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April 12, 2018

Mr. Joseph Mohamed Sr.
4405 College Qak Drive
Sacramento, CA 95841

Re: Roseville Civic Plaza
116 S Grant Street
Roseville, CA 95678

Dear Mr. Mohamed 5r.;

As requested, we have prepared an appraisal of the property referenced above presented in the attached
Appraisal Report. The purpose of the appraisal is to develop an opinion of the ‘as is' fair market value of the
fee simple estate of the subject as of April 2, 2018,

Briefly described, the subject consists of a good quality four-story mixed use - office/retail property in
excellent condition, containing approximately 51,570 SF of net rentable area, constructed in 2016. The
property is currently vacant and in warm shell condition. The building currently has open floor plans ready
for tenancy with nearly finished spaces which only require flooring to be installed in each of the units. The
ground floor retail space could also be used as office units as they are open floor plan commercial spaces.
The subject's site consists of approximately 17,722 SF or approximately 0.41 acres of land. The site is
rectangular and is level and at street grade.,

The report contains 125 pages plus related exhibits. The appraisal and the attached Appraisal Report have
been prepared in conformity with and are subject to the Code of Professional Ethics and Standards of
Professional Appraisal Practice of the Appraisal Institute and the Uniform Standards of Professional Appraisal
Practice of the Appraisal Foundation (USPAP). This report conforms to the IRS requirements of a Qualified
Appraisal In preparing this appraisai, we considered the use of the three most widely recognized approaches
to value: the Cost, Income Capitalization and Sales Comparison Approaches. The appraisal is subject to the
attached Assumptions and Limiting Conditions and Definition of Market Value.

After an inspection of the subject, and analysis of pertinent physical and economic factors that affect value,
we are of the opinion that the 'as is' fair market value of the fee simple estate of the subject, as of April 2,
2018, is:

$16,200,000
SIXTEEN MILLION TWO HUNDRED THOUSAND DOLLARS
This appraisal is not based on any extraordinary assumptions.
This appraisal is not based on any hypothetical conditions.

The opinion(s) of value are based on exposure times of 3 to 9 months, assuming the property was properly
priced and actively marketed.

Corporate Headquarters: 425 Broad Hollow Road, Suite 429 | Melville, New York 11747 | (516) 827-0222
Reglonal Offices: Atlanta | Boston | Chicago | Dallas | Los Angeles | Miaml | New York City | San Francisco | Washington D.C
Blake & Sanyu Alliance: Tokyo | Osaka | Nagoya | Tohoku



April 12, 2018
Mr. Jaoseph Mohamed 5r.
Page2of 2

The attached Appraisal Report summarizes the documentation and analysis in support of our conclusions. If
you have any questions, please contact the undersigned. We thank you for retaining the services of our firm.

Respectfully submitted,

JOSEPH J. BLAKE AND ASSOCIATES, INC,

.Eﬂd{m @(L@»—/

T
Brian Rapela, MAI1, MRICS Justin Ayres
Partner Assaciate Appraiser
California-Certified Real Estate Appraiser Califarnia-Trainee Appraiser
BREA #: AG033756 3003918
Expires: April 20, 2018 Expires: July 10, 2018

Brapela@josephjblake.com Jayres@josephjblake.com
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18-117-11 EXECUTIVE SUMMARY

PROPERTY SUMMARY
PROPERTY APPRAISED Roseville Civic Plaza
PROPERTY ADDRESS 116 S Grant Street
Roseville, CA 95678

PARCEL/TAX ID 013-123-025
PURPOSE OF THE APPRAISAL The purpose of the appraisal is to develop an opinion of the
‘as is' fair market value of the fee simple estate of the subject
as of April 2, 2018,
PERTINENT DATES
DATE OF INSPECTION April 2, 2018
DATE OF REPORT April 12, 2018
DATE OF “AS1S” VALUE April2,2018
HIGHEST AND BEST USE

AS IMPROVED The current improvements
AS IF VACANT  To hold for future development
PROPERTY DATA
IMPROVEMENT DATA  Briefly described, the subject consists of a good quality four-
story mixed use - office/retail property in excellent condition,
containing approximately 51,570 SF of net rentable area,
constructed in 2016. The property is currently vacant and in
warm shell condition. The building currently has open floor
plans ready for tenancy with nearly finished spaces which
only require flooring to be installed in each of the units. The
ground floor retail space could also be used as office units as
they are open floor plan commercial spaces.
SITE DESCRIPTION The subject's site contains 17,722 SF or 0.41 acres of land.

CURRENT USE  As of the date of the value opinion(s), the subject was being
used as an office building with ground floor retail. For the
purposes of this report, the subject is valued as an office
building with ground floor retail.

ZONING "CBD/SA-DT - Central Business District/Special Area-
Downtown," The Central Business district is intended to be
applied to the older portions of the downtown area to
provide flexibility in the types of uses typically found in the
traditional downtown where a range of business and service,
residential, and mixed use uses can be located to support the
entire community. (This former district is now part of the
Downtown Specific Plan and subject to the Downtown Code.)
under the jurisdiction of the City of Roseville.

OCCUPANCY 0%
CENSUS TRACT 0209.01

JOSEPH J. BLAKE AND ASSOCIATES, INC.
REAL ESTATE VALUATION AND CONSULTING 1



Roseville Civic Plaza

18-117-11 EXECUTIVE SUMMARY

VALUE SUMMARY

"As Is" Value (4/2/2018)

The Cost Approach $17,250,000

Income Capitalization Approach $15,300,000
__ SalesComparison Approach  $15,250,000
- _ Final Value Opinion $16,200,000
i ifzeg];ceme@ Et_:ost fo;_ Insq.n_r_a_rlc_e PtirEos;s - _§1?££,D_D_6

JOSEPH J. BLAKE AND ASSOCIATES, INC.
REAL ESTATE VALUATION AND CONSULTING 2
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18-117-11 PHOTOGRAPHS OF THE SUBJECT

REAR COURTYARD/WALKWAY | WATER MAIN

JOSEPH J. BLAKE AND ASSOCIATES, INC.
REAL ESTATE VALUATION AKD CONSULTING 3
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PROTOGRAPHS OF THE SUBJECT
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PHOTOGRAPHS OF THE SUBIJECT
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PHOTOGRAPHS OF THE SUBJECT
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18-117-11 PHOTOGRAPHS OF THE SUBJECT
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18-117-11 PHOTOGRAPHS OF THE SUBJECT

STREET VIEW WEST ON OAK STREET STREET VIEW EAST ON OAK STREET
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Raseville Civic Plaza

18-117-11 CERTIFICATION

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 performed no services, as an appraiser or in any other capacity, regarding the property that
is the subject of this report within the three-year period immediately preceding acceptance of this
assignment.

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.

Our analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

Brian Rapela, MAI, MRICS, has not made a personal inspection of the property that is the subject of

this report. Justin Ayres, has made a personal inspection of the property that is the subject of this
report.

No one provided significant real property appraisal assistance to the persons signing this certificate.

As of the date of this report, Brian Rapela, MAI, MRICS has completed the continuing education
program for Designated Members of the Appraisal Institute. As of the date of this report, Justin Ayres
has completed the Standards and Ethics Education Requirements for Candidates/Practicing Affiliates
of the Appraisal institute.

The Appraisal Report is not based on a requested minimum valuation, a specific valuation, or the
approval of a loan. In addition, our engagement was not contingent upon the appraisal producing a
specific value and neither engagement, nor employment, nor compensation, is based upon approval
of any related loan application.

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 and Standards of Professional
Appraisal Practice of the Appraisal Institute.

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

JOSEPH J. BLAKE AND ASSOCIATES, iNC.
REAL ESTATE VALUATION AND CONSULTING ?
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18-117-11 CERTIFICATION

After an inspection of the subject, and analysis of pertinent physical and economic factors that affect value,

we are of the opinion that the 'as is' fair market value of the fee simple estate of the subject, as of April 2,
2018, is:

$16,200,000
SIXTEEN MILLION TWO HUNDRED THOUSAND DOLLARS
This appraisal is not based on any extraordinary assumptions.
This appraisal is not based on any hypothetical conditions.

The opinion(s) of value are based on exposure times of 3 to 9 months, assuming the property was properly
priced and actively marketed.

Respectfully submitted,

JOSEPH J. BLAKE AND ASSOCIATES, INC.

E/ﬁ*ﬂdt’u JLr—"

~—
Brian Rapela, MAI, MRICS Justin Ayres

Partner Associate Appraiser
California-Certified Real Estate Appraiser Califernia-Trainee Appraiser
BREA #: AGD33756 3003918

Expires: April 20, 2018 Expires: July 10, 2018
Brapela@josephjblake.com Jayres@josephjblake.com

JOSEPH J.BLAKE AND ASSOCIATES, INC.
REALESTATE VALUATION AND CONSULTING 10



Roseville Civic Plaza

i GENERAL ASSUMPTIONS & LIMITING CONDITIONS

This Appraisal Report is subject to underlying assumptions and limiting conditions qualifying the information
contained in the Report as follows:

The valuation opinions(s) apply only to the property specifically identified and described in the ensuing
Report.

Information and data contained in the report, although obtained from public record and other reliable
sources and, where possible, carefully checked by us, is accepted as satisfactory evidence upon which rests
the final opinion(s) of property value.

We have made no legal survey, nor have we commissioned one to be prepared, and therefore, reference to
a sketch, plat, diagram or previous survey appearing in the report is only for the purpose of assisting the
reader to visualize the property.

It is assumed that all information known to the client and/or the property contact and relative to the
valuation has been accurately furnished and that there are no undisclosed leases, agreements, liens or other
encumbrances affecting the use of the property, unless otherwise noted in this report.

Ownership and management are assumed to be competent and in responsible hands.

