 

54 Tacht.ees lnb?rnational Part 27 1,377 Sep .. 12 

CONFIDENTIAL 

Dam 
,lul .. 20 

(1)!)115) 

l'eh-1/ 
(()9/1'1) 

Fob-17 
(09113) 

Jun .. 1/ 
(llll/14) 

,Jun,,1/ 

,Jan .. 22 
(01117) 

Fob .. 15 
(0111:1) 

Ai.>r-17 
(01114) 

May.rn 

S!!p .. 19 
(1011:1) 
(10114) 
(10115) 
(10116) 
(1011/) 
10/Hl 

"""""""" l'ob .. 14 

Apr-14 

Mar-15 

Nov .. 17 
(1211:1) 
(1211'1) 
(12115) 
(121Hl) 
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Yr:IR11cnt 
$35.00 
$:)!l.1)0 

$'.10.1)1) 
$33.00 

$:)4.1)0 
$'.18.1)1) 

$34.50 
$J1.!i0 

$32.1)1) 

$:15.1)() 
$39.00 

$,12.00 
$45.1)() 

$()4.1)1) 

$57.00 

$:lJ.50 

$35.00 
$:)6.1)5 
$'.17 .13 
$:18.?5 
$:l!J.:l9 
$40.!i/ 
$41.1!) 
$36.00 

$2/.04 

$:lJ.1)0 

$35.00 
$:l5.llll 
$36.77 
$31.6!) 
$:18.fi'.I 

Bue \'1i1111·/Co1-lor11 
Tax Bai:H:t: 
Operating Hase: 
Eloctrlc: 
Management Fee: 
FUH't RfH'lt: 
Work iettor: 
r,1x Bi1se: 
Oper11tln!J l:las11: 
Electric: 
Man•!1omont FM: 
Fr"e Rent: 
Work l<1tt,a: 
rax l'lase: 
OJ><>ratln(l Him>: 
Fli,r:trir:: 
M-1Hu.1genumt Fee: 
Free Nent: 
Work letter: 
Tax Ba•e: 
01>•rnting f:lase: 
f:l<>ctrk: 
Managomont Fee: 
Free !lent: 
Work l<ltt<Jr: 
ru l'lase: 
Opemtln!J BaH: 
Ele,.:tri<.:: 
Mamtg@1'ruu1t Fee: 
Free N,mt: 
Work lotter: 
Tax l!aoe: 
Qperath111 !lase: 
El1tclric: 
M,.1111,ne,nent Fee: 
Fre~ Rent: 
w~,rk hHt,H: 
Tax Bi.UH;}: 
Operating l:laoo: 
Eloctrlc: 
Managt\lnu.rnt Fotl: 
Free flent: 
Work h,)ttHr: 

Ti1x Base: 
Oporatln!J Bim,: 
Electric: 
Mmrnf1e1nont Foo: 
f,',':n:H) (~cot: 
Wnrkl<!ll<H: 

Tax I'!"""' 
Opa11>tin11 Base: 
Eh,,ctrlc: 
Management ree: 
Free Nont: 
Work Jett.er: 
Tax OasH: 
01,ora!.ing l'laoe: 
f'l<>ctrk: 
M,manoment Foe: 
Free !lent: 
Work l01t1,r: 

fax Basi,: 
01>•rnting f:lase: 
f:l•>ctrlc: 
Managomont Fee: 
J-:rne Hent: 
Work l0tt1,r: 
ru l'li.,se: 
Op0mtln11 BH11: 
Ele,.:tri<.:: 
Manage1nent Fe@: 
(,',': rnc r~~mt: 
Work lottor: 
Tax !laoe: 
<>porath111 !lase: 
El1tclric: 
J.i1~.uu1nernent Fee: 
Frn0 R011t: 
w~,rk l~Ht~H: 
Tax Batn::1: 
Operating !:lase: 
Eloctrlc: 
Managtunent Fee: 
Free flent: 
Work h~tt11tr: 

Inc, Over 6,717,793 
Inc. Over $11,117,ll!l3 
NNN 
Nom, 
NIA 
NIA 
2012 
2012 
NNN 
20·12 
NIA 
NIA 
21)1)!)110 
Im:. Ov<ll $11,11 /,893 
NNN 
2010 
NIA 
NIA 
2012 
2012 
NN!l 
2012 
NIA 
NIA 
2012 
2012 
None 
2012 
NIA 
NIA 
2012 
None 
Noma 
N,rne 
NIA 
NJA 
2010111 
Inc. Over $11,117,ll!/3 
NNN 
2011) 
NIA 
NIA 
Im:. Over $5,l)Oll,585 
2007 
NNN 
2007 
NIA 
NIA 
2012 
2012 
NNN 
2012 
NIA 
NIA 
2012 
None 
$3.25/SF 
Notut 
21,1()$. 

NIA 

2004105 
201)4 
NN!l 
No11<1 
NIA 
NIA 
2000/1~) 
2008 
NNN 
2008 
NIA 
NIA 
Inc. (lvor $6,117,1\13 
Inc. Ovor $11,717,893 
NNN 
2010 
NIA 
NIA 
2012 
2012 
NNN 
2012 
'.I M(>S. 
NIA 
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The subject property's office base rents average $29.20 per square foot, gross. The adjusted comparable rentals 
range from $32.61 to $49.28 with an average of $37.49 per square foot, gross. The most recent leases signed in 
the subject building, exhibited in the previous page chart, range from $25.00 to $54.00 per square foot, gross. 
The majority of the recent leases are at market. 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 mid $30's per square foot. This results in a 
range of market rent for 40 Wall Street of $32 to $44 per square foot for new leases which has been distributed by 
floor level as follows: 

FLOORS 

3 to 22 

23 to 33 

34 to 49 

50 to 63 

RENT/SF 

$32.00 

$34.00 

$40.00 

$44.00 

The above estimated market rents assume the following concession package. 

TITLE FREE RENT 

New Leases Year 1 

Thereafter 

Renewing Leases Year1 

Thereafter 

CONFIDENTIAL 

12 months 

12 months 

6 months 

6 months 

TENANT IMPROVEMENTS 

Year1 

Thereafter 

Year1 

Thereafter 

$50.00 

$50.00 

$25.00 

$25.00 
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TITLE FREE RENT TENANT IMPROVEMENTS 

New Leases Year1 10 months Year1 $45.00 

Thereafter 10 months Thereafter $45.00 

Renewing Leases Year1 5 months Year1 $22.50 

Thereafter 5 months Thereafter $22.50 

The rent increase profile is as follows: 

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

OFFICE MARKET RENTAL GROWTH RATE 
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. 

2012 - 0% 

Thereafter - 3% 

We have assumed a growth rate of 3 percent beginning in 2012. 

MARKET RENTAL RATE - RETAIL SPACE 
The subject property is leased to three retail tenants that include Kenjo 40 Wall St Inc., Milk Street Cafe and 
Duane Reade. Kenjo 40 Wall St Inc. leases 600± square feet along Wall Street side of the building. 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 six vacant retail spaces on the ground floor and second floor 
totaling 31,561 ± square feet available for lease. The retail space in the property prior to remeasurement totals 
57,371± square feet. The tenant leases may be summarized as follows. 
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Rant.Roll RemNIUred Connet Contract 
Tenant Alee/Sf Alee/Sf Rent RenliSF 
Pine Street Frontage 
Duane Reade 5.273 5.273 $322.338 $61 13 
Duane Reade 18.037 18.037 $t 102.602 $61 13 
Total 23.310 23.310 $1.424.940 561.13 

Wall Street Front.age 
To-Ba-Leased 14.500 14.500 $0 $0.00 
Kenjo 40 Wall St Inc. 600 565 $104.058 $173.43 

Lobby 
To-Be-Leased 4.923 4.923 
To-Be-Leased 850 850 
To-Be-Leased 791 791 

211d Floor 
To-Be-Leased 9.447 9.447 
To-Be-Leased 1.050 1.050 

Basement 
SAV Cafe Inc. 1.900 t900 $6.32 

Total 51 1 sr S59.71 

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 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 affect of 
concessions on beginning base rent. 
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40 WALL STREET 

SUBJECT 

ADDRESS 40 Wall Street 

Blw William & Nassau Sts. 

LEASE INFORMATION 

TENANT NAME 

FRONTAGE 

BEGINNING DATE 

TERM 

LEASE TYPE 

TENANT SIZE 

RENT PER SF 

FREE RENT(MONTHS) 

WORKLETTER (PSF) 

RENT CONCESSIONS 
EFFECTIVE ADJUSTED 

New York City 

November 2012 

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 

RENTAL1 

45 Wall Street 

SIEIC of William Street 

New York City 

Chase Bank 

Wall & William Street 

AugllS! 2012 

10 

Gross 

8,400 

$115.00 

% lnc./Yr. 

0 

$0.00 

$5.75 

$120.75 

3 

0.0% 

$120.75 

001i, 

·10% 

'10% 

-25% 

-25°1<, 

$90.56 

Grade 

2·10 

INCOME CAPITALIZATION APPROACH 112 

RENTAL2 

95 Wall Street 

SIE/C of Water St. 

New York City 

Bank of America 

Water Street 

September 2011 

10 

Gross 

2,200 

$135.00 

1¾, lnc./Yr. 

6 

$0.00 

$0.00 

$135.00 

14 

0.0% 

$135.00 

oo;., 
·'10% 

0% 

-10'¾, 

·20% 

$108.00 

Grade 

2·10 

RENTAL3 

65 Broadway 

Blw Rector & Exhange Al 

New York City 

Variety Cafe 

Broadway 

September 2011 

10 

Gross 

7,500 

$75.00 

% lnc./Yr. 

6 

$0.00 

$0.00 

$75.00 

14 

0.0% 

$75.00 

0% 

0% 

10% 

0% 

10% 

$82.50 

Grade 

LL 

2·10 
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40 WALL STREET 

SUBJECT 

ADDRESS 40 Wall Street 

8/w William & Nassau Sts. 

LEASE INFORMATION 

TENANT NAME 

FRONTAGE 

BEGINNING DATE 

TERM 

LEASE TYPE 

TENANT SIZE 

RENT PER SF 

FREE RENT(MONTHS) 

WORKLETTER (PSF) 

RENT CONCESSIONS 

EFFECTIVE ADJUSTED 

New York City 

November 2012 

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 

RENTAL4 

38 Broadway 

8/w Morris St & Exhange Al 

New York City 

Kosher Pizza 

Broadway 

August 20·11 

·10 

Gross 

21500 

$38.00 

% lnc./Yr. 

6 

$0.00 

$0.00 

$38.00 

15 

0.0% 

$38.00 

0% 

0% 

0% 

25% 

25% 

$47.50 

Grade 

2·10 
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RENTALS 

181 Broadway 

Blw Cortlandt & Dey Streets 

New York City 

Pret A Manger 

Broadway 

March 2011 

10 

Gross 

2,200 

$159.00 

% lnc./Yr. 

6 

$0.00 

$0.00 

$'159.00 

20 

0.0% 

$159.00 

0% 

0'¾, 

0'1/o 
-10% 

-10% 

$143.10 

Grade 

2·10 

RENTAL ti 

2 Gold Street 

8/w Pine & Platt Streets 

New York City 

Potbelly's 

Gold Street 

January 2011 

10 

Gross 

2,800 

$125.00 

% lnc./Yr. 

6 

$0.00 

$0.00 

$125.00 

22 

0.0% 

$125.00 

0% 
O(¾) 

0% 

-10% 

-10% 

$112.50 

Grade 

2·10 
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The comparable retail leases, exhibited on the previous pages, range from $38.00 to $159.00 per square foot 
before adjustments. 

RENTAL COMPARABLE No. 1 involves an 8,400± square foot retail lease within 45 Wall Street located on 

the southeast corner of William Street. This lease was signed in August 2012 for a 10-year term. The initial base 
rent for the ground floor was $115.00 per square foot with subsequent increases. After adjusting for rent 
concessions (free rent and work letter), the equivalent rent for the ground floor is $120.75 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. A downward adjustment was required for corner/frontage. No other adjustments were required. 
The adjusted rent is $90.56 per square foot. 

RENTAL COMPARABLE No. 2 involves a 2,200± square foot retail lease within 95 Wall Street located on 

the southeast corner of Water Street. This lease was signed in September 2011 for a 10-year term. The initial 
base rent for the ground floor was $135.00 per square foot with subsequent increases. After adjusting for rent 
concessions (free rent and work letter), the equivalent rent for the ground floor is $135.00 per square foot. 

In comparison to the subject property, a downward adjustment was required for quality. A downward adjustment 
was required for corner/frontage. No other adjustments were required. The adjusted rent is $108.00 per square 
foot. 

RENTAL COMPARABLE No. 3 involves a 7,500± square foot retail lease within 65 Broadway located 

between Rector and Exchange Alley. This lease was signed in September 2011 for a 10-year term. The initial 
base rent was $75.00 per square foot with subsequent increases. After adjusting for rent concessions (free rent 
and work letter), the equivalent rent for the ground floor is $75.00 per square foot. 

In comparison to the subject property, 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 $82.50 per square foot. 

RENTAL COMPARABLE No. 4 involves a 2,500± square foot retail lease within 38 Broadway located 

between Morris Street and Exchange Alley. This lease was signed in August 2011 for a 10-year term. The initial 
base rent was $38.00 per square foot with subsequent increases. After adjusting for rent concessions (free rent 
and work letter), the equivalent rent is $38.00 per square foot. 

In comparison to the subject property, an upward adjustment was required for corner/frontage. No other 
adjustments were required. The adjusted rent is $47.50 per square foot. 

RENTAL COMPARABLE No. 5 involves a 2,200± square foot retail lease within 181 Broadway located 
between Cortland and Dey Streets. This lease was signed in March 2011 for a 10-year term. The initial base rent 
was $159.00 per square foot with subsequent increases. After adjusting for rent concessions (free rent and work 
letter), the equivalent rent is $159.00 per square foot. 

In comparison to the subject property, a downward adjustment was required for corner/frontage. No other 
adjustments were required. The adjusted rent is $143.10 per square foot. 

RENTAL COMPARABLE No. 6 involves a 2,800± square foot retail lease within 2 Gold Street located 
between Pine and Platt Streets This lease was signed in January 2011 for a 10-year term. The initial base rent 
was $125.00 per square foot with subsequent increases. After adjusting for rent concessions (free rent and work 
letter), the equivalent rent for the ground floor is $125.00 per square foot. 
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In comparison to the subject property, a downward adjustment was required for corner/frontage. No other 
adjustments were required. The adjusted rent is $112.50 per square foot. 

After adjustment to the comparables, a range of $4 7 .50 to $143.10 per square foot gross was revealed. 

RETAIL LEASES IN THE BUILDING 
The following table contains a summary of the retail leases negotiated in this building. 

Anr11 
No. Tlilt!Al'lt Floors s ... lam YrfRlilt'lt BIIN Ylilllrl'COlll:lillllllOllll 

1 DIHIIHI R1:111d1:1 Pmt Grndl! 5,2{3 ,Jun,10 ,Jlin,32 $61.13 rax Bas11: N!llll! 
(12112) $(,1.S:l 01>1m1tlnn B11&1,1: No1111 
(01/17) $67.,!) l'l1H:trh:: N1m11 
(1,121) $67.(>ll 1:::n,11:1 Ri:mt: NIA 
(01122) $7:Ul7 Work hllt11r: NJA 
(1]J26) $74.4!) 

........... Jo1m1 $1lU7 
Piut Gri1d11 18,031 Jun.10 Jan32 $61.13 Tax Base: 2010111 

(12112) $61.,53 Operating Base: None 
(01117) $67.2.5 Electric: None 
(12121) $67.68 Free Rent: NJA 
(0112.2) $73.97 Work letter: II/A 
(12126) $74.45 

,,,,,,,,,,,J01127 $81.37 
2 SAV C11f11 Inc. Part Bsmt 1,9()() Apr .. 97 Nov .. 12 $6.32 TIil< i"lll!IO:I: 1H97/!Hl 

0111rn.1tin1;1111.1H: Non1:1 
1'11:11:trlc: NNN 
Fr1:11:1 H1:mt: NIA 
Work li:1tt1H: NIA 

3 K1mjo 41! W11II St Inc. P11rt Grnd1:1 61)1) F1:1b .. !)8 Aun 13 $17:l.43 T11x 1"111H: 1!➔!➔ 71!Ul 

0111m1tlng ll11s;:1: Nom:i 
Electric: NNN 
Free Hent: NIA 
Work letter: NIA 

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 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 market. 

The remaining leases are with Kenjo 40 Wall St Inc. and Sav Cafe Inc. Kenjo 40 Wall St Inc. who pays currently 
$173.43 per square foot, for 600± square feet on the grade with frontage on Wall Street. The Kenjo 40 Wall St 
Inc. is a 15 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 $6.32 per square foot. 

RETAIL MARKET RENTAL RATE CONCLUSION 
The retail leases within the subject range from $61. 13 to $173.43 per square foot on the grade level. The adjusted 
comparable rentals range from $47.50 to $143.10 per square foot. The existing retail leases commenced between 
April 1997 and June 2010. Overall, we believe the average retail rents in the subject property are at market. 

A summary of the market rents per space type is provided in the following table. 
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Remeasured Market Total 
Tenant Area/SF Rent/SF Rent 

Pine Street Frontage 
Duane Reade 5,273@ $60.00 ~ $316,380 
Duane Reade 18,037 ciJ, $60.00 $1,082,220 
Total 23,310@ $60.00 = $1,398,600 

Wall Street Frontage 
To-Be-Leased 14,500@ $65.00 = $942,500 
Kenjo 40 Wall St Inc. 565@ $150.00 ~ $84,750 

Lobby 
To-Be-Leased 4,923@ $40.00 = $196,920 
To-Be-Leased 850@ $40.00 = $34,000 
To-Be-Leased 791@ $40.00 = $31,640 

2nd Floor 
To-Be-Leased 9,447 (a) $35.00 = $330,645 
To-Be-Leased 1,050@ $35.00 = $36,750 

Basement 
SAV Cafe Inc. 1,900@ $10.00 = $19,000 

Total 57,336 <cD $53.63 $3,074,805 

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 $150 per square foot for 
small ground floor retail space and $65 per square foot for large ground floor retail space along Wall Street. 
Market rent for the retail space along Pine Street is $60 per square foot. Market rent for the second floor retail 
space is estimated at $35 per square foot. Market rent for the lobby retail space is estimated at $40 per square 
foot. Market rent for the basement retail space is estimated at $10 per square foot. A summary of the market 
rents is provided in the following table. 

TYPE SPACE RENT/SF 

Wall Street Frontage-Small $150.00/sf 

Wall Street Frontage-Large $65.00/sf 

Pine Street Frontage $60.00/sf 

Second Floor $35.00/sf 

Lobby $40.00/sf 

Basement $10.00/sf 

The above estimated market rents assume the following concession package. 
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New Leases 

Renewing Leases 

The rent increase profile is as follows: 

FREERENT TENANTIMPR0VEMENTS 

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 upper floors of the building. The property contains 
34,570± 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 $15.00 per square foot. We have assigned a market 
rent to the storage space of $10.00 per square foot gross in our cash flow projection. 

TYPE SPACE 

Storage Space 

RENT/SF 

$10.00/sf 

The above estimated market rents assume the following concession package. 

New Leases 

Renewing Leases 

The rent increase profile is as follows: 

FREE RENT TENANT IMPROVEMENTS 

6 months 

3 month 

None 

None 

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. 
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LEASE TERMS 
For future leasing, tenant sizes are divided into two categories, major office tenants (defined as tenant spaces 
greater than 20,000 square feet) and minor office tenants (defined as tenant spaces less than 20,000 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 $45.00 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): 
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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. 
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ABSORPTION OF VACANT SPACE 
There are 19 vacant office spaces within the property totaling 170,347± square feet. In addition, there are six 
vacant retail spaces on the ground floor and second floor totaling 31,561 ± square feet and six vacant storage 
spaces in the basement totaling 14,148± square feet available for lease. In our analysis, we have assumed that 
the vacant space will be leased by November 2014. 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 eight office buildings are directly competitive with the subject property. 

Dlmd: Sub.._ 1i IDlred 
Property Office Area Avail. Avail Occupied Aatlog Rant 

Streea RA SF SF I Low H h 
1 120 Broa,dway 1.916.700 105.6.28 0 94.49% 94.49% $34.00 $40.00 
.2 One Chase Manhattan 1.898.158 0 0 100 00% 100 00% NIA NIA 
3 One New York Plaza 2.103. 750 43.2.419 .22 .. 239 79.45% 78.39% $50.00 $55.00 
4 Two New York Plaza 1.345.919 166.97.2 77.780 87.59% 8182% $39.00 $39.00 
5 88 Pine Street 624.000 13.171 50.858 97.89% 89.74% $41.00 $42.00 
6 Or1e State Street Plaz;; 747.000 61.305 178.904 9179% 67.84% $39.00 $52.00 
7 180 Maiden Lar1e 98.2.089 27. 786 0 97.17% 97.17% $45.00 $48.00 
8 100 Wall Street 457.6.22 71.257 0 84.43% 84.43% $36.00 $4100 

TOTAL 10,075,231 171,531 m,m 
AVERAGE 

Compiled by Cushman & Wsketleld, Inc. 

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 90 percent. This is consistent with the implied overall 
occupancy rate of the subject property over the holding period of 90.12 percent, which includes vacancy and 
collection loss and downtime between leases. 

DOWNTOWN LEASING ACTIVITY 

Total leasing through mid-year reached 2.8 msf, 35.4% lower than a year ago. Despite the decline in activity, new 
leasing activity has exceeded the 10-year quarterly average of 1.1 msf. With the exception of 4011, Downtown 
quarterly leasing has surpassed the 10-year average each quarter since 2011. Morgan Stanley's 1, 180,000-sf 
renewal and expansion at One New York Plaza was the largest Downtown lease through the first half of the year. 
The second largest transaction was the 353,252-sf renewal of NYC Law Department at 100 Church Street 
followed by the City of New York's 207,812-sf renewal at 75 Park Place. 
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LEASE UP ASSUMPTIONS 

In our analysis, we have assumed that the 170,347± square feet of vacant space is leased over a 24 month 
absorption period from November 2012. This results in an absorption rate of 9,002± square feet per month or 
27,007± 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. 
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START OF 
SPACE SUITE LEASE SQUARE FEET 

Storage Bsmt Feb--13 804 

Storage Bsmt Feb-13 2.640 

Storage Bsmt Feb-13 1.683 

Storage Bsmt Feb-13 2.640 

Storage Bsmt Feb-13 1.683 
Retail Grade Feb--13 14.500 

Retail Grade Fat>-13 4.923 

Retail Gra-de May-13 791 

Retail Gra,de May-13 850 
Offi-ce .202 May-13 9.447 

Office 203 May-13 1.050 

Offi-ce 302 May-t3 22.646 

Office 401 Au•g-13 28.153 

Office 402 Nov-13 274 

Offi-ce 1503 Nov-13 3.947 

Office 1602 Nov-13 5.772 

Office .2301 No'f-t3 5.5t3 
Office 2505 Nov-13 4.698 

Office 3203 Nov-13 5.759 

Office 4000 Feb-14 9.317 

Office 4700 Feb-14 9.372 

Office 5100 Feb-44 9.248 

Oflka 5200 May-14 9.248 

Office 5300 May-14 9.248 

Office 5400 May-14 9.248 
Offi-ce 5600 ALlg-14 9.248 

Office 5700 ALlg .. 14 8.025 

Oflke 5900 ALlg-14 7.900 

Office 6000 Nov-14 6.191 
Office 6100 Nov-14 6.243 
Offi-ce 6200 Nov-14 4.995 
Total 21·6,056 

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 5.00 percent for all 
tenants. 
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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 13-year 
holding period is 95.12 percent. Including our overall vacancy/global credit loss allowance estimated at 5.00 
percent for all tenants, the implied overall occupancy rate of the subject property over the holding period is 90.12 
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 2009, 2010 and 2011; and budgeted expenses for 2012 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 SOMA 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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~Cf--
Tfflllll PerSF 

POTEf+ITJAL GROSS REVENUE 
Beae Rentel Revenue $26,875,182 $22.82 
Bue Rent Abatements 0 0.00 
Real Eatllte Taxes 2,102,196 1, 79 
Opereting Expenses 3,439,887 2.92 
Ten ant Electric '1,'1 ◄ 9,458 0,98 
Sublease Proff 0 0,00 
Other k1come 1,080,624 0.92 

TOTAL POTENTIAL GROSS RfVfNUf 53◄ ,647,3-47 529,42 
Vacancy and Collection Lou 0 0,00 

EFFECTIVE GR'OS.S REVEf+lUE 53◄ ,647,3◄7 529 ◄2 

OPERATlf+lG EXPEJ➔lSES 

Payroll end Cleening $2,950,:312 s2.5·1 
Securty 842,72◄ 0.72 
Repairs l!lnd Maintenance 2,018,054 1.71 
Uti•ie• 2,557,TTS 2,17 
Cas~1ety, Uabilly and Terronsm lnsurence 1,0◄3,125 0,89 
Management Fee 100,000 0,08 
General and Administrative 31 ◄ ,957 0,27 
Miacelleneous 101,◄62 0,09 
Sub Total $9,928,409 $8,43 

Ground Rent $1,500,000 1.27 
Real Estate Taxes 6,211,014 5.27 

TOTAL EXPENSES $17,639,423 $14,98 

1'1ET OPERATlf+lG l~ICOME $17,007,92◄ $14,44 

CAPITAL EXPEf+lDITURES 
Tenant lm1>rovements so S0,00 
Leasing Commis.sions 0 0.00 
Capital Improvements 0 0.00 
Capital Reserves 0 0,00 

TOTAL CAPITAL EXPENDITURES so $0.00 

CA.SH FLOW BEFORE DEBT SERVICE $17,007,924 $14.« 

Net Rentable Area: 1,177,605 SQuare Feet 
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~Cfatl 
Tmllll PerSF 

$25,337,121 $'1783 
0 0,00 

1,7◄2,671 1,◄8 

1,766,461 uo 
892,-152 0,76 

0 0,00 
306,313 0.21 

$30,044,718 $20,98 
0 0.00 

SJ0,044,718 520.98 

$2,804,3◄3 $2,38 

797,086 0,68 
2,123,642 1.80 
2,210,160 1,88 
1,245,231 1,06 

888,219 0,75 
◄ 15,333 0,35 
10◄ ,096 0.09 

$10,588,110 $8,99 

$1,500,000 1.27 
6,561,440 5 .. 59 

$18,669,550 5158S 

$11,375,168 $966 

so $0,0() 
0 0.00 
0 0,00 
0 0.00 

so $0,00 

$11,375,168 $9,66 

ActHI Cf att 
Tfflllll PerSF 

$21,2«,79'1 $17.83 
0 0.00 

1,382,170 1.20 
'1,378,968 1.09 
800,98◄ 0,00 

0 0,6◄ 

579,4-43 0,2'1 
$25,386,356 $20,98 

0 0,00 
$25,386,356 $20,98 

$2,7:35,580 $2,32 
855,36'1 0,73 

2,239,298 1.90 
2,186,060 1.86 
1,381,901 117 

720,6&3 0,61 
◄99,635 0,42 

110,679 0.09 
510,729,200 S9.11 

S1 ,S00,000 '1,27 
7,107,563 6.,04 

519,336,783 516, ◄2 

$6,049,573 ss 14 

so $0.00 
0 0.00 
0 0,00 
0 0.00 

so $0,00 

$6,049,573 S5.14 
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Budget CY :IM:2 
Tm! PairSF 

POTE ►ITJAL GROSS REVENUE 
Beae Rentel Revenue $24,888,898 $11.83 
Bue Rent Abatements 0 0.00 
Real Eatllte Taxes 1,329,302 1.20 
Operetino Expenses 1,641,127 1.09 
Ten ant Electric 941,450 0.00 
Sublease Proft 0 0.64 
Other Income «9,332 02·1 

TOTAL POTENTJAL GRO.SS REVENUE $29,250,109 $20.98 
Vacancy and Collection Lou 0 0.00 

EFFECTIVE GROSS REVE►lUE $29,250, 1 09 $2098 

OPERArnlG fl<PE~ISES 
Payrol end Clellning $3,611,93-4 s:101 
Securty 602,100 o 5·1 
Repeira and Mar,tenance 5,112,628 4 3-4 

Uti•ies 2,108,000 1.79 
Cas~11ty, Uebify and Terrorism lna~irance 1,287,639 1.09 
Management Fee 720,686 0.61 
General and Administrative 150,050 0.13 
l,Oacellen&oua 451,800 0.38 
Sub Total SH,0«,837 $11.93 

Ground Rent s·1 ,500,000 1.27 
Real Estate Taxes 7,174,817 6.09 

TOTAL EXPENSES $22,719,654 $19.29 

1'1ET OPEAATJ ►IG l ►ICOME $6,530,455 $5.55 

CAPITAL E:l<PE ►lDITURES 

Tenant ~11>rovamenta so $() 00 
Leasing Corrrnia.aiona 1,578,016 1.34 
Captal Improvements 1,722,000 1 ,46 

Capital Reserves 0 0.00 
TOTAL CAPITAL EXPENDITURES $3,300,016 $2.80 

CASH FLOW BEFORE DEBT SERVl•CE $3,230,439 $2.74 

Net Rentable Area: 1,177,605 SQuare Feet 
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Budgeteo.pe,l9oll 
Tm! PSF 

$6,604,961 SS.61 
(2,743,384) (2.33) 

(379,479) (0.32) 
(374,381) (0.32) 
(177,514) (0.15) 

224,299 o.·19 
(197,'172) (O.H) 

$2,957,336 $2.51 
(1,610,372) (1.37) 
S 1 , 34-6, 964 $1 14 

$() S0.00 
0 0.00 
0 0.00 
0 0.00 
0 0.00 

{367,405) (0.31) 
0 0.00 
0 0.00 

($367,405) (S0.3·1) 

0 0.00 
{272,716) (0.23) 

{$6-40, 121) (S0.54) 

$1,987,085 $1.69 

$2,821,739 $2.40 
'109,433 0.09 

0 0.00 
117,761 0.10 

$3,048,933 $259 

($1,061,849) ($0.90) 

C&Wl...._t 
CY:IM:2 

Tmllll PairSF 

$31,493,865 $26.74 
(2,743,384) (2.33) 

949,823 0.81 
1,266,746 1.08 

763,936 0.65 
224,299 0.19 
252:160 02·1 

$32,207,«5 $2135 
(1,610,372) {1.37) 

$30,597,073 $2598 

S3,6·11,93-4 s:3.01 
602:100 o 5·1 

5,1'12,628 4 3-4 
2,108,000 1.79 
1,287,639 1.09 

353,282 0.30 
150,050 0.13 
451,800 0.38 

$13,677,433 $11 .61 

$1,500,000 1.27 
6,902,'101 5.86 

$22,079,53-4 $18.75 

$8,517,539 $7.23 

$2,82·1 ,739 $2.40 
1,687,449 143 
1,722,000 146 

117,761 0.10 
$6,3-48,949 $5.39 

$2,168,590 $1.84 
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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 2012. 

Payroll and Cleaning: 

Security: 

Repairs and Maintenance: 

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 
$2,950,312 in 2009, $2,804,343 in 2010, and $2,735,580 in 
2011. The 2012 budget is $3,611,934. The 2012 budget is 
considered to be reasonable based on our analysis of 
comparable buildings that reflect costs ranging from $3.47 to 
$4.60 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 
calendar year 2012 expense is $3,611,934 or $3.07 per 
square foot. 

This expense includes costs related to service contracts 
related to security and life safety maintenance. This expense 
was $842,724 in 2009, $797,086 in 2010, and $855,361 in 
2011. The 2012 budget is $602,100. The 2012 budget is 
considered to be reasonable based on an analysis of 
competitive buildings that reflect costs ranging from $0.72 to 
$1.69 per square foot. Our forecast of calendar year 2012 
expense is $602,100 or $0.51 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 $2,018,054 in 2009, $2,123,642 in 2010, and $2,239,298 
in 2011. The 2012 budget is $5,112,628. Competitive 
buildings reflect costs ranging from $0.54 to $1.84 per square 
foot. The higher end of this range reflects buildings that 
include the cost of other service contracts in this category. 
The subject property does not include building service 
contracts within this expense category. Our forecast of 
calendar year 2012 expense is $5,112,628 or $4.34 per 
square foot. 
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Utilities: 

Casualty, Liability and Terrorism Insurance: 

Management Fee: 

CONFIDENTIAL 
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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 
$2,557,775 in 2009, $2,210,160 in 2010, and $2,186,060 in 
2011. The 2012 budget is $2,108,000, 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 $1.73 to $5.43 per square 
foot. Our forecast of calendar year 2012 expense is 
$2,108,000 or $1.79 per square foot. 

The federal terrorism insurance law signed by President Bush 
has had a positive effect on insurance costs. The federal 
terrorism insurance act was reauthorized in 2007 and expires 
in 2014. 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. 

The insurance expense for 40 Wall Street was $1,043,125 in 
2009, $1,245,231 in 2010, and $1,381,901 in 2011. The 2012 
budget is $1,287,639, which includes property policy, general 
liability and umbrella policy, fire and extended liability 
coverage, and terrorism coverage. Competitive buildings 
reflect costs ranging from $0.19 to $0.46 per square foot. Our 
forecast of calendar year 2012 expense is $1,287,639 or 
$1.09 per square foot which includes terrorism insurance. 

The property owners currently act as managing agent for the 
property. Management fees $100,000 in 2009, $888,219 in 
2010, and $720,686 in 2011. The 2012 budget is $720,686. 
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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General and Administrative: 

Miscellaneous: 

Ground Rent: 

Real Estate and BID Taxes: 

TOTAL OPERATING EXPENSES 

INCOME CAPITALIZATION APPROACH 128 

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 calendar year 2012 
expense is $353,282 or $0.30 per square foot. 