No responsibility beyond reasonableness is assumed for matters of a legal nature, whether existing or
pending.

We, by reason of this appraisal, shall not be required to give testimony as expert witness in any legal hearing
or before any Court of Law unless justly and fairly compensated for such services.

By reason of the Purpose of the Appraisal and the Intended User and Use of the Report herein set forth, the
value opinion(s) reported are only applicable to the Property Rights Appraised, and the Appraisal Report
should not be used for any other purpose.

Disclosure of the contents of this Appraisal Report is governed by the By-Laws and Regulations of the
Apprzisal Institute,

Neither all nor any part of the contents of this report (especially any opinions as to value, our identity, or the
firm with which we are connected, or any reference to the Appraisal Institute or to the MAI Designation) shall
be reproduced for dissemination to the public through advertising media, public relations media, news
media, sales media or any other public means of communication without our prior consent and written
approval.

We have not been furnished with soil or subsoil tests, unless otherwise noted in this report. In the absence
of soil boring tests, it is assumed that there are no unusual subseil conditions or, if any do exist, they can be
or have been corrected at a reasonable cost through the use of modern construction techniques.

This appraisal is based on the conditions of local and national economies, purchasing power of money, and
financing rates prevailing at the effective date(s) of value.

We are not engineers and any references to physical property characteristics in terms of quality, condition,
cost, suitability, soil conditions, flood risk, obsolescence, etc., are strictly related to their economic impact on
the property. No liability is assumed for any engineering-related issues,

Unless otherwise stated in this report, we did not observe the existence of hazardous materials, which may
or may not be present on or in the property. The presence of substances such as asbestos, urea-formaldehyde
foam insulation, or other potentially hazardous materials, may affect the value of the property. The value
opinion is predicated on the assumption that there is no such material on or in the property that would cause
a loss in value or extend their marketing time. No responsibility is assumed for any such conditions, or for the
expertise or engineering knowledge required to discover them. The client is urged to retain an expert in this
field, if desired.

JOSEPH J. BLAKE AND ASSQCIATES, INC.
REAL ESTATE VALUATION AND CONSULTING 1



Roseville Civic Plaza

. GENERAL ASSUMPTIONS & LIMITING CONDITIONS

Toxic and hazardous substances, if present within a facility, can introduce an actual or potential liability that
may adversely affect marketability and value. Such effects may be in the form of immediate clean-up expense
or future liability of clean-up costs {stigma). In the development of our opinion(s) of value, no consideration
was given to such liabilities or their impact on value. The client and all intended users release Joseph J. Blake
and Associates, Inc., from any and all liability related in any way to environmental matters.

Passession of this report or a copy thereof does not imply right of publication, nor use for any purpose by
any other than the client to whom it is addressed, without our written consent.

Cash flow projections are forecasts of estimated future operating characteristics and are based on the
information and assumptions contained within the Appraisal Report. The achievement of the financial
projections will be affected by fluctuating economic conditions and is dependent upon other future
occurrences that cannot be assured. Actual results may well vary from the projections contained herein. We
do not warrant that these forecasts will occur. Projections may be affected by circumstances beyond our
current realm of knowledge or control.

The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not made a specific
compliance survey and analysis of this property to determine whether it is in conformity with the various
detailed requirements of the ADA. It is possible that a compliance survey of the property, together with a
detailed analysis of the requirements for 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. Unless otherwise stated in this report, we have no direct evidence relating to this issue and we did
not consider possible non-compliance with the requirements of the ADA in forming the opinion of the value
of the property.

__ EXTRAORDINARY ASSUMPTIONS
This appraisal is not based on any extraordinary assumptions.

_ HYPOTHETICALCONDITIONS
This appraisal is not based on any hypothetical conditions.

JOSEPH J. BLAKE AND ASSOCIATES, INC,
REAL ESTATE VALUATION AND CONSULTING 12



Roseville Civic Plaza

18-117-11 INTRODUCTION

PURPOSE OF THE APPRAISAL

The purpose of the appralsal is to develop pano opinion of the 'as is' fair market value of the fee snmple estate
of the subject as of April 2, 2018.

INTENDED USER AND USE OF THE APPRAISAL

The intended user of this appraisal is the client, Mr. Joseph Mohamed Sr. We assume any affiliates, successors
and assigns noted herein have the same intended use, knowledge and understanding as the original named
client. The intended use of this appraisal is to assist the client with charitable contribution purposes. This
appraisal is not intended to be used by any other parties, for any other reasons, other than those which are
stated here. Non-identified parties are not intended users of this report.

PERTINENT DATES OF INSPECT ION, APPRAISAL VALUE AND REPORT

This Appraisal Report, with its analyses, conclusions and final opinions of market value, is speéifically
applicable to the following pertinent dates:

DATE OF INSPECTION April 2, 2018
DATE OF REPORT April 12, 2018
DATE OF “AS IS” VALUE  April 2, 2018

DEFINITION OF FAIR MARKET VALUE
The amount at which the property would change hands between a willing buyer and willing seller, when the
former is not under any compulsion to buy, and the latter is not under any compulsion to sell, both parties
having reasonahle knowledge of relevant facts.

Source: Regulation §20.2031-1.

EXPOSURE TIME
To form an opinion of exposure time, we considered the exposure times of properties similar to the subject
in the same or similar sub-markets that have recently sold and/or conversations with local market
participants. Based on our research, we are of the opinion that 3 to 9 months is a reasonable exposure time,
assuming the property was reasonably priced and actively marketed.

: b - ® PROPERTY RIGHTS APPRAISED
The subject is appraised on the basis of a fee simple estate.

nm SCOPE OF THE APPRAISAL
The scope of an appraisal a55|gnment is relative to the intended use of the appraisal. The followmg outlines

the extent of property inspection, market data collection, verification and analysis performed for this
assignment.

lnspectlon
Brian Rapela, MAI MRICS has not made a personal mspect:on of the property that is the subject of this
report. lustin Ayres, has made a personal inspection of the property that is the subject of this report. This
inspection included the interior and exterior of the subject. The inspection was visual in nature, to assess the
economic condition of the property, in order to effectively compare it to other properties in the market. We
are not engineers, and we did not assess the property from the standpoint of its structural integrity, or to
determine whether any latent defects (water leaks, plumbing or electrical problems etc.) were present

Subject Physical and E Economic Characterlstlcs )

The types of information obtained and the sources p prowdlng such information are detailed in the followmg'
table.

JOSEPH J. BLAKE AND ASSOCIATES, INC.
REAL ESTATE VALUATION AND CONSULTING 13



Roseville Civic Plaza

e INTRODUCTION
il " ] qubfmation Sources )
_ Information Type Received? Source g
Tatal Gross Building Area Yes Owner, Public Record, Aerial Measuremen
Most Recent Deed Yes County, Public Record
Legal Description No
Zoning Information Yes City
Environmental Report No
Property Condition Report No
Flood Map Yes FEMA
Tax Information Yes County
Site Plan No
Operating Statements No
Most Recent Rent Roll No
Detailed Lease Abstracts No
Demographic Data Yes Moody's Analytics
Appraisal Engagement Contract Yes Client

Type of Analysis Abplied

The Cost, the Sales Compérison, and the income Capitalization Approaches were applied in this valuation
analysis.

Extent of Dafé Research

General economic data and market data were reviewed. Comparable sales were compiled from published
sources including various reliable publications. Market data compiled for this report include a variety of rent
comparables and improved property sales. These data are a result of research specific to the market and
pertinent to the subject. The data were verified by buyers, sellers, brokers, managers, government officials
or other sources regarded as knowledgeable and reliable. A rental survey of competing properties was
conducted, and we provide photographs of all the comparable sales and rentals, where available.

Information specific to the subject was provided by the client, owner, and/or representatives of the owner,
and is assumed to be correct. Other information, such as zoning and tax records, was obtained from
governmental sources. Specific estimates concerning market rent, expenses, vacancy, etc., reflect our
judgment based on interpretation of the market data. The reasoning behind such estimates is illustrated
throughout each of the approaches to value.

e | ___IDENTIFICATION OF THE PROPERTY
The property is commonly known as:

Roseville Civic Plaza
116 S Grant Street
Roseville, CA 95678

The property is also identified by the Placer County Tax Assessor's Office as tax parcel number(s) 013-123-
025.

The legal description of the property is assumed to be correct. We were not provided with a preliminary title
report for this assignment. We have not commissioned a survey, nor have we had one verified by legal

counsel. Therefore, we suggest a title company, legal counsel, or other qualified expert verify this legal
description before it is used for any purpose.

JOSEPH J. BLAKE AND ASSOCIATES, INC.
REAL ESTATE VALUATION AND CONSULTING 14
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18-117-11 INTRODUCTION

_ CURRENTUSEOFTHESuBECT
As of the date of the value opinion(s), the subject was being used as an office building with ground floor
retail. For the purposes of this report, the subject is valued as an office building with ground floor retail.
i " HISTORY OF THE SUBJECT '
The subject is currently owned by Joseph Mohamed Sr. and Shirley M. Mohamed, Husband and wife as joint
tenants.

There have been no sales of the subject property within the last three years. The most recent transfer of the
subject property took place on March 19, 2013, as recorded by Placer County document number 27713. This
transaction does not appear to be arm’s length. There has also been a non-arm’s-length transaction in
transfer of ownership from Civic Center Plaza LLC to Joseph Mohamed Sr. and Shirley M. Mohamed, Husband
and wife as joint tenants, which took place on March 30, 2018 as recorded by Placer County document
number 21843,

The subject was purchased partially complete in a distressed situation where the developer went bankrupt
on the project and the property was foreclosed on. The current ownership completed the construction to
bring the subject property to a warm shell condition.