These costs include professional fees including general and 
administrative expenses related to operating an office 
building. This expense was $314,957 in 2009, $415,333 in 
2010, and $499,635 in 2011. The 2012 budget is $150,050. 
Competitive buildings reflect costs ranging from $0.25 to 
$1.22 per square foot. Our forecast of calendar year 2012 
expense is $150,050 or $0.13 per square foot. 

This expense includes costs not included elsewhere. This 
expense was $101,462 in 2009, $104,096 in 2010, and 
$110,679 in 2011. The 2012 budget is $451,800. Competitive 
buildings reflect costs ranging from $0.01 to $0.53 per square 
foot. Our forecast of calendar year 2012 expense is $451,800 
or $0.38 per square foot. 

The ground rent payments total $1,500,000 or $1.27 per 
square foot. This represents our forecast of 2012 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 2012 real estate taxes including the ICIP 
tax exemption are projected to be $6,902,101 or $5.86 per 
square foot of rentable area ($6.50 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 $192,493. 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 
calendar year 2012 are $13,677,433 or $11.61 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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Property Name 195 Broadway 
Year Built 1913/1924 

Rentable Area 1,047,287 

Source ear Budget CV 2012 
Annual 
Amount Per SF 

POTENTIAL GROSS REVENUE 

Base Rental Revenue $33,354,118 $31.85 
Base Rent Abatements ($1,383,116) ($1.32) 
Real Estate Taxes $348,435 $0.33 
Operating Expenses $870,336 $0.83 
Tenant Electric $1,770,900 $1.69 
Sublease Profit $0 $0.00 
Other Income $606,482 $0.58 
TOTAL POTENTIAL GROSS REVENUE $35,567,155 $33.96 

Vacancy and Collection Loss ($1,067,015) .i.11.m} 

EFFECTIVE GROSS REVENUE $34,500,140 $32.94 

OPERATING EXPENSES 

Payroll and Cleaning $4,264,653 $4.07 
Security $911,140 $0.87 
Repairs and Maintenance $738,256 $0.70 
Utilities $4,132,662 $3.95 
Casually, Liability and Terrorism Insurance $421,509 $0.40 
Management Fee $314,186 $0.30 
General and Administrative $360,616 $0.34 
Miscellaneous $72,986 $0.07 
Subtotal $11,216,008 $10.71 

Ground Rent $0 $0.00 
Real Estate Taxes $5,176,940 $4.94 

TOTAL EXPENSES $16,392,948 $15.65 

NET OPERATING INCOME $18,'107,192 $17.29 

CAPITAL EXPENDITURES 

Tenant Improvements $125,325 $0.12 
Leasing Commissions $189,866 $0.18 
Capital Improvements $0 $0.00 
Capital Reserves $314,186 $0.30 
TOTAL CAPITAL EXPENDITURES $629,377 $0.60 

CASH FLOW BEFORE DEBT SERVICE $17,477,815 $16.69 

CONFIDENTIAL 
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100 Wall Street 
198411994 
520,157 

Budget CY 2012 
Annual 
Amount Per SF 

$16,914,635 $32.52 
($1,529,823) ($2.94) 

$215,123 $0.41 
$109,427 $0.21 

$1,317,443 $2.53 
$0 $0.00 

$515,000 $0.99 
$17,541,805 $33.72 

($159,579) _(j_Q,_lli 

$17,382,226 $33.42 

$2,115,963 $4.07 
$435,417 $0.84 
$279,059 $0.54 

$2,627,279 $5.05 
$228,529 $0.44 
$347,645 $0.67 
$179,563 $0.35 
$103,524 $0.20 

$6,316,979 $12.14 

$0 $0.00 
$3,330,450 $6.40 

$9,647,429 $18.55 

$7,734,797 $14.87 

$5,457,101 $10.49 
$2,991,902 $5.75 

$0 $0.00 
1Q $0.00 

$8,449,003 $16.24 

($714,206) ($1.37) 

222 Broadway 
1961/2005-2009 

786,931 

Budget CV 2012 
Annual 
Amount PerSF 

$12,545,267 $15.94 
($673,769) ($0.86) 
$454,023 $0.58 

$10,774,345 $13.69 
$103,397 $0.13 

$0 $0.00 
1Q $0.00 

$23,203,263 $29.49 

Gl!13,643l ($0.02) 
$23,189,620 $29.47 

$3,019,355 $3.84 
$759,973 $0.97 
$769,432 $0.98 

$3,894,093 $4.95 
$361,123 $0.46 
$236,079 $0.30 
$963,983 $1.22 

$3,966 1QJU 
$10,008,004 $12.72 

$0 $0.00 
$4,727,714 $6.01 

$14,735,718 $18.73 

$8,453,902 $10.74 

$0 $0.00 
$938,949 $1.19 

$0 $0.00 
$78,693 $QJ_Q 

$1,017,642 $1.29 

$7,436,260 $9.45 
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Property Name 33 Whitehall Street 
Year Built 1985 

Rentable Area 420,341 

Source Year Bud9.et CY 2012 
Annual 
Amount Per SF 

POTENTIAL GROSS REVENUE 
Base Rental Revenue $16,289,900 $38.75 
Base Rent Abatements $0 $0.00 
Real Estate Taxes $361,800 $0.86 
Operating Expen$eS $299,600 $0.71 
Tenant Electric $69,200 $0.16 
Sublease Profit $0 $0.00 
Other Income $ 1..m 
TOTAL POTENTIAL GROSS REVENUE $17,871,900 $42.52 

Vacancy and Collection Loss 1Q $0.00 
EFFECTIVE GROSS REVENUE $17,871,900 $42.52 

OPERATING EXPENSES 
Payroll and Cleaning $1,931,900 $4.60 
Security $304,600 $0.72 
Repairs and Maintenance $652,900 $1.55 
Utilities $727,100 $1.73 
Casualty, Liability and Terrorism Insurance $177,500 $0.42 
Management Fee $399,300 $0.95 
General and Administrative $107,000 $0.25 
Miscellaneous $ ~ 
Subtotal $4,521,000 $10.76 

Ground Rent $0 $0.00 
Real Estate Taxes $3,639,700 $8.66 

TOTAL EXPENSES $8,160,700 $19.41 

NET OPERATING INCOME $9,711,200 $23.10 

CAPITAL EXPENDITURES 

Tenant Improvements $1,377,700 $3.28 
Leasing Commissions $377,900 $0.90 
Capital Improvements $0 $0.00 
Capital Reserves 1Q $0.00 
TOTAL CAPITAL EXPENDITURES $1,755,600 $4.18 

CASH FLOW BEFORE DEBT SERVICE $7,955,600 $18.93 
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S Hanover Square 
1962 

333,594 

Budget CY 2012 
Annual 
Amount Per SF 

$10,687,736 $32.04 
($944,856) ($2.83) 
$201,931 $0.61 

$25,894 $0.08 
$783,320 $2.35 

$0 $0.00 

mm ~ 
$10,849,158 $32.52 

1Q $0.00 
$10,849,158 $32.52 

$1,419,117 $4.25 
$563,907 $1.69 
$342,534 $1.03 

$1,811,481 $5.43 
$127,308 $0.38 
$317,645 $0.95 

$90,084 $0.27 
lli&§§ 1Ml 

$4,696,734 $14.08 

$0 $0.00 
$1,243,264 $3.73 

$5,939,998 !illJll 

$4,909,160 $14.72 

$2,009,423 $6.02 
$506,768 $1.52 

$0 $0.00 

1Q $0.00 
$2,516,191 $7.54 

$2,392,969 $7.17 

33 Maiden Lane 
1984 

624,124 

Bud9.et CY 2012 
Annual 
Amount Per SF 

$13,503,802 $21.64 
($840,714) ($1.35) 

$3,678,499 $5.89 
$4,207,858 $6.74 

$0 $0.00 
$0 $0.00 

li.u 
$21,624,890 $34.65 

(:fl89,592l JlQJ.11 
$21,535,298 $34.50 

$2,164,946 $3.47 
$643,044 $1.03 

$1,145,382 $1.84 
$1,547,578 $2.48 

$117,545 $0.19 
$187,237 $0.30 
$617,419 $0.99 

~ 1Qj_§ 
$6,514,376 $10.44 

$0 $0.00 
$5,093,207 $8.16 

$11,607,583 $18.60 

$9,927,715 $15.91 

$3,729,380 $5.98 
$1,318,664 $2.11 

$0 $0.00 
$62,412 .1QJ.Q 

$5,110,456 $8.19 

$4,817,259 $7.72 
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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 

Sublease Profit 

Other Income 

TOTAL POTENTIAL GROSS REVENUE 

Vacancy and Collection Loss 

EFFECTIVE GROSS REVENUE 

OPERATING EXPENSES 

Payroll and Cleaning 

Security 

Repairs and Maintenance 

Utilities 

Casualty, Liability and Terrorism Insurance 

Management Fee 

General and Administrative 

Miscellaneous 

Subtotal 

Ground Rent 

Real Estate Taxes 

TOTAL EXPENSES s 
NET OPERATING INCOME 

CAPITAL EXPENDITURES 

Tenant Improvements 

Leasing Commissions 

Capital Improvements 

Capital Reserves 

TOTAL CAPITAL EXPENDITURES 

CASH FLOW BEFORE DEBT SERVICE 

CONFIDENTIAL 
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40 Wall Street (Subject) 
1930 

1,177,605 
Budget C&W Forecast 

CY 2012 CY2012 
Annual Annual 
Amount Per SF Amount Per SF 

$24,888,898 $21.14 $31,493,865 $26.74 

$0 $0.00 ($2,743,384) ($2.33) 

$1,329,302 $1.13 $949,823 $0.81 
$1,641,127 $1.39 $1,266,746 $1.08 

$941,450 $0,80 $763,936 $0,65 

$0 $0.00 $224,299 $0.19 

$449,332 $0,3$ $252.160 $0,21 

$29,250,109 $24.84 $32,207,445 $27.35 

$Q $0,0Q ($1.610.372) ($1.37} 
$29,250,109 $24.84 $30,597,073 $25.98 

$3,611,934 $3.07 $3,611,934 $3.07 

$602,100 $0.51 $602,100 $0.51 

$5,112,628 $4.34 $5,112,628 $4.34 
$2,108,000 $1.79 $2,108,000 $1.79 

$1,287,639 $1.09 $1,287,639 $1.09 
$720,686 $0.61 $353,282 $0.30 

$150,050 $0.13 $150,050 $0.13 

$451,800 $0.38 $451,800 $0.38 
$14,044,837 $11.93 $13,677,433 $11.61 

$1,500,000 $1.27 $1,500,000 $1.27 

$7,174,817 $6.09 $6,902,101 $5.86 

i .. l!il., .. 2!il $ iJ ... a .. ,2!;; 

$6,530,455 $5.55 $8,517,539 $7.23 

$0 $0.00 $2,821,739 $2.40 

$1,578,016 $1.34 $1,687,449 $1.43 

$1,722,000 $1.46 $1,722,000 $1.46 

;!iQ ;!iQ,QQ ;!iJJ2,2f$l ;!iQ,lQ 
$3,300,016 $2.80 $6,348,949 $5.39 

$3,230,439 $2.74 $2,168,590 $1.84 

Expense 
Com arables 

Minimum Maximum 
Per SF Per SF 

$15.94 $38.75 

($2.94) $0.00 

$0.33 $5.89 

$0.08 $13.69 

$0,00 $2.53 

$0.00 $0.00 

$0,0Q $2,03 

$29.49 $42.52 

($1,02) $0,0Q 

$29.47 $42.52 

$3.47 $4.60 

$0.72 $1.69 

$0.54 $1.84 

$1.73 $5.43 

$0.19 $0.46 

$0.30 $0.95 

$0.25 $1.22 

$0.01 $0.53 

$10.44 $14.08 

$0.00 $0.00 

$3.73 $8.66 

ilfi,22 i1.1i! .. ,.~l 

$10.74 $23.10 

$0.00 $10.49 

$0.18 $5.75 

$0.00 $0.00 

;!iQ,QQ ;!iQ,i;jQ 

$0.60 $16.24 

($1.37) $18.93 
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The six expense comparables reflect a range of $10.44 to $14.08 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 $11.61 per square foot is reasonable for the subject property considering its age, 
size and budgeted expense figures. 

NAME/ADDRESS YEAR BUILT NRA YEARSURVEYED EXPENSES/SF 
NRA 

195 Broadway 1913/1924 1,047,287 Budget CY 2012 $10.71 
100 Wall Street 1964/1994 520,157 Budget CY 2012 $12.14 
222 Broadway 2009 786,931 Budget CY 2012 $12.72 
33 Whitehall Street 1985 420,341 Budget CY 2012 $10.76 
5 Hanover Square 1962 333,594 Budget CY 2012 $14.08 
33 Maiden Lane 1984 624,124 Budget CY 2012 $10.44 

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 6.00 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 2012 projection of $117,761 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. 

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. 
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MODELING ASSUMPTIONS 

Years in Forecast: 

Holding Period: 

Start Dates: 

Reversion Year: 

Vacancy & Collection Loss: 

Consumer Price Index (CPI): 

Expense Growth Rate: 

Rates of Return 

14 years 

13 years 

November 1, 2012 "As Is" 

November 1, 2015 "Prospective Market Value" 

FY 2026 (14th fiscal year) 

5.00% (average; applied to all tenants) 

3.00% 

3.00% 

Discount Rate: 8.00% (see Discount Rate Analysis) 

Terminal Cap Rate: 6.00% (applied to reversion year net operating income) 

Reversionary Sales Cost: 4.00% (includes brokerage, legal fees and estimated transfer taxes) 

Indicated "As Is" Value: $200,000,000 

Indicated "Prospective" Value: $240,000,000 
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LEASING 
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 

10 Year Leases: 

15 Year Leases: 

All Renewals: 

INCOME CAPITALIZATION APPROACH 134 

LARGE OFFICE SMALL OFFICE RETAIL TENANTS STORAGE TENANTS 
TENANTS TENANTS 

Floors 2-22 $32.00/sf; Floors 2-22 $32.00/sf; $150.00/sf (Small); $10.00/sf/sf 
Floors 23-33 $34.00/sf; Floors 23-33 $34.00/sf; $65.00/sf (Large); 
Floors 34-49 $40.00/sf; Floors 34-49 $40.00/sf; $60.00/sf (Pine Street); 
Floors 50-63 $44.00/sf Floors 50-63 $44.00/sf $35.00/sf (Second Floor); 

$10.00/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% 

$45.00 

$22.50 

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: 

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. 

CASH FLOW PROJECTION 
On the following pages is our 14-year cash flow projection, which includes our 13-year holding period and 14-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. 
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YEAR 1 YEAR 2 YEAR 3 VEAR 4 YEAR 5 YEAR II 
fY 2013 F'f 2014 FY"-015 fY2016 fY .2017 FY 2ll1ll 

POTENTIAL GROSS INCOME 

8a$1i Rent.al Rt¥1rnu, $31.493.865 S36.18B.5:J8 $40.038759 $40.623.557 $41.022.303 $41.859AB4 

Ba~i•:1 Ri~nt Ab11t1mwnti:1 ($2 74-3.Jil4J {SS.497.420] {$4.254.227) {$595.858] ($1.050.618] {~ 1.751.920] 

DASE RENTAL INCOM[ $28.750.481 $30,691.118 s:i5. 7S4. 532 $40.027.699 S39.97U,85 $40.107.51,4 

Ri~1~l E.1)t1~t1~ f11XIU $94-9.823 S490.tl26 S9Jl.6fl9 $1731 571) $2.471.971 $2 8313. 196 

01>1natir,g Ex1>1:mi:ii~1► $ I 266.746 .$1.063.827 Sl.119.317 $1.587.277 $1.898 .. )72 $2.175.531 

T(HHmt EIE:ictrn:: $763.936 $779.220 $797.138 $831.361 $065.694 $899.779 

TOTAL REIMBURSEMENT REVENUE' $2 980.505 S2.3J3.67J $2.848.324 $A. 150.206 $5 236.037 $5.91J.506 

Add. Otlrnr lri ◄::,mrn $252.160 $259. 725 $21>7.517 $275.542 $283.808 $292.32.J 

Aclcl Subl111u Profrl S224.299 $212.491 $0 $0 so $0 

POl'l'Nl'IAL GROSS INCOME $32 207.445 $3:l.497.007 $'.Ill. 1100. 373 $44.463.4411 $4:i.491,6:10 $46.31'.U!l'.I 

L@'HL Vacsnc & Colle~tron Lo-,. $1.610.372 $1,674.850 $1.945.019 $2.222.672 $2.274.576 $2.)15.670 

1'F1:1:cnvE GROSS INCOME :1:rn 61l7.rl7:l $3Ul22. 167 $'.16.11%.364 $42.2:Hl.777 S4l2 Ill. !IS4 $43.!197.72'.I 

OPtRAIING EXPENSES 

i:<ttul Esta-ti:: T~:tXi9S $6.902.10 I s,;_021.soo $7.659.249 $8.61).161 $9.383.447 $9. 970.064 

OpBr!ltrng ExpBnses $13,677.432 $14.087. 755 $14.510.389 $14.945.700 $15.394.072 S 15.855.894 

Gmun,I 1::,i,nt $1.500.000 $1,650.000 S 1.1350.000 $1.650.000 $1.650.000 $1.650.000 

TOTAL OPERATING EXPENSES :122.079.533 $22.559.255 $23.819(,38 $25.108.851 $26.427.519 $27.475.958 

NET OPERATING l~lCOME $8,517.540 $9,262.902 $13.·ns.rn; $17.121.!321, S lfi.789.4:35 $11l.521.7fi5 

;,"r .SqU;t/'tl' ~:ioot $7 2J ST ~r s11.1, $H,l4 $1426 SHOJ 
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YEAR 7 YEAR ll YEAR 9 
fY:!1119 fY:20,'l) F'f 2il21 

$4Vtl2.ll63 S4:J.37tl.51l2 S4-3.:J63.8:J5 

{~779 000) ($546,218] [S2.016.503J 

$41.98:J.1363 $42.1330.:364 $4-1.:347.3:32 

$3.030 64-1 $) 262.596 S,211.441 

$2.582 962 $2 980.156 $2,987.919 
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$6.547 406 $7 209.725 S7.l95.86J 
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$0 so $0 
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$46Jil0 74'.l :147 832.703 $46.<i 1 ll.4!1'.I 
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$16.331.569 $16,821.518 $17.326.162 

$ I. 746.250 $1,815.000 $2.10 Ul2!3 

$28.346.985 :129.213.759 $30.322.349 

$18,04:3.758 $18.618};)44 $1".091.144 
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'/EAR 1ll VEAR 11 YEAR 12 
FY ,'ll.!2 FY 21123 FY2!124 

$45.306.199 $47.!WIA.07 $49 031J.:366 

{$4. 788.036) {$4.297. 767] {$2.461856] 

$40.518.163 $43.34:J 641) $46.568.510 

$2.89:J.619 S2.tl91.64-J $2.616.1354 

$2.735.584 $2.777.4-40 $2.960.694 

$ 1.020.629 noa10.~o Sl.08H39 

$6.650.032 $6.517.72) $6.682.967 

$329.011 S3.J8.ll82 s:l49.04B 

$0 $0 so 

$47.4117.21)1; $60.200.246 $6'.1.600.645 

S2.374.860 $2. 1,10.012 $2.680,027 

$45.122.346 $47.6!10.2:l:l $60.ll<0.6 Ill 

$11.221.391; $11.558.036 $11.904.TTB 

$1 i.845.949 $18.381324 $18.932.766 

$2.306.31~ $2.306.31~ $2.306.364 

$31.373708 $32.245.724 $33.143.908 

$13.748.ll38 $16.444.509 $17.Tlfi.6l0 

$11.d! S!J.12 $1' 10 

YEAR 1::l VEAR 14 
FY.2112!! F'f 21126 

S51.153.489 $52.2413. 770 

($2.579.808] {~ 1.362.254] 

$48.GlJ.GB I $50,886.516 

$2 630 905 ~2. 793.994 

$3.174.7:~I $3,634.483 

$1.119.808 $1. 160.ll24 

$6.925.467 $7,469. IO I 

$359.520 $.)70.305 

$0 $0 

$56.8511.1;1;13 $611. 746.1122 

$2.792. 933 $2. 937.296 

S6l066.7'15 $%.ll08.li26 

$12.261.'l2I $12.629.779 

$19.500. 748 $20.085.770 

$2.446.441 $2.'i41l.4fl6 

$34.209.110 $35.262.045 

S 18.861,,625 $20,546.581 
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VEAR 1 VEAR .z VEAR 3 VEAR 4 VEAR 5 VEAR Ii 
F\'2ll13 FY 2614 FY l'll15 F\'211111 FY .2617 FY 21)111 

I .... EASING & CAPll'AL cosrs 

T~nant lmrmwem;nt~ $2.H2UJ9 $9,574,()()11 $2,()()5,61,6 $2!l9 497 $2 521,779 Sl.647,TT5 

L1?:L~sin1;J Cormn1s:3ions SU,87-449 s:J.520,838 $689,765 $94,286 $890,41,2 $592.701 

Capital lmprov,nnent .. i11.1nooo so $0 $0 $0 $0 

Ca i1ti~I R1:~$1irv•~·:► $117.761 $121.293 $1?4.,93? $1?8.1380 Hl?.54.0 $136.517 

TOTAL LEASING & CAPITAL COSTS $6,348,1349 $1.l.216.13:l $2,820,363 $512.46.J $3,544.781 $2,376,993 

HHAL CASH l'LOW $?,161.U,91 $.l.9b3.7:l7 $10 .. lH,,35.I $16,609.46:J S1.l,?44liS4 $14.144,77.? 

AJ'/llij;fJ/ Ov!!tnJII Cdptltt/1ut10,•1 ~:,at'1 4.26" 46.l" 
6 ''" M~" e.19" ~ 26" 

N1m10/ C.,tsfl Of/ (~t.r;:h ,:,4,t(Jrt/ 1 oe,r. ... , 9e" ,. t6''- e .,o,.,, 6 62" 7.07" 

EBQE~,BIYlliil,,l,!8Il!~UM8IBIK8tU! (;8SIIEl,,Qllll lil,!M!!l8BY (ll1!!Q'.~l 
N11t Cash Flow $2,169 ($3,953) $10,315 $16,6()9 $13,245 $14,145 

R11slduol Value 0 0 0 0 0 0 

foU.1I C11sh Flow Pro<:lHids $2,169 ($3,953) $10,315 $16,609 $13,245 $14,145 

., Ii I 

Tem1lr•I Cap Rlttll 
IRR 5,0,0'lll, 5...50% 1.0V. UR 1,0.0% 

UR 
$24H66 $22!3,684 $217.28:l $206,7tl9 $197. 795 

($.208) ($195) ($185) (SHI,) ($1613) 

/J;ll'l!, 
$;132.339 $218,:332 $206 660 $196.78:J $188 317 

(~ 197) ($185) ($175) ($167) (S 160) 

ll,00''1'. 
:1220,627 $207,640 $167353 $179,363 
(ma) ($176) ($159) ($152) 

u:0% 
S21l9,!l85 $197.567 $HlUHl S171lA62 $170,%1, 

($178) ($160) ($15!l) ($152) ($145) 

!3.1)0% $199,770 $188,072 $178 324 $170,075 $163005 
($170) ($160) (S 151) ($144) {$1Jll) 
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VEAR 7 \'EARii VEAR 9 
FY 2ll19 F\'21J.l'D FY 2tl21 

$1.157,6.24 $622,973 S:l.5J6,'l19 

S.292,584 $214-0l,5 Sl.20S,81l3 

$0 $0 $0 

$141),61? $144.B'll $149 rn; 

$1,290,820 $91! 1.869 $4,891.957 
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9 02,i. 9.31" e o," 
e.,,1,,. II $2'6 ;,i;o.., 
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0 0 0 
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VAlllA:rlOII Alllllllllli'1'JOtH 
U,scount Rat8. 
Terminal Cap F,,te. 
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Squarn 1::::notag,,, Nl'lA (1,~ 
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Value of C,,sh Flow 
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VEAR 1tl VEAR 11 
FY l!tl?2 FY 21)23 

HJl39.6:l 1 $4,6!,9AIJ8 

$2,694,041 $2,27·1,567 

$0 $0 

$153,651 $158,260 

SI0.61lU23 $7.01l\U2G 
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6 er" r T2" 

,.:,:,,,. 4. fll''-
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0 0 

$3,061 $8,355 

ll00% 
G.00% 
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VEAR 12 
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$0 
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The following graph depicts the forecasted change in both net income and net cash flow over the analysis period. 
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OFFICE INVESTMENT MARKET 

OVERVIEW 

LIQUIDITY INCREASES - DEBT MARKETS LEAD THE WAY 

While the "great recession" of late 2007 through 2009 continues to have significant residual impact on both the 
underlying fundamentals of the leasing markets and the investment markets, the overall outlook for the office 
investment market has improved substantially over the past year. 

The focus during 2009 and continuing into 2010 was on de-leveraging, as over-leveraged owners and lenders 
dealt with legacy loans that in many cases exceeded current values. The market stabilized somewhat in 2010, 
particularly during the second half of the year, and experienced greater positive momentum through the first half 
of 2011. A gradual economic recovery commenced in early 2010, and the real estate market began to benefit 
from the historically low interest rate environment and the anticipation of value and rent increases over the 
(relatively) near term. Most investment-grade REIT's had access to capital in follow-on public offerings, liquidity 
in the CMBS market improved, and a broad range of lenders "re-engaged" in the commercial real estate market, 
although on more conservative terms than during the period from 2005 to 2007. During the second half of 2011, 
however, concerns about the economic recovery and a possible "double-dip" recession resulted in setbacks in the 
debt markets. 
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While significant concerns remain relating to the economic slowdown and debt crisis in Europe as of the early 
stages of 2012, the US economy is showing signs of continued recovery, offsetting some of the concerns of a 
double-dip recession which were prevalent during the latter portion of 2011. 

CMBS MARKET 
The August, 2011 downgrade of the United States by S&P was preceded by a weakening in the CMBS 
component of the debt market. As noted above, the concerns about the strength of the economic recovery were 
exacerbated by the prolonged negotiations relating to increasing the debt ceiling, and the potential for 
government cutbacks to stall job growth had near-term negative impact on the securities market and the stock 
market. The outlook became more favorable during the last part of 2011 and January 2012. 

The CMBS market did not recover to the degree anticipated during the first half of 2011, however. A review by 
Commercial Mortgage Alert (in early 2011) identified 25 firms that had begun to originate CMBS loans or were 
planning to do so in the near term. The projected 2011 commercial mortgage securitization originations for these 
25 lenders was approximately $68 billion versus $7.9 billion during 2010. By comparison, there was 
approximately $223 billion in commercial mortgage securitizations in the peak year of 2007. The aggressive 
expansion by lenders is one result of narrowing spreads for these offerings. Life Companies, banks, and debt 
funds "flooded" the market with debt at increasingly favorable terms during the first half of 2011, although 
underwriting standards remain more conservative and LTV ratios remain below 2005-2007 levels. Life Company 
originations totaled approximately $55 billion in 2011, or more than the CMBS issuance. CMBS issuance in 2012 
is expected to be in the range of $40-$45 billion, an increase of 33 percent to 50 percent above the 2011 level. 
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Asset Type 
Office 
Office 
Office 
Office 
Office 
Office 
Office 
Office 

Asset Type 
Office 
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Type of Financing 
Floating 
Fixed 
Fixed 
Fixed 
Floating 
Fixed 
Fixed 
Floating 

Type of Financing 

Type of Lender 
Bank 
Bank 
Bank 
Life Company 
Bank 
Bank 
Bank 
Bank 

Recent Deals/Closings/Quotes - Debt 
Rate/Return Loan-to-Value 

L + 250 65% 
4.30% 70% 
5.10% 70% 

T + 200 60% 
L + 235 65% 
4.25% 75% 

S + 230 65% 
L + 250 65% 

Recent Deals/Closings/Quotes• Equity 
Type of Investor Target Return Equity Contribution Levels 

INCOME CAPITALIZATION APPROACH 

Term 
3 Years plus two 12-month ext. 

7 years 
10 years 
15 years 
7 years 
5 years 
5 years 
5 years 

Amortization/Comments 
10 

25 year 
25 year 

30 year, 3 Years 10 
30 year, 3 Years 10 

25 year 
30 year, 2 Years 10 

10, 0.75% fee 

139 

Preferred Equity REIT 8% 100%/0% 
Comments 

Up to 65% LTV 
Source: Cushman & Wakefield Sonnenblick Goldman Capital Markets Update 

Fixed Rate - 5 Years 
Fixed Rate - 10 Years 
Floating Rate - 5 Years 

. . 
Maximum Loan-to-Value 

65-70% 
60-70% 

. . . 
DSCR 

1.30-1.50 
1.30 - 1.50 

Core Asset < 65% 1.30-1.50 
1.25 - 1.40 
1.05-1.15 

Value Add Asset < 65% 
Mezzanine Moderate Leverage 65-80% 
Mezzanine High Leverage 75-90% 

30 Day LIBOR 
U.S. TREASURY 

5 Year 
10 Year 

SWAPS 
5 Year 
10 Year 

Anchored Retail 
Strip Center 
Multi-Family (non-agency) 
Multi-Family (agency) 
Distribution/Warehouse 
R&D/Flex/lndustrial 
Office 
Hotel 

Source: Cushm,m & Wakefield Sonnenblick Goldman Capital Markets Update 

April 2, 2012 
0.24% 

1.03% 
2.20% 

Two Weeks Prior 
0.24% 

1.20% 
2.39% 

Current Swap Spreads 
1.27% 0.24% 
2.28% 0.08% 

Source: Cushman & Wakefield Sonnenblick Goldman Capital Markets Update 

Maximum Loan-to-Value ClaH A 
60-70% T + 270 
60-65% T + 290 
65-70% T + 235 
70-75% T + 190 
65-70% T + 285 
55-65% T + 295 
60-70% T + 270 
50-55% T + 325 

Source: Cushman & Wakefield Sonnenblick Goldman Capital Markets Update 

Spreads 
T + 195 - 380 
T + 165 - 350 

L + 200 + 325 
L + 325 - 500 
L + 700 + 900 

L + 1000 + 1400 

One Year Prior 
0.24% 

2.23% 
3.47%, 

Clas• B/C 
T + 280 
T + 305 
T + 240 
T + 195 
T + 300 
T + 310 
T + 290 
T + 350 
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During July, 2011 however, one of the three main "legs" of the debt market, CMBS, exhibited significant signs of 
weakness. Increasing concerns over the strength of the economic recovery in the United States led to widening 
spreads and disappointing results for CMBS offerings in late third quarter 2011. A July 2011 $1.5 billion Wells 
Fargo/RBS AAA-rated pool was priced at much higher than anticipated spreads. A JP Morgan CMBS offering was 
trading at spreads in the range of 50 basis points over the prior month. Goldman Sachs and Citi pulled their 
planned $1.5 billion offering from the market after S&P failed to issue final ratings for the bonds, and Deutsche 
Bank and UBS have delayed their planned $1.4 billion CMBS offering until September, hoping for better market 
conditions. In general, CMBS originators reduced their projections for the rest of 2011 leading with approximately 
$40 billion in issuance. The life companies and banks continued to maintain their pace of lending, however. The 
outlook is more positive for 2012, however, with CMBS spreads tightening over the first month of the year. The 
$1.1 billion Goldman/Citi pool closed during January, 2012 with much more favorable responses from investors. 
In addition, nearly $2. 7 billion of CMBS issuance were successfully marketed in early March, 2012, including a 
$925 billion offering by Wells Fargo and RBS. 

CURRENT DEBT RATES AND SPREADS 
The accompanying exhibit provides an overview of current and recent closed loan transactions and current 
quotes from a range of lenders. The data is compiled by Cushman & Wakefield/Sonnenblick Goldman. Fixed 
rates for 10-year loans for office assets are quoted at 270 basis point spreads over treasuries for Class A office 
properties, and 290 basis points over treasuries for Class B office assets, with maximum L TV's of 60 to 70 
percent. 

Based on the April 2, 2012, 10-year treasury rate of 2.20%, the indicated fixed rate interest rate is about 4.9% for 
Class A office and about 5.2% for Class B/C office. Despite the downgrade of the US by S&P, last year 
treasuries have actually strengthened. The concerns over the European economy and debt levels have led to a 
"flight-to-quality" in U.S. Treasuries, placing downward pressure on rates. 

EQUITY FLOWS INCREASE 
The debt markets are a critical component to the overall investment market, as the availability of debt at favorable 
rates enables investors to gain significant positive leverage on their equity. 