We are not aware of any listings, real property transactions, or ownership transfers pertaining to the subject
in the three years prior to the date of the "as is" value opinion, other than that which is reported here.

JOSEPH J. BLAKE AND ASSOCIATES, INC.
REAL ESTATE VALUATION AND CONSULTING 15
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18-117-11 AREA ANALYSIS
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INTRODUCTION

The other three counties are Yolo, which is situated to the west across the Sacramento River, and Placer and
El Dorado, which extend northwest and west to the Nevada border. Yuba and Sutter counties, situated to the
north of Sacramento’s city limits, are not included in the MSA, but are often included in regional planning
actions.

The Sacramento MSA’s geography includes both river delta lowlands and Sierra Nevada Mountain highlands.
The City of Sacramento, as the state capitol; the delta lowlands, as a strong agricultural center with low priced
real estate; and Lake Tahoe, as a second-home destination, all have witnessed dramatic growth over the past
three decades which in turn has spurred the maturation and diversification of its industrial and economic
bases. In the months following the 2001 recession, the Sacramento MSA demonstrated greater economic
resilience than the adjacent San Francisco Bay Area economy. However, during the most recent recession in
2008 stemming from the collapse of the financial markets, the Sacramento region experienced a tremendous
decline with high unemployment and one of the highest foreclosure rates in the country. However, the region
is expected to continue to broaden its recovery in 2015 as state government finances continue to improve,
and housing becomes a larger component driving the economic recovery. Over the long term, the anticipated,
above-average population growth, coupled with the lower cost of living and doing business as compared to
the adjacent San Francisco Bay Area, should benefit the Sacramento region. Over the extended forecast
horizon, the metro area is expected to be an average to good performer.

Transportation
Regional transportation systems and transportation accessibility are key aspects to the distribution of jobs,
housing and population. The regional transportation system includes a network of freeways and local
roadways, public transit, pedestrian and bicycle facilities, airports.

JOSEPH J.BLAKE AND ASSOCIATES, INC.
REAL ESTATE VALUATION AND CONSULTIN® 16
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18-117-11 AREA ANALYSIS

The major freeways serving Sacramento County are Interstate 5 and Interstate 80. Interstate S serves as the
major narth/south route through the county providing access to the entire state of California. Interstate 80
serves as the major east/west route through the county providing access to the San Francisco Bay Area and
the Sierra Nevada. Several state highways provide service from Sacramento to outlying but commercially
important areas such as Lake Tahoe, Fresno and Bakersfield. Central Sacramento is easily accessed by U.S.
Highway S0, Interstate 5 and State Highway 160 and the Business Loop of Interstate 80. Interstate 5 and
Highway 99 serve south Sacramento, while the main route of Interstate 80 runs north of the city core
between West Sacramento and Northeast Sacramento through a corridor of cammercial and industrial
growth.

The Sacramento Regional Transit District (RT) operates 80 bus routes and 26.9 miles of light rail covering a
418 square-mile service area. Buses and light rail run 365 days a year using 76 light rail vehicles, 258 buses
powered by compressed natural gas (CNG) and 17 shuttle vans.

The Department of Transportation maintains bikeways in Sacramento County. This maintenance includes
sweeping bike lanes to keep them free of debris, ensuring that bike lane markings are visible and that traffic
signal equipment is operational.

With regard to air service, Sacramento’s two civilian airports, Sacramento International Airport and
Sacramento Executive Airport, satisfy the area’s current air transportation needs and offers ample space for
future expansion. The International Airport, located in the northwestern part of Sacramento, is only fifteen
minutes away from downtown and the State Capitol facilities. The Sacramento Executive Airport, situated in
the southwestern portion of the city, is home to more than 20 major corporate and government tenants.
Sacramento also provides bulk transportation through its shipping channels and two railroad systems, the
Southern Pacific and Union Pacific Railroads.

Government
Incorporated cities control land use policy through the use of zoning laws and general plans. Additionally,
support services are provided such as schools, police and fire protection, and construction and maintenance
of local roadways. Unincorporated areas within the region are subject to the land use policies established by
the local county. County governments also provide some public services including local public transportation

In general, cities and counties within California have some of the most restrictive land use and growth
controls in the country. As a result, development costs are high and fewer projects are constructed. In
addition, activism by the general public and various special interest groups can have a significant impact on
the length of the entitlement process as well as the scope of the project. Local residents can have a major
impact on a development proposal with opposition that is often based on issues such as increased traffic
congestion, increased burden on local schools, view impairment, and open space reduction. Environmental
groups often play an opposition role in the development process with concerns for endangered animal
species, rare indigenous plants, air quality, and wetland reduction.

Proposition 13 limits the amount of real estate taxes that a local government can levy, so local municipalities
have less revenue with which to provide basic infrastructure and services. As such, responsibility for public
facility improvements is increasingly shifted to the developers of any new project. The means of financing
includes impact fees, hook-up charges, and permit fees. Land dedication for open space is also commonly
required, which reduces a project’s profitability and raises costs to the purchaser(s). Further, in the
development of new subdivisions, assessment bonds provide the financing for needed infrastructure
construction or services such as school and fire district creation. Assessment bonds repayment is attached to
each developed site within the assessment bond district either for a defined period (typically 20 to 30 years)
or in perpetuity. These assessment bonds are collected along with real property taxes and can substantially
increase the annual cost of ownership.

JOSEPH J.BLAKE AND ASSOCIATES, INC.
REAL ESTATE VALUATION AND CONSULTING 17



Roseville Civic Plaza

18-117-11 AREA ANALYSIS

Environmental _
The most powerful geographic influence is exerted by the earthquake fault zones that lace the region. in
1989, the Loma Prieta earthquake caused heavy damage along the San Francisco Bay Area Peninsula as well
as the East Bay. This earthquake was the most serious one to affect the San Francisco area since 1906. Despite
the physical damage to buildings and infrastructure caused by the earthquake, the economy of the region
suffered no significant long-term consequences.

The Alquist-Priolo Earthquake Fault Zoning Act was passed in 1972 to mitigate the hazard of surface faulting
to structures for human occupancy. Surface rupture is the most easily avoided seismic hazard. In accordance
with the law, local agencies must regulate most development projects within the earthquake fault zones.
Before a project can be permitted, cities and counties must require a geologic investigation to demonstrate
that proposed buildings will not be constructed across active fauits. Typically, a structure for human
occupancy must be set back 50 feet from a fault. This Act only addresses the hazard of surface fault rupture
and is not directed toward other earthquake hazards. Strong shaking causes most of the damage during an
earthquake. However, secondary hazards such as landslides and liquefaction can cause heavy damage.
Liquefaction occurs when water-saturated sandy soil is shaken and temporarily cannot support buildings or
other heavy structures. The 1989 Loma Prieta earthquake caused extensive liquefaction-related damage in
San Francisco’s Marina District. The Seismic Hazards Mapping Act was passed in 1990 to address non-surface
fault rupture earthquake hazards, including liquefaction and seismically induced landslides. The Act requires
that site-specific geotechnical investigations be performed prior to permitting most urban development
projects within the designated hazard zones.

Although Sacramentoc County is not located in the Alquist-Priolo Earthquake Fault Zones as of May 1, 1999,
it is important to note that many areas in California are subject to occasional seismic activity.

AREA DEMOGRAPHIC AND INCOME DATA
The following data was obtained from MOODY’S ANALYTICS Précis® LS. Metro West, November 2017. The
full report is located in the Addenda, and contains additional information about the social, economic,
governmental and environmental forces that influence value.

z Moody's Source for Charts :

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
Gross metro product (CO3S bil) 105.7 1073 1054 112.3 117.0 1207 1238 1270 1297 1314 1356 1400
% change 0.26% 1.47% 1.93% 2.66% 4.19% 3.14% 259% 255% 2.16% 1.34% 3.19% 3.24%
Total employment {ths) 3290 B46.S 869.0 Ba95 91727 950.1 865.1 981.2 989.8 9917 9939 1,0132
% change {D.26%) 2.11% 2.66% 2.36% 3.16% 3153% 158% 167% 0.87% 0.20% 0.83% 1.33%
Unemployment rate (%} 11.68% 10.21% BSS5% T.08% 582% 523% 4.73% 434% 435% 5.18% 561% 5 58%
Personal income growth (%) 570% 4.49% 3.01% 6.22% 7.52% 3.84% 3.53% 3.B6% 4,49% 4.36% 4.62% 4.75%
Median household Income ($ ths} 56.1 563 58.0 60.0 623 641 653 67.3 69.5 715 736 758
Populatian {ths} 2,174 8 219317 22146 2,2404 2,267.6 2,296.4 2,311.2 232313 2,3364 23500 23649 2,3827
% change 0.34% 0.87% 095% 117% 1.21% 127% 0E4%N 052% 057% 0.58% 0.63% 0.75%
Single-family permits {#) 18730 2,848.0 1,539.0 36940 51750 56,1350 65272 7,4B32 9,7568 11,0659 119338 12,1663
Multlfamily permits (#) 618.0 560.0 650.0 4650 1,0090 1,069.0 18212 5094 76B.6 1,026.4 13980 1,6254
FHFA house grice {199501+100 $15331 515438  S$1B136  $20444 $21802 523522 $25930 $2B115  $29840 531076 $32070  §33019

Source: MOODY'S ANALYTICS Précis® U.S. Metro West, November 2017
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Historic Population Growth (ths) Projected Population Growth (ths)
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Lo il CONCLUSION =3
Sacramento-Roseville-Arden-Arcade will get its act together soon, but job growth will be on par with rather
than exceed the U.S. average in the near term. Healthcare will lead the way, with housing also contributing

more than it does elsewhere thanks to strong population trends. Longer term, Sacramento will excel thanks
to relatively low costs and strong demographics.
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NEIGHBORHOOD MAP
Westfield Galleria :
at Roseville O o 5?1? 50
£ §
i
© Mahany Park Dave & Buster's @ = 3
3 H ©
5 M
S A Roseville Golfland
o 5 Sierra View Country Club @ o Sunsplash =
Sg‘\’ & H ot
§ 5 % John's Incredible Merandt®
& Rosevi Fizza Company =
Baseline Rd Maln St
Century Roseville 14 @
Conlral Ave

&5
& & Walmart Supercenter© o

\*.
Denio's Farmers o & o Kai -
Vineyard Rd . Kaiser Permanente
Market & Swap Meet Roseville Madical Center

0“-} <>
& &

A T 5

ks 2 a Maidu
& > Regional Park
= 1]
-

PFE Rd Cubyway Citby Way 8g
"dJ"ap
ougle ; 50} Map data €2018 Google
INTRODUCTION

A property is an integral part of its surroundings and must not be treated as an entity separate and apart
from its surroundings. The value of a property is not found exclusively in its physical characteristics; physical,
economic, political and sociological forces in the area interact to give value to a property. In order to
determine the degree of influence extended by these forces on a property, their past and probable future
trends are analyzed. Therefore, in order to form an opinion of the value of a property, an analysis is made of
the area in which the property under study is found. This area is referred to as a neighborhood.