Numerous equity "vehicles" have been formed over the past two years, raising billions in capital for a wide variety 
of funds targeting real estate assets ranging from "core" to "opportunity" and "distressed" properties and debt. 
Capital has been raised, and continues to be raised from institutional investors, wealthy individuals, and foreign 
investors. Recent examples include a $510 million equity fund raised by Madison International Realty targeting 
partial ownership interests in Class A properties and portfolios, and a current effort by Divcowest Properties to 
rate up to $800 million in equity for value-add investments, targeting primarily office and light industrial assets. 
This fund will be a "co-investment" vehicle with targeted returns of 1 O to 13 percent (equity), using leverage to 
increase buying capacity to over $2 billion. ORA is in the process of raising $850 million in equity (buying power 
with leverage expected to approach $3 billion) targeting a 13% to 15% return by acquiring office, retail, multi­
family and industrial properties at $20 million or greater in primary and secondary US markets. Menlo Equities is 
currently in the process of raising $150 million for a California office investment vehicle targeting a 14% return, 
with 20% of the total invested in ground-up office development. Normandy Real Estate raised a $500 million 
value-added fund targeting 14% to 15% returns on distressed office assets. Normandy's previous fund resulted 
in several major, well-timed acquisitions including John Hancock Tower in Boston and 10 UCP in the Los Angeles 
area. Glenborough Realty is looking to raise $100 million in equity (targeting $275 million in acquisitions with 
leverage) for distressed ("opportunistic") office buys. The targeted leveraged returns are 15% to 18%. 
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The accompanying chart provides an overview of real estate equity funds in the market during 2011 with criteria 
that includes office assets in US markets. The exhibit includes the equity raised by category of fund (Core, Value 
Add, Opportunity) differentiated by the corresponding risk profile which the fund targets. The targeted returns 
(equity returns) reflect the goals of the fund when the equity was raised, and the equity returns logically are 
impacted by the cost and availability of leverage. The chart shows only a selection of the funds, and the available 
equity totals about $82 billion. With 65 percent LTV leverage, the buying power would total more than $230 billion. 
Together with REITs, offshore investors, and local and regional buyers, these and other funds drive the "demand" 
side of the investment market. The availability of equity combined with the current favorable debt markets and 
low interest rates which enables buyers to leverage their buying power has created (to a degree) a capital-driven 
investment market which is buying in advance of a true recovery in the underlying commercial real estate 
fundamentals. 
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Spom~or 

Anoelo, Cordon & Co, 

Colony C&lplt~ll 

Pa1'Nmount Group 

PCG Equity 

PRP Real Estate Investor~ 

Thomas Propert1e~; 

USAA Re:ril F,statr> 

AIC Venture;, 

Llrooldield As!:let Ms1na,,;1ement 

Capri Capital 

Embarcaclero Capil81 Partners 

L~1s,,111e lnviilstment lncorni,1 Growth rund o 

Legacy r,,rniners 

Marcus Partn+Drs 

MaytieldGentry r~ealty 

Monlo F,quitior~ 

Meridit1n Group 

Metltage Pt0pt;1rtJes 

Nm,11mKly R,rnl E!'ltate Pmtnem 

Tl$hrnan Speyer 

Transwestmn Investment 

Urdang C0p1t.al M0nagem0nt 

Vornado Realty 
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Total: 

Proj, Equlty 8iz1o1 
($MIL) 

$ti60 

$1,000 

$HOO 

$1,000 

$400 

$180 

$4,4fH) 

Pi'(')j, Equfty 81:W:i'l 
($Mil,) 

$~?50 

$"100 

$538 

$400 

$HOO 

$1,150 

$/29 

$700 

$750 

$45"1 

$250 

$400 

$1b0 

$300 

$2,tl18 

$47G 

$1,088 

\))100 

$1,500 

$440 

$800 

$17,642 

Core Plus Funds 

"J'argotRoturn (01,,) 

10,12 

'10,13 

I '1-12 

10 

11 
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15 

'13 

16+ 

13-16 
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15 
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15 
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15 
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All 
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Office, retail 
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North America 

us 
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us 

us 

us 

us 

lJS 

UH 

us 

lJf-1 

UB 

us 

us 

West 

West 
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IJ,':3 
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Norlhe~151 

us 

us 

us 

us 

East, West Co0sts 

Now York, DC 
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ACW Capital ManRgement 

D•.1oon C~pit~I Pmrlners 

Blndrntone Gmup 

Brookdt.llA t..o\roup 

Brookfleld Asset Management 

Carlyle Realty Partners 6 

CB nic:hard Elli• Investor~; 
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Hafberl Real P,state Fund 4 
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,John Duck Co 

Mrnrny t-1111 F'rnportios 
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RXR Realty 

'l"otal; 

GRAND TOTAL; 

INCOME CAPITALIZATION APPROACH 

Opportunity Funds 
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The accompanying chart provides an overview of real estate equity funds in the market during 2011 with criteria 
that includes office assets in US markets. The exhibit includes the equity raised by category of fund (Core, Value 
Add, Opportunity) differentiated by the corresponding risk profile which the fund targets. The targeted returns 
(equity returns) reflect the goals of the fund when the equity was raised, and the equity returns logically are 
impacted by the cost and availability of leverage. The chart shows only a selection of the funds, and the available 
equity totals about $82 billion. With 65 percent LTV leverage, the buying power would total more than $230 
billion. Together with REITs, offshore investors, and local and regional buyers, these and other funds drive the 
"demand" side of the investment market. The availability of equity combined with the current favorable debt 
markets and low interest rates which enables buyers to leverage their buying power has created (to a degree) a 
capital-driven investment market which is buying in advance of a true recovery in the underlying commercial real 
estate fundamentals. 

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 Midtown and Downtown Manhattan office building sales. 

Sales Price/ Terminal 
Date Propert Name Price NRA EGIM OAR Forecast IRR OAR 

Contract 180 Water Street $164,000,000 $288 9.15 5.78% 10 8.00% 6.00% 
Contract 222 Broadway $230,000,000 $292 9.92 3.62% 13 7.50% 5.50% 
Contract 4 New York Plaza $270,000,000 $241 8.62 4.23% 11 8.00% 6.00% 
Apr-12 14 Wall Street $303,000,000 $298 11.37 4.39% 10 8.00% 5.50% 
Jan-12 33 Maiden Lane $207,500,000 $332 9.64 4.74% 10 8.00% 5.50% 
Nov-11 195 Broadway $287,000,000 $274 8.28 6.30% 10 9.00% 6.00% 
Oct-11 93 Worth Street $49,750,000 $302 9.74 6.32% 10 8.00% 6.00% 
Jul-11 120 Broadway $525,000,000 $283 6.91 6.74% 10 8.00% 6.00% 

* Compiled by Cushman & Wakefield Valuation & Advisory 

Sales Price/ Terminal 
No. Date Prope Name Price NRA EGIM OAR Forecast IRR OAR 

1 Contract 575 Lexington Avenue $364,000,000 $489 11.95 3.95% 10 8.50% 6.00% 
2 Contract 645 Fifth Avenue $890,000,000 $1,759 18.25 3.12% 10 6.50% 5.00% 

3 Jan-12 10 East 53rd Street $252,500,000 $650 12.91 4.01% 10 7.00% 5.00% 
4 Nov-11 666 Fifth Avenue $1,115,000,000 $766 13.40 3.23% 13 6.50% 5.00% 

5 Oct-11 375 Park Avenue $1,200,000,000 $1,411 13.90 4.50% 12 8.50% 5.50% 
6 Sep-11 2 Grand Central Tower $400,000,000 $600 13.66 3.59% 10 8.00% 5.50% 
7 Sep-11 650 Madison Avenue $950,000,000 $1,574 19.12 3.61% 10 7.00% 5.50% 
8 Sep-11 Park Avenue Plaza $1,100,000,000 $967 14.19 3.94% 10 7.50% 5.50% 
9 Sep-11 200 Fifth Avenue $726,000,000 $860 15.54 4.60% 10 8.00% 6.00% 
10 Aug-11 299 Park Avenue $1,185,000,000 $1,046 12.57 4.39% 10 8.00% 5.50% 

* Compiled by Cushman & Wakefield Valuation & Advisory 
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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 
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. We note that the data in the PWC 
reflects "all cash" rates, which consider a blend of equity and debt. The return data also does not discriminate 
between asset categories (Class A, B, C), occupancy levels, age, or specific Manhattan submarket location. 

OAR(averege) S.70'lit 5.81% 6.07% 654% 6.S1% 6.6S% 6.65% 6.58% 623"4 6.02% 600% 5.83% S.7S'lit 5.65% 5.38% 538% 
Ttrnw1al OAR (average) 6.94% 6.97% 7.14% 7.50% 7 27% 7.25% 7.17% 7.13% 6.83% Ii 85% 6.li7% Ii SO% 6.13% 6.08% li.08% 6.08% 
IRR (1var1ge) 77S% 7.81% 7.93% 8 36% 8.15% 8.23% 8.23% 7.98% 7 81% 7.85% 7.81% 7.83% 771% 7.67% 7.58% 7 50% 
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w 

i 
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As the chart illustrates, the return requirements cited by investors declined during the period from 2004 through 
2006, moderating through 2007, and subsequently (2008 through third quarter 2009) showing an increasing trend 
as investment market conditions further weakened with the recession. Through year end 2011 and early 2012 
however, investment market conditions have shown considerable improvement over 2009 data. The (average) 
IRR requirements for Manhattan office properties increased quarterly from first quarter 2008 through first quarter 
2009, with the reported IRR's stabilizing/improving over the past nine quarters. IRR requirements (average) 
declined by 86 basis points from the recent peak of 8.36 percent (second quarter 2009) to the current level of 
7.50 percent (second quarter 2012). 

Not coincidentally, the 2008-2009 increase corresponds somewhat to the period following the Lehman Bros 
bankruptcy at the end of September, 2008. While the capital and debt markets were impacted significantly 
beginning in approximately mid-2007, the Lehman bankruptcy and subsequent "fallout" in the financial markets 
beginning fourth quarter 2008 brought most real estate investment to a virtual "standstill", as buyers could not 
obtain financing and there were no guidelines for underwriting risk. 

In addition to IRR decreases, overall capitalization rates (OAR) for Manhattan Office have also decreased by 127 
basis points from the peak of 6.65 percent during fourth quarter 2009 to 5.38 percent as of second quarter 2012. 
Terminal capitalization rates have declined from their high achieved during second quarter 2009 (7.50%) by 142 
basis point range to its current level of 5.38 percent as of second quarter 2012. 

TERMINAL CAPITALIZATION RATE SELECTION 

We based the estimate of property value at reversion on assumed resale at the end of Year 13, using our forecast 
of Year 14 net operating income. The reversion value was calculated by applying a capitalization rate of 6.00 
percent to the fiscal year 2025 NOi and subtracting sales expenses of 4.00 percent. The net cash flows and the 
net reversion were discounted to net present value using a discount rate of 8.00 percent, the derivation of which 
is discussed below. 

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. 
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No. Pro ert 

1 180 Water Street 
2 222 Broadway 
3 4 New York Plaza 
4 14 Wall Street 
5 33 Maiden Lane 
6 195 Broadway 
7 93 Worth Street 
8 120 Broadway 

STATISTICS 

Low 
High 
Median 
Average 

INCOME CAPITALIZATION APPROACH 

Ca pita lization 
Rate 

6.00% 
5.50% 
6.00% 
5.50% 
5.50% 
6.00% 
6.00% 
6.00% 

5.50% 
6.00% 
6.00% 
5.81% 

* Compiled by Cushman & Wakefield Valuation & Advisory 

No. Pro er 

1 575 Lexington Avenue 
2 645 Fifth Avenue 
3 10 East 53rd Street 
4 666 Fifth Avenue 
5 375 Park Avenue 
6 2 Grand Central Tower 
7 650 Madison Avenue 
8 Park Avenue Plaza 
9 200 Fifth Avenue 
10 299 Park Avenue 

STATISTICS 

Low 
High 
Median 
Average 

Ca pita lization 
Rate 

6.00% 
5.00% 
5.00% 
5.00% 
5.50% 
5.50% 
5.50% 
5.50% 
6.00% 
5.50% 

5.00% 
6.00% 
5.50% 
5.45% 

* Compiled by Cushman & Wakefield Valuation & Advisory 
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In addition, PriceWaterhouseCoopers, Inc. periodically surveys national real estate investors to determine 

terminal capitalization rates considered acceptable by respondents. 
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A!!!!JJ• 
PwC Second OLJarter 2012 5.00% - 7.50% 

PwC - Refers to Manhatten Office marlcet regardleu of cle" or occ~1pency 

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. 

In consideration of the subject's location, tenant profile, significant roll over during the analysis period and 
expected increase in Midtown Manhattan market rents, we have applied a 6.00 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. 

CONFIDENTIAL 

No. Property 

1 180 Water Street 
2 222 Broadway 
3 4 New York Plaza 
4 14 Wall Street 
5 33 Maiden Lane 
6 195 Broadway 
7 93 Worth Street 
8 120 Broadway 

STATISTICS 

Low 
High 
Median 
Average 

Discount Rate 

8.00% 
7.50% 
8.00% 
8.00% 
8.00% 
9.00% 
8.00% 
8.00% 

7.50% 
9.00% 
8.00% 
8.06% 

* Compiled by Cushman & Wakefield Valuation & Advisory 
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No. Pro ert 

1 575 Lexington Avenue 
2 645 Fifth Avenue 
3 1 O East 53rd Street 
4 666 Fifth Avenue 
5 375 Park Avenue 
6 2 Grand Central Tower 
7 650 Madison Avenue 
8 Park Avenue Plaza 
9 200 Fifth Avenue 
10 299 Park Avenue 

STATISTICS 

Low 
High 
Median 
Averaqe 

INCOME CAPITALIZATION APPROACH 

Discount Rate 

8.50% 
6.50% 
7.00% 
6.50% 
8.50% 
8.00% 
7.00% 
7.50% 
8.00% 
8.00% 

6.50% 
8.50% 
7.75% 
7.55% 
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• Compiled by Cushman & Wakefield Valuation & Advisory 

The second quarter 2012 PriceWaterhouseCoopers, Inc. survey indicates that investors considered acceptable 
internal rates of return within the following range: 

PwC Second OL1arter 2012 6.00% . 10 00% 7.50% 

PwC - Refers to Manhllttan Office market regardleu of clas.a or occupancy 

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 10.00 percent. Manhattan office building sales reflect internal rates of return ranging from 6.50 to 9.00 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. 

The subject consists of an excellent quality office building located in Midtown Manhattan. We estimated a 
discount rate at 8.00 percent would be appropriate for an asset of the subject's caliber, leasing profile, declining 
returns expected by investors in the current market in relation to other office properties, and location, given the 
rollover risk. 
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"As Is" VERSUS "STABILIZED" VALUES 
Our estimate of the appropriate discount rate for the market value analysis is the same as the discount rate 
assuming stabilized occupancy. The "As Is" value of the property assumes that a buyer will require a greater 
return on his or her investment given the speculative nature of leasing office space in an improving, yet still 
competitive market. The "Upon Reaching Stabilized Occupancy" value analysis is less risky, under the 
assumption that the property has achieved optimum market occupancy. Although this relationship is generally 
true, the subject property is expected to achieve stabilization by November 1, 2015. 

We have not adjusted the discount rate and terminal capitalization rate within the "Prospective" market 
value discounted cash flow analysis. Due to the speculative nature of making an arbitrary adjustment for 
lower risk of stabilized occupancy in the future, we have taken a more conservative approach of using a 
current internal rate of return and terminal capitalization rate. Considering the significant upside upon 
reaching stabilized occupancy, we are hesitant to fully credit the upside as a stabilized building. 

Based upon the above, it is our opinion that an investor would require a discount rate in the range of 7.50 to 8.50 
percent with a terminal capitalization rate ranging from 5.50 to 6.50 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 7.50 to 8.50 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. 