A neighborhood can be a portion of a city, a community or an entire town. It is usually an area which exhibits
a fairly high degree of homogeneity as to use, tenancy and certain other characteristics. Homogeneity is a
state of uniform structure or composition throughout. Therefore, in real estate terminology, a homogeneous
neighborhood is ene in which the property types and uses are similar. A neighborhood is more or less a
unified area with somewhat definite boundaries. As a neighborhood's boundaries serve to limit the physical
area that exerts germane influences on a property's value, the boundaries may indeed run concurrent with
variations in prevailing land uses or physical characteristics.

LOCATION & ACCESSIBILITY
The subject property is located in Downtown Roseville, Placer County, California. Roseville is situated
northeast of Sacramento along the Interstate Highway 80 corridor. The subject site has access from S Grant
Street and Dak Street, both accessed by Vernon Street and Riverside Avenue north of 1-80.

DEVELOPMENT
The prevailing land uses within this area are commercial — office and retail as well as public uses, There was
no new development was observed in the immediate vicinity of the subject site. Reportedly, The fire station
to the south of the subject site and the old post office building to the north of the subject site are to be
redeveloped into a multi-family properties in the coming years, but no permits have been issued.

JOSEPH J. BLAKE AND ASSOCIATES, INC.
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___ DEMOGRAPHICS L |
The Site To Do Business is a service that provides demographic data, including historical, current and
forecasted population estimates for a specified region. Patterns of development, density and migration are

reflected in the population estimates. A survey of the subject area's population and growth rate is
summarized in the following charts, followed by a map of the surveyed area.

S Demographis ]
| 2017

- — — — s - - —2022 —— —
Summary | lmile  3mile  Smile | 1mile 3mile  5mile
Population 14,734 107,719 302,806 | 15,271 112,538 318,429
Households 5,866 41,507 111,836 6,090 43,430 117,438
Families 3,472 27,581 78,041 3,604 28,778 81,888
Average Household Size 244 2.57 2.69 2.44 257 2.70

Owner Occupied Housing Units : 2,685 23,246 71,130 2,777 24,065 74,448
Renter Occupied Housing Units | 3,181 18,261 40,705 3,313 19,364 42,990

Median Age i 373 369 375 | 382 376 380
Population by Age | 1mile 3 mile Smile | 1mile 3 mile 5 mile
0-4 6.7% 6.1% 6.1% | 6.7% 6.2% 6.2%
5-9 6.2% 6.1% 65% | 6.0% 59% 6.3%
10-14 5.9% 6.4% 6.8% 5.9% 6.1% 6.5%
15-19 5.6% 6.3% 65% | 5.5% 5.8% 6.1%
20-24 6.7% 6.9% 64% | 6.2% 6.3% 5.6%
25-34 | 15.6% 15.6% 14.3% | 15.2% 159% 14.9%
35-44 13.1% 12.9% 13.0% 13.7% 13.9% 13.8%
45-54 12.2% 13.0% 13.5% 11.6% 11.6% 12.0%
55-64 ‘ 12.0% 12.5% 12.3% | 11.6% 12.2% 12.2%
65-74 8.0% 8.1% 8.1% 9.2% 9.2% 9.2%
75-84 | 4.6% 3.9% 4.3% 5.2% 4.8% 5.0%

8se | as% aam  22% | 33%  2a%  22%
Households by income | 1mile 3 mile Smile | 1mile 3 mile 5 mile
<$15,000 12.40% 7.70% 7.00% [ 12.80% 8.10% 7.40%
515,000 - $24,999 9.40% 7.30% 6.90% 9.20% 7.20% 6.80%
525,000 - $34,999 | 11.10% 8.10% 730% | 10.30% 7.60% 6.80%

535,000 - 549,999 | 19.10% 12.50% 11.70% 17.10% 11.00% 10.20%
550,000 - 574,999 | 18.80% 19.30% 17.70% 16.90% 16.70% 15.10%
$75,000 - 599,959 | 13.00% 14.60% 15.00% 13.60% 14.30% 14.40%
$100,000 - $149,999 10.50% 16.40% 18.00% 12.80% 18.30% 19.50%
$150,000 - $199,999 3.60% 8.40% 9.20% 4.70% 9.90% 10.90%
$200,000+ 2.00% 5.80% 7.30% 2.50% 7.00% 8.90%
Median Household Income | 47,716 $66,691 $73,758 | $50,539 573,821 $80,223
Average Household Income 562,609 587,753 $94,626 | 570,598 598,678 $107,029
Per Capita Income | $26,440 $34,142  $35,163 | $29,692 $38,389  $39,660

Source: Site To Do Business
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Trends: 2017 - 2022 Annual Rate
AmileRadius ~  Area State National
Populaticon 0.72% 0.84% 0.83%
Households 0.75% 0.77% 0.79%
Families 0.75% 0.77% 0.71%
Owner HHs 0.68% 0.67% 0.72%
Median Household Income 1.16% 2.66% 2.12%
3mileRadius ~  Area State Natiopal
Papulation 0.88% 0.84% 0.83%
Households 0.91% 0.77% 0.79%
Families 0.85% 0.77% 0.71%
Owner HHs 0.69% 0.67% 0.72%
Median Household Income 2.05%  2.66% 2.12%
5 mile Radius B _Area State National
Population 1.01% 0.84% 0.83%
Households 0.98% 0.77% 0.79%
Families 0.97% 0.77% 0.71%
Owner HHs 0.92% 0.67% 0.72%
‘Median Household Income 1.69% 2.66% 2.12%
Source: Site To Do Busingss
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e UFECYCLE
A neighborhood’s life cycle usually consists of four stages:
e Growth - a period during which the neighborhood gains public favor and acceptance
»  Stability - a period of equilibrium without marked gains or losses

¢ Decline - a period of diminishing demand

e Revitalization - a period of renewal, redevelopment, modernization, and increasing demand
Source: The Appraisal of Real Estate, 14th Edition

From a general examination, it appears that the neighborhood is in a period of healthy stability.

The neighborhood is expected to remain stable for the foreseeable future,

NEIGHBORHOOD ANALYSIS CONCLUSION
In conclusion, the neighborhood has a good demographic profile and the area has a strong employment base
conducive to some good draw. This area is located adjacent to or proximate to thoroughfares which provide
easy access to the surrounding population. This population has a good income profile with household income
levels slightly above national averages. There is little vacant land within a few miles, though underutilized
sites can and are being redeveloped. Overall this is a good area that is experiencing increasing demand for

product types like the subject as the office sector has experienced strong market fundamentals over the last
three years.
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MARKET ANALYSIS S

The followmg information was complled from pt publlshed sources and is used in COnle‘ICt!OI‘I with pnmary and
secondary data to analyze the market trends impacting the value of the subject property

NATIONAL SUBURBAN OFFICE MARKET PWC
According to the PwC Real Estate Investor Survey, ath Quarter 2017;

Overall vacancy held relatively steady for the national suburban office market in the third quarter of
2017 compared to a year ago as more areas are reporting year-over-year declines in vacancy rather
than increases. Specifically, overall vacancy was 13.7%, as per Cushman & Wakefield.

While a few surveyed investors list steady leasing activity and generally low levels of new
construction as reasons for this market’s stability, another states that the trend of repurposing older
office product into other uses is helping to maintain vacancy and even lower it in certain areas.

Nevertheless, occupancy and retaining tenants remain top concerns for owners of suburban office
product. “Keeping assets stabilized and determining the future space needs of tenants are priorities,”
says an investor.

Tracking tenant trends has been difficult for many suburban office property owners over the past
few years as the workforce and employers showed a greater preference for downtown locations.
Now, it appears the pendulum is starting to swing in favor of the suburbs again as suburban landlords
upgrade office parks to include amenities like food trucks, concert venues, and coffee lounges, which
mimic urban life and appeal to an aging, family-forming millennial population. {pg. 27)

Key Survey Stats
National Suburban Office Market
Fourth Quarter 2017

Current Quarter  last Quarter
Tenant Retention Rate 40.0%-75.0% 40.0%-75.0%
Average 63.00% 63.00%
Months of Free Rent (10-yr lease) 0-15 0-18
Average 6.0 8.0
% of participants using 88.00% 88.00%
Market Conditions Favor
Buyers 43.00% 38.00%
Sellers 0.00% 12.00%
Neither 57.00% 50.00%

Source: PwC Real Estate Investor Survey, 4th Quarter 2017
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National Market Yield Rates for Real Estate Investments
National Suburban Office Market
Fourth Quarter 2017
Current Quarter  Last Quarter Year Ago
Discount Rate (IRR} 6.00%-12.00% 6.00%-11.50% 5.75%-10.00%
Average 8.34% 8.03% 7.59%
Overall Cap Rate (OAR} 4,20%-10.00% 5.00%-10.00%  4.50%-9.00%
Average 6.72% 6.69% 6.43%

Residual Cap Rate 6.00%-11.50%

5.75%-11.50%

5.50%-10.00%

Average 7.61% 7.42% 7.28%
Market Rent Change Rate  0.00%-5.00% 0.00%-5.00% 0.00%-5.00%
Average 1.86% 2.00% 2.25%
Expense Change Rate 0.00%-4.00% 0.00%-4.00% 2.00%-4.00%
Average 2.68% 2.72% 2.91%
Marketing Time Range 1-12 months 1-12 months 3-12 months
Average 6.5 6.0 6.1

Source: PwC Real Estate Investor Survey, 4th Quarter 2017
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NATIONAL SUBURBAN OFFICE MARKET - REALTYRATES.COM
According to the RealtyRates.com Investor Survey, 4th Quarter 2017, the following tables summarize
prevailing mortgage terms and resulting built-up overall capitalization rates (OAR's) via debt coverage ratio
and band of investment techniques, together with OAR's from consummated transactions as reported by
survey respondents based on actual net operating income (NOI} exclusive of reserves and actual sales price
exclusive of deferred maintenance. These data are for Class A and B properties nationwide. Mortgage terms
and equity dividend rates are likewise national rates as reported by survey respondents.

RealtyRates.com Investor Survey

Office - All Types

Fourth Quarter 2017
Item Input OAR
Minimum
Spread Over 10-Year Treasury  1.02%
Debt Coverage Ratio 1.15 |DCRTechnigue 1.15 x 0.04456 x 0.90 4.61%
Interest Rate 3.23% |Band of Investment Technique
Amortization 40 Mortgage 90% x 0.044564 = 0.040108
Mortgage Constant 0.044564 |Equity 10% x 0.075949 = 0.007585
Loan-to-Value Ratio 90% |OAR 0.040108 + 0.007595 4.77%
Equity Dividend Rate 7.59% |Surveyed Rates 453%
Maximum
Spread Over 10-Year Treasury  6.29%
Debt Coverage Ratio 2.15 |DCRTechnique 2,15 x 0.11817 x 0.50 12.70%
Interest Rate 8.50% |Band of Investment Technique
Amortization 15 Mortgage 50% x 0.118169 = 0.059084
Mortgage Constant 0.118169 | Equity 50% x 0.161022 = (0.080511
Loan-to-Value Ratio 50% |OAR 0.059084 + 0.080511 = 13.96%
Equity Dividend Rate 16.10% |Surveyed Rates 13.26%
Average
Spread Over 10-Year Treasury  3.16%
Debt Coverage Ratio 1.65 |DCRTechnique 165 x 0.067122 x 0.725 8.03%
Interest Rate 5.37% {Band of Investment Technique
Amortization 30 Mortgage 73% x 0.067122 = 0.048663
Mortgage Constant 0.067122 |Equity 28% x 0.122739 = 0.033753
Loan-to-Value Ratio 725% |[OAR 0.048663 + 0.033753 8.24%
Equity Dividend Rate 12.27% |Surveyed Rates 9.61%

Source: RealtyRates.com Investor Survey, 4th Quarter 2017
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RealtyRates.com Investor Survey
Office - Suburban
Fourth Quarter 2017
Item Input OAR
Minimum
Spread Over 10-Year Treasury  1.02%
Debt Coverage Ratio 1.15 |DCRTechnique 1.15 x 0.044564 x 0.90 = 4.61%
Interest Rate 3.23% |Band of Investment Technique
Amaortization 40 Mortgage 90% x 0.044564 = 0.040108
Mortgage Constant 0.044564 |Equity 10% x 0.075945 = 0.007595
Loan-to-Value Ratio 290% |OAR 0.040108 + 0.007585 = 4.77%
Equity Dividend Rate 7.59% |Surveyed Rates 4.53%
Maximum
Spread Over 10-Year Treasury  5.14%
Debt Coverage Ratio 190 |DCRTechnique 1.90 x 0.110221 x 0.60 = 12.57%
Interest Rate 7.35% |Band of Investment Technique
Amartization 15 Mortgage 60% x 0.110221 = 0.066133
Mortgage Constant 0.110221 |Equity 40% x 0.149022 = 0.059609
Loan-to-Value Ratio 60% |OAR 0.066133 + 0.059609 = 12.57%
Equity Dividend Rate 14.90% |Surveyed Rates 11.85%
Average
Spread Over 10-Year Treasury  3.08%
Debt Coverage Ratio 153 |DCRTechnique 1.53 x 0.06907% x 0.75 = 7.90%
Interest Rate 5.29% |Band of Investment Technique
Amortization 28 Mortgage 75% x 0.06907% = 0.051809
Mortgage Constant 0.069079 |Equity 25% x 0.108832 = 0.027208
Loan-to-Value Ratio 75% |OAR 0.051809 + 0.027208 = 7.90%
Equity Dividend Rate 10.88% |Surveyed Rates 8.90%

Source: RealtyRates.com Investor Survey, 4th Quarter 2017

The following tables summarize discount and equity dividend rates reported by survey respondents. In all
cases, rates were derived from Class A and B properties nationwide and are exclusive of reserves. Note that
"Recapitalizations" refers to re-financing under current use.

RealtyRates.com Investor Survey
Office - Discount Rates

Fourth Quarter 2017
New Development Acquisitions Recapitalizations
Property Type  Min. Max. Avg. Min. Max. Avg. Min. Max. Avg.
Office 6.27% 1531% 11.62% 5.46% 13.32% 10.11% 6.21% 15.16% 11.50%
Suburban 6.27%  14.05% 1092% 546% 12.22% 9.50% 6.21% 1391% 10.82%
CBD 7.32% 1531% 1181% 636% 13.32% 10.28% 7.24%  15.16% 11.70%
Medical 7.45%  1531% 10.80% 6.48% 13.32% 9.40% 7.37%  15.16% 10.70%

Source: RealtyRates.com Investor Survey, 4th Quarter 2017
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RealtyRates.com Investor Survey
Office - Equity Dividend Rates

Fourth Quarter 2017
Property Type Min. Max. AvE.
Office 7.59% 16.10% 12.27%
Suburban 7.59% 1490% 10.88%
CBD 7.79% 16.10% 11.53%
Medical 7.69% 1550% 11.21%

Source: RealtyRates.com Investor Survey, 4th Quarter 2017

The following tables summarize sales, income, occupancy, and operating expense data, as well as relevant
rates and ratios, for class A and B office properties in the continental U.S. Office properties are multi-tenant
only. Operating expenses do not include reserves for repairs and replacement.

Note that the cap rates provided are based solely on average market-wide operating fundamentals and sales
prices. As such, while they are analogous to “as is” rates, they should be used with caution. In addition, due
to rounding, “% Change” may be slightly positive or negative although no change is indicated.

RealtyRates.com Market Survey
Nationwide - Class A & B Office Buildings

Fourth Quarter 2017
302017 2Q2017 % Change

CBD Suburb CBD Suburb CBD Suburb
Operating Data
Income
Asking Rent $27.22 523.46 $26.87 $23.16 1.3% 1.3%
Effective Rent 52228 $19.17 52201 $18.95 1.2% 1.2%
Other Income $1.11 $0.96 $1.10 $0.95 1.2% 1.2%
Total Income $23.40 $20.13 $23.11 $19.90 1.2% 1.2%
Vacancy Rate 11.9% 12.1% 12.0% 12.3% -0.8% -1.8%
Effective Gross Income (EGI) $20.61 $17.69 $20.34 517.44 1.4% 1.4%
Expenses
Total Expenses $10.58 $9.42 510.53 $9.38 0.4% 0.4%
Expense Ratio 51.31% 53.21% 51.78% 53.75% -0.9% -1.0%
Net Operating Income (NOI) $10.04 $8.28 $9.81 $8.07 2.3% 2.6%
Investment Data
Average Sale Price s112 595 5110 592 2.2% 2.8%
Overall Cap Rate (OAR} 8.9% 8.7% 8.9% 8.7% 0.1% -0.2%
Gross Rent Multiplier (GRM) 5.04 495 4.99 4.87 1.0% 1.6%
Effective Gross Income Multiplier (EGIM) 5.45 5.36 5.4 5.29 0.9% 1.3%

Source: RealtyRates.com Market Survey, 4th Quarter 2017
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COSTAR SACRAMENTO OFFICE MARKET REPORT (1Q2018)

12 Mo Daliveries in SF 12 Mo Nat Absorptlon In BF Vacancy Rate 12 Mo Rent Growth

1K 1.6 M 9.7% 5.4%

Sacramento’s office market has benefited this cycle from job growth largely outpacing the national average,
limited new inventory, and steady demand. As a result vacancy has touched single-digits and is about in line
with the national average. Rent growth has also benefited from these dynamics, as gains have been among
the strongest in the nation. While investment activity hasn't neared its levels from the previous cycle, volume
in 2017 topped $1 billion for the second year in a row, and sales in 2018 got off to a hot start with the trade
of one of the most prominent office assets in the metro.