IRR 
7.50% 
8.00% 
8.50% 

Terminal Capitalization Rates 
5.50% 6.00% 6.50% 

$218,300 $206,600 $196,700 
$207,600 $196,600 $187,300 
$197,500 $187,100 $178,400 

The value of the subject property varies with the discount rates and range of terminal capitalization rates from 
approximately $178,400,000 to $218,300,000, 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 $200,000,000, 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 6.00% 

8.00% Equity Yield 

Price/SF of NRA $169.84 
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DISCOUNTED CASH FLOW ANALYSIS AND OCF SUMMARY TABLE 
Based on the discount rate selected above, market value would be $200,000,000, rounded. The reversionary sale 
contributes 60.74 percent to this value estimate. The 13 year discounted cash flow summary table is presented 
on the following page. 
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NET DISCOUNT PRESENT 
FISCAL CASH FACTOR@ VALUE OF 
YEAR FLOW 8.00% CASH FLOWS 

One $ 2,168,591 X 0.9259213 $ 2,007,955 
Two $ (3,S)!53,2TT) X O.H!573:l9 $ (3,:lB9,2ll4) 
rtmiii $ 10,31 !i,353 X 0.793832 $ ll, 1 BB,(H)O 
Four $ 1!5,1)09,463 X 0.735030 $ 12,208,4!51 
Five $ 13,244,654 X 0.680583 $ 9,014,089 
Six $ 14,144,772 X 01330170 $ 8,913,1306 
S!MHI $ 16,7!>2,9:lB X O.!>B:l490 $ !),771i,171l 
Ei1;Jt1t $ 17,ll:l7,07!5 X 05402(,9 is 9,528,7ll'.l 
Nine $ 11,205,187 X 0.500249 $ 5,605,383 
Ten $ 3,CH31,315 X 04133193 $ 1,417,981 
l:l!M!n $ 8,'.l!i!i,184 X 0.42881l:l $ :l,!>B3,39!) 
rwiilvii $ 12,482,28'.l X 0.397114 $ 4,9!>6,BBll 
Thirteen $ 14,656,342 X 0.367698 - $ 5,389,107 

Total Present Value of Cash Flows $ 77,200,190 

Reversion: 
Fourte£m $ 20,54!3,581 y (I) I 13 00% ""'" $ 342,44:l,017 

lJlSS: Cost of Salii @ 4.DD% $ 13,ll97,721 
L.ElSS: r.1 and Comm. $ :l,BB3,2'.l7 
Net Reversion $ 324,862,059 
X Discount Factor 0 .. 3.6.76.98 

Total Present Value of Reversion $ 119,451,105 

Total Present Value $ 196,651,295 

ROUNDED: i """"""""""""""""""""'"Q,Q,,,Q,Q,Q,,,Q,Q,Q, 

Nl!l l~imtalile Arllil (SF): 
1:11H Squtomi 1:oot o1' N11t l~irntalll(! Ania: 
Implicit Going-in Capitalization Rate 
Year One NOi ( 12 Months ) 
Goini;J In Cap Ratii 

CornpmmdE,cl Annual Grnwtt1 F{ate 
Concluded to Reversion: 

Compound1"l Annual Growth Ratii 
N!!I Casll 1:1ow: 

Note: (1) Net Operating Income 
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COMPOSITION 
OFYIELD 

1.02% 
1 72% 
4.16% 
fi.21% 
4.58% 
4.53% 
4.97% 
4.85% 
2.85% 
0.72% 
1.B2% 
2.52% 
2.74% 

'.l92(l% 

(1Q,H'~1 

10000% 

1, 177,!505 
$H!9.84 

$8,517,540 
4.26% 

4.22% 

ANNUAL 
CASHON CASH 

RETUR.N 

1.10% 
... 201% 
!>25% 
B.45% 
8.74% 
7.19% 
H.!52% 
8.97% 
5.70% 
1.St3% 
4.25% 
6.31>% 
7.45% 

5.1)5% Av1m11:iii ........ J 
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PROSPECTIVE VALUE "UPON REACHING STABILIZED OCCUPANCY" AS OF NOVEMBER 

1,2015 
The key assumption of this scenario, which is based upon the cash flow projection exhibited previously, is that the 
property will reach stabilized occupancy by November 1, 2015 following the lease up and "burn-off" of rental 
concessions (free rent and work letter). With the exception of the starting date, all other assumptions such as 
market rent, growth rate, rent concessions, vacancy between leases and credit loss remain the same as the 
"Upon Achieving Stabilization" scenario. We have included a 10-year cash flow projection reflecting the 
assumptions used in this scenario, which assume a calendar year analysis beginning November 1, 2015. 

We have not adjusted the discount rate and terminal capitalization rate within the "Prospective" market 
value discounted cash flow analysis. Due to the speculative nature of making an arbitrary adjustment for 
lower risk of stabilized occupancy in the future, we have taken a more conservative approach of using a 
current internal rate of return and terminal capitalization rate. Considering the significant upside upon 
reaching stabilized occupancy, we are hesitant to fully credit the upside as a stabilized building. 

Based upon the above, it is our opinion that an investor would require a discount rate in the range of 7.50 to 8.50 
percent with a terminal capitalization rate ranging from 5.50 to 6.50 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 7.50 to 8.50 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. 

IRR 
7.50% 
8.00% 
8.50% 

Terminal Capitalization Rates 
5.50% 6.00% 6.50% 

$262,700 $248,200 $235,900 
$253,000 $239,100 $227,400 
$243,800 $230,600 $219,400 

The value of the subject property varies with the discount rates and range of terminal capitalization rates from 
approximately $219,400,000 to $262,700,000, 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 $240,000,000, as rounded, for the subject property. The indices of investment generated through this indication 
of value are presented as follows. 
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DISCOUNTED CASH FLOW ANALYSIS AND OCF SUMMARY TABLE 
Based on the discount rate selected above, market value would be $240,000,000, rounded. The reversionary sale 
contributes 62.92 percent to this value estimate. The 10-year discounted cash flow summary table is presented 
on the following page. 
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NET DISCOUNT 
FISCAL CASH FACTOR@ 
YEAR FLOW 8 .. 00% 

OIH! $ 16,ll09,41l3 X 092592fl $ 
rwo $ 1 :l,244,654 X O.H57:l:l9 $ 
rlH'!!!! $ 14,144,772 X 0.79:3B:l2 $ 
Four $ 16,752, 9:38 X 0.735030 = $ 
Five $ 17,637,075 X 0.680583 = $ 

SLx $ 11,20:),187 X 0(!30170 $ 
SiMrn $ 3,0(!1,31!) X 0.583490 $ 
l:itJht $ 8,3!)!),184 X ()54021%) $ 
Nine $ 12,482,283 X 1)51)0249 $ 
Ten $ 14,f:l56,342 X 0463193 = $ 

Total Present Value of Cash Flows $ 

Reversion: 
Eleven $ 20,546,581 '(1) I 6 00% = $ 

lJ!SS: Cost of Sale@ 4.00% $ 
l.,J!SS T.I and Comm. $ 
Ni!t l~iMm,ion $ 

X Discount Factor 

Total Present Value of Reversion $ 

Total Present Value $ 

ROUNDED: I 

Niit R1mtalil11 Al'l!<l (SF): 
Piir Sqmml Foot ol' Niit REHltablii Ania 
Implicit Going-in Capitalization Rate 

PRESENT 
VALUE OF 

CASH FLOWS 

1 s,:rrn, 1 :12 
11,:31)5,1!>6 
11,22ll,576 
12,313,910 
12,003,497 
7,061,1(,9 
1,78(!,24/l 
4,514,04fi 
13,244,24.9 
6,788,722 

BB,117 4,705 

342,443,017 
13,1597,721 
3,883,237 

324,BG2,0!59 
0.463193 

150,473,990 

2:m, 14!l,69ii 

240,000,000 

Year One NOi ( 12 Months ) 
Goin9 In Cap Rah, 

Compound11d Annual Grnwtl1 Hatii 
Concluded to Reversio,r 

Compounded Annual Growth Rate 
Ni,t cash Flow 

Note: (1) Net Operating Income 
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COMPOSllJON 
OF YIELD 

6.43% 
4.75% 
4.70% 
5.15% 
5.02% 
2.95% 
0.75% 
1.1!9% 
2.131% 
2.84% 

:l7.0H% 

6,2.,,92% 

100.00% 

1, 177,l!Oii 
$21Xl.80 

$17,121,Cl2n 
7.13% 

3.62% 

nla 

ANNUAL 
CASHON CASH 

RETURN 

G.95% 
5541¾, 
15.91% 
7.01% 
7.37% 
4.69% 
1.2!!% 
:l.49% 
5.22% 
6.13% 

5.311% AVJHlll:l.11. ,,,,,,,,J 

CUSHMAN& 
WAKEFIELD® 
VALUATION & ADYISO~Y 

C&W_0012174 



PX-121, page 173 of 214

40 WALL STREET INCOME CAPITALIZATION APPROACH 155 

DIRECT CAPITALIZATION VALUATION METHOD (UPON ACHIEVING STABILIZED 

OCCUPANCY AS OF NOVEMBER 1, 2015) 
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 3.62 and 6.74 percent. The overall capitalization rates derived from the most applicable improved 
property sales are shown below. 

No. Pro ert 

1 180 Water Street 
2 222 Broadway 
3 4 New York Plaza 
4 14 Wall Street 
5 33 Maiden Lane 
6 195 Broadway 
7 93 Worth Street 
8 120 Broadway 

STATISTICS 

Low 
High 
Median 
Average 

Ca pita lization 
Rate 

5.78% 
3.62% 
4.23% 
4.39% 
4.74% 
6.30% 
6.32% 
6.74% 

3.62% 
6.74% 
5.26% 
5.26% 

* Compiled by Cushman & Wakefield Valuation & Advisory 

Additional support can be drawn from the second quarter 2012 PriceWaterhouseCoopers, Inc. overall 
capitalization rate survey: 

SUlf!M'. 
PwC Second Quarter 2012 
PwC .. Refers to Manhattan Office marlcet reoardleas of cleu or occupancy 

In the context of the direct capitalization method, a going-in rate of 7.00 percent is considered reasonable, 
compensating the typical buyer for the risk inherent in investing in this building. 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 

NET OPERATING INCOME $17,121,926 $14.54 

Sensitivity Analysis OAR Spread 0.50% Value $/SF NRA 
Based on Low-Range 6.50% $263,414,246 $223.69 
Based on Most Probable Range 7.00% $244,598,943 $207.71 
Based on Hi h-Ran e 7.50% $228,292,347 $193.86 

Reconciled Value $244,598,943 $207.71 
Rounded $245,000,000 $208.05 

The year one going-in capitalization rate indicated in the discounted cash flow analysis, upon achieving stabilized 
occupancy in November 1, 2015, is 7.13 percent. This is in line with going-in capitalization rates indicated by the 

improved sales and the most recent Investor Survey. 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: 

$240,000,000 

$245,000,000 

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 (Stabilized as of November 1, 2015): $240,000,000 
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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 

As Is Value as of November 1, 2012: 

Prospective Market Value as of November 1, 2015: 

Income Capitalization Approach 

As Is Value as of November 1, 2012: 

Prospective Market Value as of November 1, 2015: 

$210,000,000 

$240,000,000 

$200,000,000 

$240,000,000 

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. 

MARKET VALUE AS IS 
Based on the agreed to Scope of Work, and as outlined in the report, we have developed an opinion that the 
market value of the leasehold estate of the referenced property, subject to the assumptions and limiting 
conditions, certifications, extraordinary and hypothetical conditions, if any, and definitions, "As-ls" on November 1, 
2012, is: 
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PROSPECTIVE MARKET VALUE 
Based on the agreed to Scope of Work, and as outlined in the report, we have developed an opinion that the 
prospective market value of the leasehold estate of the referenced property, subject to the assumptions, limiting 
conditions, certifications, and definitions, on November 1, 2015, will be: 

TWO HUNDRED FORTY MILLION DOLLARS 

$240,000,000 

EXPOSURE 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 
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. 

MARKETING TIME 
We believe, based on the assumptions employed in our analysis, as well as our selection of investment 
parameters for the subject, that our value conclusion represents a price achievable within six (6) months. 
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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. 

■ 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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CERTIFICATION OF APPRAISAL 
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 and Naoum M. Papagianopoulos 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 service(s) include(s) a previous appraisal, two times 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: Andrew 
Ventura. 

■ As of the date of this report, Robert S. Nardella, MAI, MRICS has completed the continuing education 
program of the Appraisal Institute. 

■ As of the date of this report, Douglas H. Larson, Robert S. Nardella, MAI, MRICS, and Naoum M. 
Papagianopoulos, have completed the Standards and Ethics Education Requirement of the Appraisal 

Institute for Associate Members. 
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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 
Senior Managing Director - Regional 
Manager 
New York Certified General Appraiser 
License No. 46000004620 
robert.nardella@cushwake.com 
(212) 841-5048 Office Direct 
(212) 479-1878 Fax 
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GLOSSARY OF TERMS & DEFINITIONS 
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 pt1ysical condition, use, and zoning as of the appraisal date. (Proposed lnteragency Appraisal and 
Evaluation Guidelines, OCC-4810-33-P 20%) 

CASH EQUIVALENCY 
An analytical process in which the sale price of a transaction with nonmarket financing or financing 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 marketing 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 
Thi, 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 
Thi, cliimt and any other party as id~1ntified, by name or type, as users of the appraisal, appraisal review, or appraisal consulting report by the appraiser on the 
basis of communication wit11 U1e 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 contractual landlord-tenant relationship (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 this definition are the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 

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 terms (Jf financial arrangements comparable tt1ereto; 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 the amount of time it might take to sell a 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, whicl1 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 ,is being effective at some 
specific future date. An opinion of value as of a prospective date is frequently sougt1t in connection wiU1 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 the identity of the purchaser, the physical state of the property, the presence of environmental pollutants 
(e.g., ground water contamination), or the ability to redevelop the property. 

1 
"lnteragency Appraisal and Evaluation Guidelines:' Federal Register 75:237 (D•e•ce•m-b•e•r .10 .... 2.0.1.0.) _. 7•7•4•7•2•. ------------
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®a--,11, ~-
Date: 9/27/2012 

Robert S Nardella 
Cushman & Wakefield 
1290 Avenue of the Americas 
New York, NY 10104 

Dear Robert S Nardella, 

Appraisal Order #: 12-001959-0 I 

This letter will serve as Capital One's engagement of your services with regard to the following property. The specifics of the 
engagement including the agreed upon fee and delivery date are listed below. The reports must be addressed to the Capital 
One Job Manager and an electronic copy of the report and invoice MUST be uploaded to the Award record on RCMSCentral 
http://www.rimscentral.com. Please reference on the invoice an invoice number, invoice date, your Tax ID #, the Capital 
One Order #, and a Property Reference. Any questions pertaining to this assignment should be addressed with the Capital 
One contact in RETECHS. 

Fee: PER BID A WARD 

Property Location: 
Property Type: 

Intended Use 

Intended User 

Approaches to Value 

Other Requirements 

CONFIDENTIAL 

Due Date: 10/25/2012 

40 Wall Street, New York, NY l 0006 
Office Office Building-High-Rise 

Use - Loan Underwriting 
Description: The intended use of this appraisal is for loan underwriting and-or credit decisions 
by Capital One Bank and-or participants 

User Capital One Bank 
Description: The intended users of this report is Capital One Bank and-or affiliates 

Approach - ALL 
Description: All applicable approaches 

DCF analysis required for this assignment. Please upload ARGUS run to RIMS along with 
appraisal upon completion. 

A New York State Certified General Appraiser must inspect the subject property and sign the 
report. 

The addressee of the engagement letter must review and sign the appraisal report. If that is not 
the case, then when returning your bid, please indicate who the signatory of the report will be. 

Capital One Bank requires that a final electronic copy of the appraisal report and invoice to be 
uploaded to RCMS project file no later than the due date. Once the report is reviewed and 
accepted, the Bank's appraisal reviewer will contact the appraiser to advise on where to ship 
the two (2) final hard copies of report. Please do not forward hard copies until permission to 
do so is granted. 

The vendor is required to identify and ESTIMATE THE INSURABLE REPLACEMENT 
COST OF every building on the appraised site. The FEMA definition of a building is a 
structure with two or more outside rigid walls and a fully secured roof that is permanently 
affixed: or a manufactured home (mobile home) that is affixed to a permanent foundation. Ii is 
pennissible to conclude that a building has no contributory value but that structure still must 
be identified and a statement as to the non-contributory value made. 

The fee quote must consider and/or incorporate the completion/population of a Data 
Collection Excel Spreadsheet that is accessible as a reference document in RIMS. Please 
upload the document as an Excel file and be sure the file is saved in a 97 2003 format!!!! 
Please DO NOT upload the Data Collection fonn in a pdf format. The population of this fonn 
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Report Type: 
Format: 
Appraisal Premise: 

Property Contact: 
Phone: 
Pax/Email: 

®a--,11, ~-
is mandatory and ii is advisable to download the form from RIMS under the Reference 
Documents to ensure you are getting the most updated version (updated 12/2/20 l 0) of the 
document as this form may be revised from time to time. 

Self-Contained 
Narrative 
Market Value - As-Is - Lease Hold 
Prospective Market Value - Upon Stabilization - Lease Hold 
Insurable Replacement Cost Estimate - Insurable Cost - ----------------

Steve Lafiosca 
212-715-7203 

Capital One Job Manager: Sandro Collura 

Phone: 
Email: 

404 Fifth Avenue, 4th Floor 
New York, NY 10018 
212-273-3524 
sandro.collura@capitalone.com 

An appraisal service must comply with the Comptroller of Currency appraisal standards as delineated by ruling 12 U.S.C. 93 
a and Title XI of FIR REA dated 1989. Failure to comply with any of the above requirements may result in rejections of the 
appraisal. In addition, payment of the fee is subject to a review of the appraisal for compliance with the above mentioned 
requirements. Should you experience any delays in the performance of this appraisal, please notify us in writing via email no 
less than seven days prior to the due elate. 

As confirmation of your acceptance of this assignment under the terms specified in this letter, please return a signed copy of 
this engagement letter to us and include a copy in the addenda to the report. Signing of this engagement letter indicates that 
an appraisal report will comply with the most current USP AP and all guidelines specified. Evaluations must comply with the 
OCC's requirements for same. Also, by signing this letter you understand that Capital One is the client and that you are 
prohibited from appraising or performing an evaluation relative to this property for the next six months without the express 
written permission of the undersigned. Such permission will not be unreasonably withheld. 

Capital One Bank will not accept limiting conditions which attempt to restrict potential damages to the foe collected for an 
assignment or suggest that the Bank should indemnify the vendor for a loss or claim stemming from their assigmnent. Any 
such 6limiting condition{"\ must be removed from the vendors Contingent and Limiting Conditions. 

If upon review., the appraisal report or evaluation is deemed unacceptable by Capital One for non-compliance issues, and 
requested changes and/or additions are not properly made, Capital One may elect to refuse payment of the appraiser's invoice. 