KEY INDICATORS
Gurrent Quartar RBA Vacancy Rate O AMIS  uuuiyniinypary MetABIOBHON  ogygny gr  UNder
485 Star 29,875,820 74% 5250 93% 188 852 0 256,800
3 Star 44.765,058 10.2% 5184 138% 46.261 0 412,092
1 &2 Star 28246 837 112% 5152 128% 40,558 o 0
Market - 102,687,615 B7% $1.94 122% 275471 0 688,892

: ; : Historcal Forscast

Annual Trends 12 Month Average Aversge Paak When Trough When
Vacancy Change (YOY) -1.5% 12 4% 10.2% 16.8% 2011 Q2 B.1% 2000 02
Nei Abscrption SE 18M 1,271,961 £98 894 4415778 2005 Q4 {863.240) 201101
Detiveries SF 71K 1,535 480 1.017.848 3681547 2001 Q3 20,606 201504
Rent Growth 5.4% 13% 26% 10.3% 2001 Q2 91% 2009 Q3
Sales Volume $1.3B $680.8 M A $208 2007 Q2 S1711 M 2000 21

Source: Costar

3 = Léasing
As California’s state capital, Sacramento has an office market dominated b_y the government sector. Virtually
all of the largest tenants here are government entities, including the California Environmental Protection
Agency, CalPERS, the State of California Franchise Tax Board, and CalSTRS. Medical and technology-related

tenants also occupy significant chunks of space, among them Centene, Hewlett Packard Enterprise, Intel, and
Sutter Health.

As home to the California State Capitol building, Downtown is the preferred submarket for government
tenants, and the Highway 50 Corridor Submarket, the second-largest office submarket in the metro behind
only Downtown, draws interest as well. Corporate tenants often locate in Roseville/Rocklin, one of the more
affluent Sacramento submarkets. Despite the presence of government to buttress demand, the metro
struggles with persistently high vacancies-—the long-term vacancy rate here is around 13%. But the figure
has decreased steadily this cycle and was in single digits as of March 2018, well below the historical average.
Vacancy is also about on par with the national average, a circumstance not typically seen in Sacramento. At
the peak of the last cycle, vacancy here was around 100 basis points higher than the national mark, and the
spread only increased over the next several years. However demand has been positive each year since 2012,
and the supply pipeline is quite dry. In fact, construction has been limited this entire cycle—since 2010, well
under two million SF of new inventory has come on line. This is in stark contrast to the previous cycle, when
more than 11 million SF of new office space delivered from 2005-09. And in conjunction with the construction
of the Golden 1 Center arena, about 100,000 SF of vacant office space was demolished.
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A major medical center is coming to Downtown Sacramento. The Sacramento Corporate Center was acquired
by Kaiser Permanente for $40 million in an REO sale in December 2014. The 198,000 SF office building had
one tenant, sitting nearly vacant for years as a victim of the housing bust. Kaiser Permanente is redeveloping
the building into medical offices, and the project is expected to deliver in the first half of 2018. Longer term,
the presence of Kaiser Permanente will provide another employment sector with strong job growth for
Downtown offices to draw on.

Furthermore, previously noted Centene, a St. Louis-based health insurer, is in talks to locate a new regional
headquarters in Sacramento. The City of Sacramento approved a $13.5 million incentive package for Centene
in November, and it is expected that the company would occupy more than one million SF on 70 to 80 acres.
A final decision by Centene is expected in 1802.

NET ABSORPTION, NET DELIVERIES & VACANCY
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Rent
Rent growth in Sacramento is not only strong on a historical basis, but also garnering national attention. After
years of negative or minimal gains, growth accelerated in 2015 and as of 18Q1, year-over-year gains
continued to show signs of overall strength, significantly outperforming the metro’s tepid historical average.
Furthermore, rent growth in Sacramento is also among the strongest in the nation, and about 400 basis points
above the U.S. average, as steady demand and few inventory additions have allowed landlords to push rents
at levels that have typically been unobtainable here. Recent gains have been especially strong in
Roseville/Rocklin and select suburban submarkets, with each benefiting from vacancy rates that are below
the metro average. The average asking rent in Sacramento was only about 5% less than the prerecession
peak as of March 2018, The Downtown Submarket easily offers the highest rents in the metro, at about a
25% premium to the Sacramento average. While Downtown has the largest amount of office inventory in the
metro, virtually half its product is 4 & 5 Star-rated, a category that has consistently posted positive demand
metrowide. Vacancies Downtown are also trending below the Sacramento average-—while government is
one of the main drivers of office activity there, the submarket also attracts consistent demand from corporate
users and professional services, including law firms.

Asking rents in Sacramento are a relative bargain compared to those in the Bay Area. The average rent in the
metro is about 60% less than San Francisco, more than 30% less than East Bay, and offers around a 50%
discount to San Jose,

ASBKING RENT GROWTH (YOY)

12%
10 %
8%
&%
4%
2%
D% V 4
an 2

4% 7
6%

.8%|l]lll!l!llllllll!llllll { W N [ N TN N T I I N N NN T O S 1
1 ¥ L | ¥ T ¥

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

Forecast

M Sacramento 3 Star I Sacramento 4-5 Star [l Sacramento United Siates

Source: Costar

JOSEPH J. BLAKE AND ASSOCIATES, INC.
REAL ESTATE VALUATION AND CONSULTING 33



Roseville Civic Plaza

18-117-11 MARKET ANALYSIS

GROSS ASKING RENT PER S8QUARE FOOT
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4 & 5 STAR EXPENSES PER SF (ANNUAL)

Market i Clustar Utlitien Cleaning Insurance Taxes Other Total

Sacramanto $055 $1.22 S061 5228 | §354 $3.20
_ ElDoradoCounty | §064 |  $118 | $052 | S215 | 5280 5740
" gwaySoComdor | soss | sz | soa2 | sa16 | sam | s
" Placer County s [ s | soss [ ste0 | s | sm
“SacramentoCounty | 3061 | $14 5070 s252 | sas w2
YolaCounty | soss | s126 | s0s5 | s288 s34 70

Expenses are ashmatad using NCREIF, Trepp, IREM ang CoStar ¢ata usng the Naroweat poastie geographical defintacn from 2ip Code 1o region.

3 STAR EXPENSES PER SF (ANNUAL)

Marhat f Cluatar Udiitles Cleaning tnsurance Taxes Othar Total
Sacomento [ sost | ston | sba2 | 206 | Si89 | $K79
El Dorado County | soss 5094 $0.34 $1.82 $1.51 $5.22
Highway 50 Corridor | s038 | soss | s031 §177 | si08 $4.40

_ PaceCowwy | s | si07 | s020 | sa14 | sis 7
Sacramento County $052 $1.02 | 039 207 5218 $8.18
“Yolo County : 1 sosa $098 $028 | 257 | s128 | %687

Expensas are esumalad uung NCREIF, Treep, IREKS, and CoStar cata using the narowest posstie geographical dafniscn from 2ip Cocs 1 fegion.

Source: Costar

Construction "ol
Construction has been very limited this cycle, with office stock growing by little more than 1% since 2010. By
contrast, the metro gained more than 12% of new inventory from 2005-09. Development has had a bit of an
uptick of late, as four projects totaling nearly 700,000 SF were under construction as of March 2018, One of
the most significant projects under construction is a build-to-suit in the Roseville/Rocklin Submarket for
Adventist Health. The 242,000 SF property will serve as the new corporate headquarters for the hospital
management company, with completion expected to take place in the second half of 2018.
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The most recent project to deliver in Sacramento was a build-to-suit for Pacific Gas and Electric Co. The
60,000 SF building, located in the Outer Yolo County Submarket , completed construction in June 2017. In
order to keep the metro's lone professional sports franchise from heading to Seattle, the city agreed to build
a $448 million arena at Downtown Plaza. The Golden 1 Center—the new home of the Sacramento Kings—
opened just in time for the 2016-17 NBA season. Officials continue to hope that relocating the team to
Downtown from the Natomas/Northgate Submarket will help to revitalize the area and further foster a
live/work/play environment. As it stands now, recent development in the area has been focused on
residential and retail, and ground-up urban development has been light with the exception of Kaiser
Permanente’s renovation across from the arena.

One project underway in Midtown is the Ice Blocks redevelopment. Delayed because of a fire in 2015, it
includes nearly 140,000 SF of office plus retail and apartments and is set to deliver in 2018.
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Under Construction Properties

Sacramento Office

Properties Square Fast Percent of Inventory Praleased

7 668,892 0.7% 80.2%

UNDER CONSTRUCTION PROPERTIES

e

@ WRpaby

Source: Costar

UNDER CONSTRUCTION

Property Name/Address Rating Blag 8F Storlaa Suarn Compiste  Developer/Owner

4 (591N Sunrise Avo % % Wk | 242,000 5 Jun-2017 | Aug-2018

Adventist Heaith

Kalser Pormanenio
2 1001 Riverside Ave e v Y A e | 184000 5 Sep-2017 | Oct-2019 |-

Ico Shop

Hellar Pacific, Inc
* 4 2017 -201
G10R St * & % + | 138,850 Apl-201 May-2018

Heller Pacific, Inc

Dignity Health Medical F.., : Panattoni Devalopment Company...
4 | oisenbackin & Fourtalit % % % & | 68000 3 Jun-2017 | Jan-2018 |

Innovation Ctr At Tho Cr... -
& o010 Ramona Ave ok o dp | 11,242 1 Jun-2017 | Juk2018 |

Olfico :
1 17 K
€ 262 Gibson Dr * ok ok & | 7400 Dec2017 | Jul2018 |°

7 258 Glbson Dr * A * &k 7,400 1 Dec-2017 | Jul-2018 Glimeher Ventures Southwest

Source: Costar
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Sales
The Sacramento metro receives its share of investment activity, with yearly sales volume historically
averaging more than $600 million. Buyers from the metro dominate sales, with few examples of investors
venturing in from other areas of the country. Compared to the last cycle investment here has been light, but
volume in 2017 topped 51 billion for the second consecutive year and only the second time this cycle.
Investment in 2018 is off to a fast start with two significant deals.