1) If a direct sales comparison approach is utilized for land and improved valuation, the subject and comparables 
should be arranged on an adjustment grid. A matched paired analysis is the preferred method to estimate the 
amount of adjustments in the sales comparison approach. If a matched paired analysis is not applicable, provide 
explanation and support for all adjustments. 

2) For all significant multi-tenant income producing property appraisals, a discounted cash flow analysis should be 
prepared. Any elimination of this technique should be fully supported. 

3) If applicable, perform a direct capitalization analysis using a capitalization rate that is adequately supported by 
market evidence. If Ellwood or Akerson techniques are used, clear market support must be provided for the 
projected change in property value and for the applicability of the technique. 

"Market Value" is defined by the United States Treasury Deparment, Comptroller of the Currency 12 CFR part 34, 0 

34.42 (f) as, 

"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 

CONFIDENTIAL C&W_0012188 
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stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to 
buyer under conditions whereby: 

(I) Buyer and seller arc typically motivated; 
(2) Both parties are well informed or well advised, and acting in what they consider their own best interests; 
(3) A reasonable time is allowed for exposure in the open market; 
(4) Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and 
(5) 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." 

FIRRRA Appraisal Standards 

MINIMUM STANDARDS. For federally related transactions, all appraisals shall, at a minimum: 

(1) Comply with the Uniform Standards of Professional Appraisal Practice ("US PAP"); 
(2) Be sufficiently informative to support the institution's lending decision; 
(3) Analyze and report deductions and discounts, when appropriate; 
(4) State a Market Value estimate, as defined by this appraisal regulation; 
(5) Be performed by State licensed or certified appraiser. 

The following items should be included in every report: 

Sincerely, 

Signed copy of engagement letter 
Copy of appropriate state certifications in addenda 
Properly completed invoice 

Sandro Collura 

CONFIDENTIAL 

Accepted: 

9/28/12 

Date: 
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RlMSCentral.com :: View Award Page l of 3 

RIMS Customer: Capital One 
Project#: 12-001959-01-1 

Award Information--------------------------------------­
Date Awarded: 9/27/2012 

Canceled: No Directly Awarded: No 
Fee: $10,000.00 Delivery Date: 10/25/2012 

Property Contact(s): Steve Lafiosca, 212-715-7203 

Owner of Record: 
Award Comments: After the review is completed, we will advise you where to send the hard copy reports. 

Job Attachments: 
There are currently no job attachments 

Bid Information-----------------------------------------
Proposed Fee: 

Signatory Information: 
Prior Services: 

Bid Comments: 

RFP Information 

$10,000.00 Proposed Delivery Date: 10/25/2012 
Office Location: Midtown 

Have you performed or provided any services regarding the subject property within the prior three years, as an 
appraiser or in any other capacity? If Yes, please provide details in the Comments field. 
Yes 
we have appraised this proeprty before for Capital One Bank. 

Purpose Of Request: Other 
Response Deadline: 9/27/2012 

Desired Delivery Date: 10/25/2012 
RFP Contact: Sandro Collura 

Contact Phone: 212-273-3524 

ADDRESSEES: 

DISTRIBUTION: 

First name Last name Company Address 

Sandro Collura Capital One Bank/RETECHS 404 Fifth Avenue 4th Floor New York, NY 10018 

Total Addressees: 1 

Number Of Copies First Name Last Name 

2 Sandro Collura 

Total # Hard Copies: 2 

Company 

Capital One 
Bank/RETECHS 

Address 

404 Fifth Avenue 4th New York, NY 
Floor 10018 

SCOPE OF SERVICES: Intended Use Use - Loan Underwriting 
The intended use of this appraisal is for loan underwriting and-or credit decisions by Capital 
One Bank and-or participants 

Intended User User - Capital One Bank 
The intended users of this report is Capital One Bank and-or affiliates 

Approaches to Approach - ALL 
Value All applicable approaches 

Other DCF analysis required for this assignment. Please upload ARGUS run to RIMS along with 
Requirements appraisal upon completion. 

A New York State Certified General Appraiser must inspect the subject property and sign the 
report. 

The addressee of the engagement letter must review and sign the appraisal report. If that is 
not the case, then when returning your bid, please indicate who the signatory of the report will 
be. 

Capital One Bank requires that a final electronic copy of the appraisal report and invoice to be 
uploaded to RIMS project file no later than the due date. Once the report is reviewed and 
accepted, the Bank's appraisal reviewer will contact the appraiser to advise on where to ship 
the two (2) final hard copies of report. Please do not forward hard copies until permission to 

https://online.rimscentral.com/Orders/ViewOrder.aspx?enc=UG-FnZUlvZGU9Vmlld0F3Y... 9/28/2012 
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RlMSCentral.com :: View Award 

Report Type: Self-Contained 
Report Format: Narrative 

Page 2 of 3 

do so is granted. 

The vendor is required to identify and ESTIMATE THE INSURABLE REPLACEMENT COST OF 
every building on the appraised site. The FEMA definition of a building is a structure with two 
or more outside rigid walls and a fully secured roof that is permanently affixed: or a 
manufactured home (mobile home) that is affixed to a permanent foundation. It is permissible 
to conclude that a building has no contributory value but that structure still must be identified 
and a statement as to the non-contributory value made. 

The fee quote must consider and/or incorporate the completion/population of a Data Collection 
Excel Spreadsheet that is accessible as a reference document in RIMS. Please upload the 
document as an Excel file and be sure the file is saved in a 97 - 2003 format!!!! Please DO 
NOT upload the Data Collection form in a pdf format. The population of this form is mandatory 
and it is advisable to download the form from RIMS under the Reference Documents to ensure 
you are getting the most updated version (updated 12/2/2010) of the document as this form 
may be revised from time to time. 

VALUATION SCENARIOS: Valuation Premise 

Market Value 

Premise Qualifier 
As-Is 

Property Interest 
Lease Hold 

Prospective Market Value Upon Stabilization Lease Hold 

Insurable Replacement Cost Estimate Insurable Cost 

RFP Comments: Requesting the "as is" and "upon stabilization" value of the subject property's leasehold interest. 

All required information to complete assignment should be requested from property contact. All three approaches 
are to be considered. Please include the approaches based on applicability to the property type being valued. 

DCF analysis required for this assignment. Please upload ARGUS run to RIMS along with appraisal upon 
completion. 

A New York State Certified General Appraiser must inspect the subject property and sign the report. 

The addressee of the engagement letter must review and sign the appraisal report. If that is not the case, then 
when returning your bid, please indicate who the signatory of the report will be. 

Capital One Bank requires that a final electronic copy of the appraisal report and invoice to be uploaded to RIMS 
project file no later than the due date. Once the report is reviewed and accepted, the Bank's appraisal reviewer 
will contact the appraiser to advise on where to ship the two (2) final hard copies of report. Please do not 
forward hard copies until permission to do so is granted. 

The vendor is required to identify and ESTIMATE THE INSURABLE REPLACEMENT COST OF every building on the 
appraised site. The FEMA definition of a building is a structure with two or more outside rigid walls and a fully 
secured roof that is permanently affixed: or a manufactured home (mobile home) that is affixed to a permanent 
foundation. It is permissible to conclude that a building has no contributory value but that structure still must be 
identified and a statement as to the non-contributory value made. 

Please ensure two things on the Data Collection Sheet. First, do not cell reference in the sheet. Please DO NOT 
include other tabs that you would otherwise use for your appraisal and reference the cells in the Data Collection 
Sheet. In other words, all entries must be hard keyed entries with no references. Secondly, please DO NOT 
upload the file in a PDF version. The RFP instructions below ask that the Data Collection Sheets be uploaded in 
an excel file format. 

The fee quote must consider and/or incorporate the completion/population of a Data Collection Excel 
Spreadsheet that is accessible as a reference document in RIMS. Please upload the document as an Excel file and 
be sure the file is saved in a 97 - 2003 format!!!! Please DO NOT upload the Data Collection form in a pdf format. 
The population of this form is mandatory and it is advisable to download the form from RIMS under the 
Reference Documents to ensure you are getting the most updated version (updated 12/2/2010) of the document 
as this form may be revised from time to time. 

-Property Information--------------------------------------­
Project Name: 40 Wall Street 

Property Description/ Construction Type: Class A office building - 63 stories Lot 2 - Block 43 
Property Type: HGl - Office - Office Building-High-Rise - An office building 25 stories or taller. 

https://online.rimscentral.com/Orders/ViewOrder.aspx?enc=UG-FnZUlvZGU9Vmlld0F3Y... 9/28/2012 
CONFIDENTIAL C&W_0012191 



PX-121, page 190 of 214

RlMSCentral.com :: View Award 

Address: 40 Wall Street, New York, NY 10006 
County: Manhattan Borough 

Improvement Size (Primary): 1,175,607SF 
Land Size: 34,360SF 

Number Of Stories: 63 
Property Status: Existing 

Property Tenancy: Multi Tenant Investor 
Ground Lease?: Yes 
Listed for Sale?: No 

Pending/Recent Sale?: No 

Occupancy: 85% 
Number Of Buildings: 1 

Proposed Renovation?: No 

Copyright@ 2012 ExactBid, Inc. All rights reserved. 

Page 3 of 3 
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40 WALL STREET 

ADDENDUM B: 
INSURABLE VALUE 

CONFIDENTIAL 
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40 WALL STREET 

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. 

CONFIDENTIAL 

CUSHMAN& 
WAKEFIELD., 
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40 WALL STREET 

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. 

BASIC ASSUMPTIONS & REPLACEMENT COST PARAMETERS 
Insurable Value Type: 
Replacement Cost New Source: 
Improvement Type: 
Improvement Class: 
Improvement Quality: 

Replacement Cost New (RCN) 
Building Improvements 

Base Cost 
HVAC 
Sprinklers 
Subtotal 

Multipliers 
Current Cost 
Local Area 
Perimeter 
Building Height 
Congestion/Complex 
Product of Multipliers 

Insurable Value As Is 
Marshall Valuation Service 
Office Section: 
A Page: 
Excellent Date: 

REPLACEMENT COST ANALYSIS 
GBA (SF) $/GBA 

1,061,266 $243.01 
$17.35 
$2.50 

$262.86 

1.030 
1.430 
1.100 
1.267 
1.200 

Adjusted Replacement Cost New (RCN) 

Less: Insurance Exclusions 
Foundations Below Grade 
Piping Below Grade (Negligible) 
Architect Fees 

INSURABLE VALUE SUMMARY 

-5.00% 
0.00% 

-5.00% 

15 
17 

Nov-11 

Sub-Total 

$257,898,251 
$18,412,965 
$2,653,165 

$278,964,381 

X 2.463 
$687,183,246 $647.51 

Total Insurance Exclusion Adjustment -10. 00% __ _._($.;_6_8.:..., 7_1-'8,_32_5-'-) ___ _ 

CONFIDENTIAL 
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40 WALL STREET 

ADDENDUM C: 
COMPARABLE LEASED FEE LAND SALES 

CONFIDENTIAL 
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SALE 1 SALE2 SALE3 SALE4 SALE5 

ADDRESS 1372 Broadway 292 Madison Avenue 425 Park Avenue 600 Fifth Avenue 635 Madison Avenue 

New York City New York City New York City New York City New York City 

GRANTOR Bldg Management Co. S.L. Green Goelet Family Dutch Reformed Church Leo 635 Lie 

Allegiance Investment Marciano Investment Group, 
GRANTEE Advisors Lie Inc. Tlaa•Cref Tlshman Speyer L&L Holding Company 

LOT SIZE (SF) 29,000 9,600 27,950 26,359 9,087 

ZONING C6·6 C5•3 I C5·2.5 C5•3 C5•3 I C5•2.5 C5•3 

MPBB(FAR) 435,000 144,000 419,250 287,374 136,305 

FLOOR AREA RATIO 15.0 15.0 15.0 15.0112.0 15.0 

SALES PRICE $151,000,000 $85,000,000 $315,000,000 $165,000,000 $110,000,000 

SALE DATE Mar-12 Oct-11 May-11 Feb•11 Jul•07 

PROPERTY RIGHTS Leased Fee Leased Fee Leased Fee Leased Fee Leased Fee 

GROUND RENT $6,417,500 $3,150,000 $11,118,997 $3,200,000 $1,026,250 

EXPIRATION DATE 2111 Mar-77 2090 Dec-21 Apr-51 

NEXT RESET DATE & TERMS 2022 Aug-15 May-09 

Greater of 1 O Yrs 
compounded Three, Options 2 Options @ 5% Land 

of 1% or CPI @ 8.0% Fmv As Vacant 

PRICE PER FAR $347.13 $590.28 $751.34 $574.16 $807.01 

INTERNAL RATE OF RETURN 6.75% 7.00% 6.50% 6.00% 6.00% 

CAPITALIZATION RATE 4.25% 3.71% 3.53% 1.94% 0.93% 
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40 WALL STREET 

ADDENDUM D: 
COMPARABLE IMPROVED SALES 
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IMPROVED SALE COMPARABLE - 1 

180 Water Street 
Between Pearl & Water Streets 
New York NY 10038 
MSA: New York 
New York (Manhattan) County 

Property Type: 
Property Subtype: 
ID: 
APN: 

Office 
Office Building - High Rise 
227320 
N/A 

PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (Sq Ft): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per Sq Ft: 
Value Interest: 
Grantor: 
Grantee: 
Condition of Sale: 

0.54 
23,555 

568,565 
568,565 

1971 
N/A 
N/A 
N/A 

In-Contract 
4/2012 

$164,000,000 
$288.45 

N/A 
180 Water Street Associates LLC Sales 

Midtown Equities & the Cayre family 
N/A 

VERIFICATION COMMENTS 

Public records. 

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: 

1 
24 
A 

N/A 
N/A 

Multi-Tenant 

5.78% 
$9,479,200 

$16.67 
100.00% 

N/A 
9.15 

Investor 

Sale of a modern 24-story Class A office property built in 1971 containing 568,565 rentable square feet. The property is being 
purchased from 180 Water Street Associates LLC Sales c/o Mehlohn family to 180 Water LLC c/o Midtown Equities & the Cayre family 
for a reported purchase price of $163,500,000. The property was not listed on the open market. The buyer intends to create a ground 
lease and sell two positions, the leased fee estate in the ground lease and the leasehold estate in the ground lease. The ground rent is 
$7,375,500 with subsequent increases over the 99 year lease term including renewal options. The prospective leased fee estate in the 
ground lease is currently under contract of sale from the Cayre family to Cabot Family Land Holdings for $163,500,000. In addition, the 
prospective leasehold estate in the ground lease is under contract of sale from the Cayre family (ground lessor) to the Namdar Realty 
Group (ground lessee). The reported purchase price is $26,000,000. The property is fully occupied by the City of New York under a 
lease agreement through June 2018 with one, 5-year renewal option at the greater of the last payable base rent or 95 percent of fair 
market rental value. 180 Water Street serves as the Human Resources Administration division of the City of New York. The current 
contract rent is $11,033,772 per annum increasing $11,591,034 in 2013. The current overall capitalization rate is 5.78 percent. 

VALUATION & ADVISORY 

CONFIDENTIAL 
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IMPROVED SALE COMPARABLE - 2 

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 
219743 
N/A 

PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (Sq Ft): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per Sq Ft: 
Value Interest: 
Grantor: 
Grantee: 
Condition of Sale: 

0.77 
33,340 

786,931 
786,931 

1961 
2009 
Good 
Good 

In-Contract 
4/2012 

$230,000,000 
$292.27 

Leased Fee 
Bank of America, NA 

Beacon Capital & L&L Acquisitions 
N/A 

VERIFICATION COMMENTS 

Beacon Capital 

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: 

1 
31 
B 

N/A 
N/A 
N/A 

3.62% 
$8,318,134 

$10.57 
79.00% 

N/A 
9.92 

Investor 

Sale of a modern 31-story Class A office property built in 1961. The property was fully occupied by Bank of America, N.A, who sold the 
property to a partnership between Beacon Capital & L&L Acquisitions. Bank of America, N.A will leased-back subject to a 10-year 
triple-net ("NNN") lease for 595,953 square feet or 76 percent of the property's rentable area. The net rent is $15.25 per square foot for 
the office floors for the first five years increasing to $20.25 per square foot for the remainder of the lease term. The current overall 
capitalization rate is 3.62 percent and increases to 5.5 percent by year three of the holding period. 

VALUATION & ADVISORY 
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PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (Sq Ft): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per Sq Ft: 
Value Interest: 
Grantor: 
Grantee: 
Condition of Sale: 

VERIFICATION COMMENTS 

Edge Fund Advisors 

COMMENTS 

IMPROVED SALE COMPARABLE - 3 

4 New York Plaza 
New York NY 10004 
MSA: New York 
New York (Manhattan) County 
New York, Downtown - Financial East 

Property Type: Office 
Property Subtype: Office Building - High Rise 

217203 ID: 
APN: 

1.24 
54,023 

1,016,406 
1,121,753 

1969 
N/A 

Good 
Good 

In-Contract 
4/2012 

$270,000,000 
$240.69 

Leased Fee 
Harbor Group International, LLC 

Edge Fund Advisors 
N/A 

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: 

1 
22 
A 

N/A 
N/A 
N/A 

4.23% 
$11,425,401 

$10.19 
95.00% 

N/A 
8.62 

Investor 

Sale of a modern 22-story Class A office property built in 1969. The property was fully occupied by JPMorgan Chase Bank as back 
office space. JPMorgan Chase Bank sold the property to Harbor Group International, LLC in December 2009 and leased-back the floor 
3 and floors 8 through 22 at a gross rent of $27 .50 per square foot with subsequent increases for a 15-year lease with seven, 5-year 
renewal options at 90 percent of fair market rent. Daily News leased floors 6 and 7 in November 201 O and American Media Inc. leased 
floors 2 and 4 in January 2011. The property is currently 95 percent leased with one vacant space on floor 5. The property was 
previously sold by JPMorgan Chase Bank to Harbor Group International, LLC in December 2009 for $107 million. The current overall 
capitalization rate increases to 6.0 percent by year two. 

VALUATION & ADVISORY 
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IMPROVED SALE COMPARABLE - 4 

Former Banker's Trust building 
14 Wall Street 
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 
219744 
N/A 

PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (Sq Ft): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per Sq Ft: 
Value Interest: 
Grantor: 
Grantee: 
Condition of Sale: 

0.76 
33,087 

1,016,723 
1,016,723 

1912 
N/A 

Excellent 
Excellent 

N/A 
4/2012 

$303,000,000 
$298.02 

Leased Fee 
Roza 14W LLC c/o Alexander Rovt 

Capstone Equities 
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: 

1 
37 
A 

N/A 
N/A 
N/A 

4.39% 
$13,300,000 

$13.08 
82.00% 

N/A 
11.37 

Investor 

Sale of landmarked Class A minus office building located on the westerly blockfront of Nassau Street between Wall and Pine Streets in 
the Financial East office submarket of Downtown Manhattan. A Russian investor, Roza 14W LLC c/o Alexander Rovt acquired 95 
percent interest in the property from a partnership with Capstone Equities and Carlyle Group at a purchase price that equals $300 
million based on 100 percent interest. The operating partner, Capstone Equities, will retain approximately a 5 percent interest and 
Carlyle Group will exit the partnership. The property is currently 82 percent leased, which will decrease to 74 percent with near term 
tenant expiration. The capital influx has also reduced its mortgage by $75 million, to $255 million. The current overall capitalization rate 
is 4.39 percent and increases to 6.0 percent by year three of the holding period. 

VALUATION & ADVISORY 
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PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (Sq Ft): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per Sq Ft: 
Value Interest: 
Grantor: 
Grantee: 
Condition of Sale: 

VERIFICATION COMMENTS 

Verified by Public Records. 

COMMENTS 

IMPROVED SALE COMPARABLE - 5 

33 Maiden Lane 
N/E/C Nassau Street 
New York NY 10038 
MSA: New York 
New York (Manhattan) County 
New York, Downtown - Insurance 

Property Type: Office 
Property Subtype: Office Building • High Rise 

213420 ID: 
APN: 

0.59 
25,586 

624,124 
624,124 

1984 
N/A 
N/A 
N/A 

Recorded Sale 
1/2012 

$207,500,000 
$332.47 

Leased Fee 
lnvestco 

Federal Reserve Bank 
N/A 

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: 

1 
27 
A 

N/A 
N/A 

Multi-Tenant 

4.74% 
$9,828,678 

$15.75 
86.00% 

N/A 
9.64 

Owner-User 

Sale of a Class A office building located on the easterly blockfront of Nassau Street between John Street and Maiden Lane. The 
property had previously been in contract with Vornado who intended to purchase the building. However, the Federal Reserve Bank who 
is the largest tenant in the building exercised rights in their lease agreement allowing it the option to match Vornado's offer for the 
building. The Federal Reserve Bank leases over 73 percent of the building. The Federal Reserve Bank lease expires in August 2023. 
Their current net rent is $20.00 per square foot, increasing to $22.75 per square foot in September 2013 and $25.50 per square foot in 
September 2018. 
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PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (Sq Ft): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per Sq Ft: 
Value Interest: 
Grantor: 
Grantee: 
Condition of Sale: 

VERIFICATION COMMENTS 

L&L Acquisitions 

COMMENTS 

IMPROVED SALE COMPARABLE - 6 

AT&T Building 
195 Broadway 
Between Dey & Fulton Streets 
New York NY 10007 
MSA: New York 
New York (Manhattan) County 
New York, Downtown - World Financial 

Property Type: Office 
Property Subtype: Mixed Use - Office/Retail 

200738 ID: 
APN: 
Ground Lease: 

0.84 
36,775 

1,047,287 
1,047,287 

1913 
1985 
Good 
Good 

Recorded Sale 
11/2011 

$287,000,000 
$274.04 

Leased Fee 
GE Capital 

Beacon Capital 
N/A 

Block: 80 Lot: 1 
Yes 

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: 

1 
29 
A 

N/A 
N/A 

Multi-Tenant 

6.30% 
$18,081,000 

$17.26 
86.00% 

N/A 
8.28 

Investor 

Sale of landmarked Class A office building to Beacon Capital, who acquired 95 percent interest in the property from GE Capital at a 
purchase price that equals $287 million based on 100 percent interest. In 2005, a joint venture of GE Asset Management and L&L 
Acquisitions acquired the property for a majority interest for $270 million. L&L Acquisitions is retaining its minority interest, leasing and 
management of the property. Built in 3 phases from 1913 to 1924, and substantially renovated in the mid 1980's, the building was built 
as the headquarters for AT&T and is the site of the first transatlantic call, made to London. At the time of the sale, L&L Acquisitions had 
not received approval from the Landmarks Preservation Commission to add retail space to the lobby and renovate the building. 
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PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (Sq Ft): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per Sq Ft: 
Value Interest: 
Grantor: 
Grantee: 
Condition of Sale: 

VERIFICATION COMMENTS 

N/A 

COMMENTS 

IMPROVED SALE COMPARABLE - 7 

335 Broadway 
93 Worth Street 
New York NY 10013 
MSA: New York 
New York (Manhattan) County 
New York, Downtown - City Hall 

Property Type: Office 
Property Subtype: Office Building - Low Rise 

195922 ID: 
APN: 

0.29 
12,422 

165,000 
165,000 

1924 
N/A 
N/A 
N/A 

Recorded Sale 
10/2011 

$49,750,000 
$301.52 

Leased Fee 
Worldwide Holdings, LLC 

The Horizon Group 
N/A 

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: 

1 
13 
B 

N/A 
N/A 

Multi-Tenant 

6.32% 
$3,144,200 

$19.06 
86.00% 

N/A 
9.74 

Investor 

Sale of a Class B office building located in the City Hall office submarket of Downtown Manhattan. Approximately 75 percent of the 
property is leased to New York City Department of Mental Health who is scheduled to relocate to new facilities. The propsective buyer, 
The Horizon Group, is exploring options to convert the property into residential condominiums. The building features a recently 
renovated lobby and elevators. 

VALUATION & ADVISORY 

CONFIDENTIAL 

1111111~ CUSHMAN & 
,,,,,,, WAKEFIELD® 

VALUAI ION & AL!VIIORY 

C&W_0012205 



PX-121, page 204 of 214

PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (Sq Ft): 
Gross Bldg Area: 
Net Bldg Area: 
Year Built: 
Last Renovation: 
Quality: 
Condition: 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Price per Sq Ft: 
Value Interest: 
Grantor: 
Grantee: 
Condition of Sale: 

VERIFICATION COMMENTS 

Silverstein Properties 

COMMENTS 

IMPROVED SALE COMPARABLE - 8 

The Equitable Building 
120 Broadway 
Between Pine & Cedar Streets 
New York NY 10005 
MSA: New York 
New York (Manhattan) County 

Property Type: Office 
Property Subtype: Mixed Use - Office/Retail 

200742 ID: 
APN: N/A 

1.14 Number of Buildings: 
49,614 Number of Stories: 

1,736,513 Class: 
1,853,994 Number of Parking Spaces: 

1915 Parking Ratio: 
2005 Tenancy Type: 
Good 
Good 

Recorded Sale OAR: 
7/2011 NOi: 

$525,000,000 NOi per SqFt: 
$283.17 Occupancy: 

Leasehold Expense Ratio: 
CalSTRS EGIM: 

UBS Realty Investors Fund Buying Entity: 
N/A 

1 
40 
B 

N/A 
N/A 

Multi-Tenant 

6.74% 
$35,400,000 

$19.09 
90.00% 

N/A 
6.91 

Investor 

Sale of landmarked class A minus office building to UBS Realty Investors Fund Trust, who acquired a 65% interest in the property from 
CalSTRS at a purchase price that equals $525 million based on 100% interest. Over 25% of the property is leased to New York City 
Department of Law. The building was extensively renovated between 1995 and 2005. In 2004, Calstrs acquired a majority interest for 
$370 million. Silverstein Properties has a minority interest and the management of the property. The property is subject to ground lease 
to the Estate of Sarah Korein that expires in 2018. There are 45 successive renewal option periods of 21 years each and one additional 
period of 12 years at $850,000 annualy. 
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40 WALL STREET 
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40 WALL STREET ADDENDA CONTENTS 

,, _l:'1 · ~ .:____=_ ... _ .... _. ~:i:~?:-i ___ i _;i_ ... _,..,._:i:;,:-t~-~l~, r ___ ;z,_,;: __ -1.-,t~··_·.,. __ ..i.~-f "~'.~~~)i;,u~~R .. De;;~;,~e~~";J'S~ate 2°g~t~~i' 'c, 
= z:r ... 
USE ONLY 

DIVISION OF LICENSING SERVICES 

i';,Ji~•-;;.1c,1.,: v THE t',i(NISIONS or ARTICLE bE OF THE 
r\•E:: •. 1r ,_'.i:: 1_,c,,; ... ::; r, Rt=.t.ATF~ T·::· R E. APPRAISERS. 

r 7 
;..Ai•:~:J!~ DOVGLt-;:, 
. · D •.::!JSHMAN ,;;..,,, i: IELD INC 
.! ? , ,_,, 1"IVENUt: f' ·- 1 t AMERICAS 

64427 

EFFECTIVE DATE 

MO. I DAY I Yll 
06 OS 1;;: 

EXPIRATION DATE 

M~61 ~~1 ;~ 

In W1lno~,e: WtH:rOCJf, l ht D.ip;utrmmf of SUl:!t' ti,'11 1;1,w&ild 
1tii offio1r1l i,tal to ho hortunto affo:ed 

= 

CESAR A PERALES 
SECRETARY OF STATE 

. "::~,,mfr~•;.:f!:s:"_"",~'.".-':. 
. - .. . . . 

UNIQUE ID NUMBER 

~ 
State. of New York 

Department of State 

FOR OFFICE USE ONLY 

2g~trol 57219 

I D08-1 

DIVISION OF LICENSING SERVICES 

PURSUANT TO THE PROVISIONS Or MTICU: •& OF THE 
JiXECUTIYE LAW AS IT RELATES TO R, E. APPRAISERS. 

r 7 
NMDELLA ROBl!RT S 
C/0 C~ le WAl'.EFia.D INC 
1290 AVENUE OF THE AHIRICAS 
9TH FL 
NEW YORK, NY 10104 

EFFECTIVE DATE 

;i ,~,1~ 
EXPIRATION DATE 

MO. I DAY I YR. 

12 07 12 

HAS lllEEN DULY CERTif'IED TD l'IRANSACT BUSINESS AS A 
N,E, OENERAl. APPRAISER 

(RIV. 3101) 

In WltnHa Wh•r..,1, Tht Departmont ol State h11 cauatd 
~• offloi&I , .. , to be h""'unto ,nixed. 

RUTH NDENI COLON 
ACTINO SECRETARY OF STATE 
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40 WALL STREET ADDENDA CONTENTS 

i I 

UNIQUE ID NUMBER 

·l60000~8506 
State of New York 

Department of State 
DIVISION OF LICENSING SERVICES 

PURSUANT TO THE PROVISIONS OF ARTICLE 6E OF THE 
EXECUTIVE LAW AS IT RELATES TO R.E. APPRAISERS. 

r 7 
PAPAOIANOPOULOS NAOVH M 
C/0 CUSHMAN~ WAKEFIELD 
1290 AVENUE OF THE AMERICAS 
9TH FL 
NEW YORK, NY 10104-6178 

HAS BEEN DULY CERTIFIED TO TRANSACT BUSINESS AS A 
R.E. OENERAL APPRAISER 

EFFECTIVE DATE 

~o I DAY I YR 
11 05 11 

EXPIRATION DATE I 

~11 ~~, ;; 

in Witn11111 Wh•rtof. 'fht 01p.1r1m,:,int ot S1111 ha~ c•w,_.d 
1tt official attl to bt htreunto affixed 

DOS-1098 iHcv :l/011 

CESAR A. PERALES 
SECRETARY OF STATE 
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ADDENDUM F: QUALIFICATION OF THE 
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PROFESSIONAL QUALIFICATIONS 

Douglas H. Larson 
Executive Director 
Valuation & Adviso.ry 

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 finns, broke.rage, domestic/international investors 
and pension/insurance fonds. Mr. Larson's experience also involves financial modeling and 
property valuation, loan review and due diligence of diverse assets. App.raisal and consulting 
assignments have been completed for mortgage loan purposes, arbit.rations, allocations, estates, 
and assisting in the dedsion-maldng 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, foll-service real estate organization. He 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 Anderson & 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. Perfonned marketability and feasibility studies, market 
analysis, and consulting on real estate within the western United States (l 992 to 1993). 

Bank One of Arizona, Phoenix, Arizona, preparing and .reviewing real property app.raisals for 
cotnpliance of OCC standatds and FIRREA guidelines (1990 to 1992). 

Apprnisal Experience - New York Ci.ty Office Buildings 
Extensive expetience in the analysis and valuation of New Yotk City office buildings and mixed­
use properties and institutional office buildings. The primary market area of concentration is 
J\fanhattan whete over 300 office buildings were appraised within the last five years. Notable 
office building assignments include the following: 

• World Ttade Center • Empire State Building • W o.rldwide Plaza 

• World Financial Center • 9 West 57th Stteet • AOL/1\me Warner 

• General Motors Building • Rockefeller Center • Bloomberg Headquarters 

• 745 Seventh Avenue (Barclays) • Chtyslet Center • Citigroup Center 

Special Purpose Prnperty Experience 
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 I Iospital 
• St. Luke's Hospital 
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Professional Qualifications 

Consulting and Arbitration :.Experience 
Varied commercial real estate experience in New York City for the past 17 years. Notable recent 
assignrnents included: 

Consultant to the Port Authority of New York and New Jersey in selecting their alternatives for 
disposition of the World Trade Center, a seven building office 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 
Arizona State University, Ternpe, Arizona 
Bachelor of Science 
Double Majors in Economics & 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 Professional Affiliations 
• Associate Member of the Appraisal Institute - Metropolitan New York Chapter 

• Mr. Larson is a duly Certified General Real Estate Appraiser,# 46000039300, expiring 
06/04/12, according to the Department of State of the State of New Ymk. 
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PROFESSIONAL QUALIFICATIONS 

N aoum. M. Papagianopoulos 
Director 
Valuation & Advisory 

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 Experience - 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 Property Experience 

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 hospitals and medic~tl 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 Administration, June 1999 
Major in Finance 

American College of Thessalonica 
Bachelor of Atts, June 1996 
Major in Business Administration 
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PROFESSIONAL QUALIFICATIONS N aourn. M. Papagianopoulos 

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 
• State of New York Certified General Real Estate Appraiser, License #46000048506 
• Associate Member of the Appraisal Institute - Metropolitan New York Chapter 
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PROFESSIONAL QUALIFICATIONS 

Robert S. Nardella, MAI, MRICS 
Senior Managing Director 
Valuation & Advisory 

Background 
Robert S. Nardella is a Senior Managing Director of Cushrnan & Wakefield, Inc., working within 
the Valuation & Advisory Group. Mr. Nardella joined Cuslunan & Wakefield, Inc. in February 
1987 while still attending college. I le graduated from 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 Mareh 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 ·Managing Director and Regional Manager for New York 
and New Jersey V&A operations. 

Real Estate .Experience 
Since joining Cushman & Wakefield, Inc., Mr. Nardella has performed 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 requirernents under the continuing education 
program of the Appraisal lnstitute. 

Memberships, Licenses and Professional Affiliations 

CONFIDENTIAL 

• Designated Member of the Appraisal Institute (MAI designation achieved 1997) 
• Member, Royal Institute of Chartered Surveyors (MRI CS) 
• State of New York Certified General Real Estate Appraiser, License No. 46000004620 
• State of New Jersey Certified c;eneral Real Estate Appraiser, f .icense No. 42RG002:10800 
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