In January, San Francisco-based Shorenstein Properties acquired the U.S. Bank Tower, one of the tallest
buildings in the metro, for approximately 5161 million {$439/SF). The seller, David S. Taylor Interests Inc.,
was the developer of the project, and Taylor owned it in a joint venture with Britannia Pacific Properties. The
5 Star 25-story office tower, located in the Downtown Submarket, measures 366,821 SF and delivered in
2008. CoStar Group, the State Auditors Board, and U.S. Bank are among the assets office tenants, while
ground floor retail tenants include Morton’s Steakhouse. The deal marks Shorenstein’s first investment in
Sacramento in many years.

And in February, a wholly-owned subsidiary of New York Life Real Estate investors paid $44.5 million
($261/SF) to acquire 770 L St., a 4 Star 170,000 SF asset located in the Downtown Submarket. The property
was reportedly 98% occupied and was sold by a joint venture between PB&J Acquisitions and AMP Capital
Investors. A number of government entities occupy space in the building, including the Public Utilities
Commission and the State Public Defender. The seller originally acquired the property in 2013 for $29.4
million ($173/5F).

While there were a few exceptions, many of the recent trades took place in prominent suburban office nodes,
such as the Highway 50 Corridor and Roseville/Rocklin. One notable example is Hewlett Packard’s May 2017
sale-leaseback of its five-building, nearly 800,000 SF campus in the Roseville/Rocklin Submarket. San
Francisco-based companies Farallon Capital Management and Strada Investment Group acquired the asset
for $105.1 million {$132/5F) at a reported firstyear pro forma cap rate of 10.4%. Hewlett Packard is expected
to vacate one of the assets in the second year, reducing the second- to fifth-year pro forma cap rate to 8%.
Hewlett Packard sold the asset as a result of a corporate decision not to be an owner of real estate. The site
includes 400,000 5F of development rights.

The average sale price in the metro is typically around $2.5 million, and one recent example of this type of
deal is the November 2017 trade of 2620 21st St., located in the South Sacramento Submarket. Cathay
Mortuary acquired the 2 Star 10,000 SF building from a private individual for $2.6 million ($262/SF) at a
reported cap rate of 7.8%. The property was 100% leased at the time of sale to several local tenants. The
seller originally purchased the asset in 2006 for $1.35 million ($136/SF).
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Sales Past 12 Months
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SALE COMPARABLE LOCATIONS
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SALE COMPARABLES SUMMARY STATISTICS

Sales Attributes Low Averege Madlsn High

Sale Price $140,000 $5,320.214 ' 51,436,639 £161,000,000
Prica Per SF - $42 ' $183 - $173 §1,249

Cap Rate | 40% ' 6.6% ' 6.5% 10.4%

Time Since Sala in Manths - i 01 Zi .62 ] 6.1 i 12.0
Property Attributtas Low Average Macdian High
Bullding SF ! 884 21,852 £.361 | 463,555
Stories 1 | 2 1 25
Typical Floor SF | 2 | 105 ! 563% | 160000
Vacancy Rate At Sale 0% ' 15.6% 0% 100%

Year Built 872 ' 1979 1983 2020

Star Rating *hhkhkhk | Ak hk25 | khk kA * 4 ok Kk

Source: Costar
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Sales Past 12 Months

Sacramento Office

RECENT SIGNIFICANT SALES

I Property Sala
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Economy

Momentum in job growth continues in the Golden State’s capital. While outsized recessionary losses and
subsequent subpar job growth left this market behind in the recovery, employment growth has largely
outpaced the national average since 2012. Professional and Business Services, as well as Leisure and
Hospitality, have been among the strongest growth sectors this cycle. But the Education and Health Services
sector has been the largest contributor to job growth since the bottom of the downturn, and total
employment in this sector is about 25% above its prerecession peak. Within the Professional and Business
Services sector, administrative and support jobs have benefited, because the metro’s low business costs
attract firms with backoffice operations. Expect modest gains in the longstagnant state and local Government
sector, by far the largest component of the metro’s workforce, and previously an anchor weighing down
recovery. Sacramento has the highest share of Government employment in the country. The category
constitutes 25% of all jobs in the metro, topping even Washington, D.C. in public sector employment.

Sacramento’s relative affordability remains one of its biggest draws. Population growth will likely average
around 1% over the next 10 years and is expected to outpace the national average. Household growth also
continues to far outpace the rate of single-family and apartment deliveries. In recent years, Bay Area
residents, as well as people in Los Angeles and San Diego, have shown interest in Sacramento to escape
exorbitant housing costs. According to Apartments.com, a CoStar company, Bay Area residents continue to
conduct the largest share of Sacramento apartment searches outside of metro residents. Growth will be
limited compared with that in the best markets. It's unlikely that Sacramento will benefit from outsized
growth in the near term unless the Government sector starts adding a significant number of jobs. Despite
California’s improving finances, the state is not likely to add many jobs anytime soon and will be hindered by
ballooning pension obligations over the longer term. However, the government has recovered all jobs lost
during the recession and the general fund has increased to an all-time high for 2017-18. Some of these funds
will go toward K-12 education and public universities, which will allow for the enrollment of more in-state
students.

Job growth in administrative and support services will continue, buoyed by lower business costs than in
nearby metros. Unfortunately, while Sacramento’s affordability can lead to growth in back-office operations,
this metro lacks the high concentration of well-educated workers needed for strong prospects in high-value-
add industries. Tech employment does exist in the metro, as Apple, Intel, Micron Technology, and Hewlett
Packard Enterprises each have operations here. Tech start-up’s have a presence as well, including some who
relocated from the Bay Area. However, Silicon Valley is only about 100 miles away and operates in an entirely
different world for attracting high-income, usually tech-oriented employment. Even though rents in
Sacramento are half of San Francisco’s, tech tenants are hesitant to relocate here because the Bay Area’s
venture capital firms, engineering schools, and entrenched culture offer better incentives.
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SACRAMENTO EMPLOYMENT BY INDUSTRY IN THOUSANDS
. Current Joha H Current Growth 10 Yr Historical I 5Yr Foracaat
NAICS Industry Jobs La Market us Markst us Market ua
Manufacturing 1] a7 0.5 | 043% D41% | 067% | -1 1_2% | -0e8% | -1:21%
Trade, Transportatton and Utilities ) 156 08 1.10% 0.96% 0.31% 036% 0.00% 0.31%
Retall Trade 102 1.0 | -003% 0.08% | 0.32% 023% 0.05% 0.30%
Financlal Activitles R AT 54 10 | 1.92% 063% | 0B4% | 024% 093% : 0.75%
Gavernmeni _ 240_ { 1_5 | 218% 013% | 007% @ -D04% 053% ] 0.48%
Haturat Resources and Mining o 01 -2042% | 753% | A71% | -069% - | -
Education and Health Sarvices | 155 | to 3.40% 1.74% | 2.73% 207% | 1._‘@% _ 1.27%
Professional and Business Services ) L E i jo_ 1.94% 2.42% 1.75% ! 1.45% 1.21% 1.555(_:
lt'lf_or_@au_on 13 0.7 1 -2.99% -031‘:- __-:':_’_91% -0.97% -0.14% 0.20%
Lelsure and Hospitality { 10‘9 |10 7.03% 208% 231& __'___1.76% i OBQ‘?_G__ | 1.20%
Other Senices 31 08 | 132% @ DA% | 048% | 043% | 008% | 041%
Total Employ_'mem 981 1.0 2.58% 1.28% 0.72% 0.85% 0.73% 0.82%
Sourca: Moody's Analytics
LO = Location Quotient
Source: Costar
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DEMOGRAFPHIC TRENDS
Current Level Current Change 10-Year Change Foruut- Ch;nge
Demographic Category Metro us. Matro us. Metro us Metro v,

) f’?pulaﬂon 2326710 I 327,389,984 06% | 07% 1.0% 08% | 0.7% 0.7%
Households b, 854 261 _4&7_35008 14% 0 B% 0.8% 08% 13% 1.1%
Madian Househaold Income $66683 | $60.238 2 1%:_ e _‘._’a 5% 1.2% 1.6% 1% A.0%
Labor Forca 1,087,715 | 161,323,334 1.68% 0.8% 0.4% 0§% 0.8% 08%
Unemployment . 43% | 49% 0.6% 0.6% 02% -0.1% - -

Source: Moody's Analylcs
Source: Costar
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Roseville Civic Plaza

T MARKET ANALYSIS
SUBMARKET INVENTGRY
Inveniory 12_ lal:mh.l.nmadn a [ Undat Construttion
No.  Submarkat Bidgs  SF{D00) % Market Rank Bldgs SF(000) Percem Rank Bidgs 5F (000) Percent Rank
1 | Aubumilineoln 264 | 2041 | 20% | 16 | © o | o% | - 0 . . 5
2 | Campus Commons 98 1,572 15% | 19 0 0 0% - 0 . - -
3 | CanmichaclFalr Oks 282 205 | 20% | 16 | 0 0 o | - 0 - . .
4 | Ciuus Heights/Orangevale | 187 2050 | 20% | 17 | 0 0 0% | - 1 68 | 33% | 3
5 | Davis\Woodland 343 2,952 29% | 9 0 ] 0 - ¢ - | - -
8 | Downtown 347 | 20040 | 195% | 1 0 o6 | 0% | - 0 - | - | -
7 | East Sacramento 108 2,780 2.7% | 12 0 0 0% - 0 . - z
8 | E} Durado 222 2,300 22% | 13 1 3 01% | 3 0 - - .
9 | £k Grove 150 211 | 2% | 15 | 0 0 % | - 0 E E .
10 | Foisam 258 | 5202 | 5% | 5 | © o | o% | - | o - - |-
1% | Highway 50 Corridor 50 | 17924 | 174% | 2 0 o ok | - 0 . 2 B
12 | Howe AvelFulton Ave 205 2,883 29% | B 0 ] 0% - 0 . - -
13 | Midtown 446 4873 | 48% | 6 0 0 o | - 1 139 | 28% 2
14 | HaomasiNorthgate | 179 | 6871 | 67% | 4 0 o | o% | - 0 - | - | -
35 | Outer E1 Dorado Counly 8 499 05% | 21 0 0 % | - 0 - | - 2
16 | Outer Placer County &7 293 03% [ 2 | 0o | o % | - 0 - -
17 | Outer Sacramenta County | 40 %2 | 02% | 22| 0 | 6 | 0% | - | 0 - T
18 | Outer Yolo County 9 91 04% | 24 | 1 | 58 | 640% 1 0 s s .
19 | Point West 95 2888 l28% | 10 ] 0o [ o | o% | - 0 - | - -
20 | Ria LindaM Hightands 105 1,281 13% | 20 | @ 0 0% | - 0 SE 5
21| RasevilleRockiin 721 12006 |125% | 3 1 10 | 01% | 2 4 as1 | a5% | 1
22 | Scuth Sagamenio 268 3,787 3.7% 7 0 0 0% - 1 11 0.3% 4
23 | watt Ave 155 28583 | 28% | 11 0 0 % | - 0 . . 5
24 | West Socramento 76 | 2190 | 21% | 14 | G o | es | - | o - - -
Source: Costar
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Roseville Civic Plaza
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e MARKET ANALYSIS
SUBMARKET RENT
| Gross Asking Rent _] 12 Month Asking Rent I " Annusfzed Quartenty Rent
No.  Submarkst Par 8F Rank Growth Rank Growth Rank
1 | Aubum/Lincoln s157 | 20 58% 5 0% | 12
2 | Campus Commons s192 | 10 39% 19 2% | 2
3 | CannichactiFair Oaks $130 | 24 36% 21 01% | 6
4 | Ciuus Heghts/Orangevate s154 22 18% 20 0.1% 7
5 | DavisWoodiand 51.86 1 46% 15 01% 5
6 | Downioan $2.44 T 55% 10 0 5% R
7 | East Sacamento $195 B 42% 18 0% | -
8 | E)Dorado $1.73 ] 14 4.7% 14 0% | 9
9 | EX Grove 5203 | 4 5.5% 3 4T% LA ]
16 | Folsom $1.98 i 7 59% 4 05% 3
11 | Highway 50 Cortidor 152 12 56% 8 0% .
12 | Hovo Avali ufion Ave $154 | 2 32% 24 % K
13 Migown 5200 | 6 53% 1 % | -
14 | NatomasMNorthgate s205 | 3 56% 7 0% | .
15 | Outer EI Dorado County $163 | 16 32% 23 0% T T
18 | Outer Piacer County s159 | 18 8.1% 3 0% 10
17 | Outer Sacramonto County s182 | 17 13% 22 T % | i
18 | Outer Yolo County §206 | 2 8.6% 1 0% e
19 | Point West si82 | 12 4.7% 13 0% | -
20 | Rie LindaN Highlands s151 | 23 43% 17 T e | 8
~21/| RosewiteRockin §193 | 9 65% 2 01% | 1
22 | South Sacramento 5166 15 45% 16 0% [ -
23 | wan Ave 5158 | 18 4.8% 12 0% | -
" 24 | West Sacramento $203 | 5 57% 6 % | -
Source: Costar
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Roseville Civic Plaza

— MARKET ANALYSIS
SUBMARKET VACANCY & NET ABSORPTION
I Vacancy | 12 Wonth Nat Abserption
Ho. Submarkst SF Parcant Rank SF % of lnv Rank Construct. Ratlo
1 | Aubun/Lincoin 107,759 | 53% | 6 1,018 0% 2 .
2 | Campus Commons 243M9 | 155% | 22 (63.252) 40% 24 .
3 ) CammichaclF air Oaks 193108 | 9.4% 14 72,132 35% 7 -
4 | Citrus Helghts/Orangevate 200211 | 98% 15 12,358 0.6% 17 -
5 | DavishWoodland 112786 | 38% 2 26,300 D.9% 12 .
6 | Downtown 1629553 | 81% | 12 202352 10% 2 S
7 | East Sacramenta 122,914 44% | 4 59,202 21% B =
& | EiDorado 463,408 201% | 24 29,077 1.3% 12 S
9 | Bk Grove 174,698 80% | 1 17,204 0.8% 16 .
10 | Folsom 316,879 61% | 8 100,504 1.8% 5 .
11 | Highway 50 Cortidor 2218017 124% 18 518,090 2.9% 1 5
12 | Howe AveiFultan Ave 432323 5% ! 20 102,677 3.4% 4 -
13 | Mdtown 283750 | 57% | 7 20,400 0.4% 15 -
14 | HawomasiNorthgate 784885 | 114% | 18 201,610 29% 3 -
153 | Ouwter El Dorado County 30,838 6.2% i 8 4,311 0.8% 21 -
16 | Outer Placer County 11635 a0% | 3 7,632 26% 19 -
17 | Cuter Sacramento County 402 1 02% | 3 5,712 5% 20 -
18 | Outer Yalo County 4400 | 49% | 5 57877 63.8% 9 -
19 | Point West 4282367 | 148% 21 54,489 19% 10 TOTNBHE
20 | Rio Linda/M Hightands 242597 | 188% | 23 36,931 20% " £
21 /| Rosovile/Rockln 1106473 = BBE% | 13 78,581 D.6% 6 a1
22 | South Sagramento 409984 | 108% | 17 3,430 01% 22 .
23 | Wait Ave 262463 | 99% | 16 | Bae7 0.3% 18 .
24 | West Sacramento 142,423 | £5% | 10 21,412 1.0% 14 -

Source: Costar

1

Supply & Demand Trends
OVERALL SUPPLY & DEMAND S
Inventary i_ -  HetAbsomtion __l
Year OF OF Orowth % QGrowth oF % of v Conatrel, Ratic
2022 |  107,889.487 17588 | 14% | 662453  o&% 18
2021 106,713,942 1,180,880 | 1.1% 422,178 0.4% . 28
2020 105,533,062 107,884 | 1.1% 395,862 0.4% : 28
2019 104,425,218 1050808 | 1.0% 457,194 0.4% | 23
2018 103,374,412 492,676 0.5% 1.421,788 14% : 03
YTD 102,891,334 9,798 ] 0% 503,306 0.5% : D
2017 102,881,536 63250 0.1% 046088 |  0.9% 0.1
2016 102,818.286 a16t0 | 0.4% 1,379,020 13% . a3
2015 102,376,676 5,633 i 0% 1548572 15% : 0
2014 102,371,643 @.691) | 0% 1,230,762 1.2% | A
2013 102,412,734 236706 | 02% 1,054.219 0% | 02
2012 102,176,028 250239 | 0.2% 1,376,120 13% , 02
2011 101,825,789 244208 ; 0.2% (20,087) 0% ! 5
2010 101,681 581 284,808 ; 0.3% {801,104} 08% : .
2008 | 101,396,775 2308301 | 23% 425,165 0.4% | 54
2008 29,083,384 1036306 | 20% 375,268 0.4% ! 5.2

Source: Costar
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Raseville Civic Plaza

Aoyl MARKET ANALYSIS
485 STAR SUPPLY & DEMAND
T lwentary [__ . © RetAbsomption i
Yoar 1 SF Qrowth % Orowth &F % of lav Constret. Ratlo
2022 34,644,265 1211880 | 38% 1238920 T % T T
2021 33,432,384 1216498 | 38% 851,278 2.6% 13
2020 32215886 | 114383 | 3T% 732,847 23% 16
2019 31072043 | 628,304 27% 498,084 1.6% ! 17
2018 30,243,738 | 367819 1.2% 475303 1.6% | 08
YTD 29,875,920 0 | 0% {8132) 0% i )
2017 28 875,920 60,000 : 02% 673,602 23% | 01
2HE 26,815,920 413723 1.4% 207,776 0.7% i 20
2015 29,402,197 0 j 0% 443 623 1.5% I 0
2014 29,402,197 20,640 = D.1% 351,409 1.2% | 01
2013 20381557 | 199261 0.7% 795,502 2.7% | 03
2012 20182296 | 198,918 0.7% 489,634 1.1% 04
2011 | 28983378 | 235000 | 0.8% 801,975 T 2% 03
2010 28748378 | 246210 | 0% 92375 0.3% : 27
2009 8502168 | 208722 | 11% | ese02a 3.4% 21
2008 | 26473446 879807 | 34% 206,805 0.8% 5 43
Source: Costar
3 STAR SUPPLY & DEMAND
tnveniory I .Nn Ahlcfp;ll;n ]
Year 8F 8F Growth % Browth 8F % of Inv Constret Ratio
2022 | 45230751 14,409 0% {308,741) 07% .
2021 45,216,342 | 14,463 0% (264.774) 0.6% .
2020 45201879 | 13,505 0% {145.190) 0.3% ;
2019 45188284 | 271852 0.6% 70,947 0.2% 38
2018 41916432 | 161,172 04% 557,702 12% 03
YTD 44765058 | 9,798 0% 280,004 0.6% 0
2017 44755260 | 3.250 0% 164,677 0.4% 0
2016 | 44752010 | 31,487 01% 712,977 1.6% )
2015 44720523 | 20,609 0% 842,574 1.9% )
2014 4690914 | (623%) 0.1% 471512 1.1% .
2013 44762245 | 86.951 D2% 102,635 0.2% 08
2012 44675284 | 149,036 0.3% 864,745 19% 02
201 | as526258 | 0 0% (252,811) 06% 0
2010 43526258 | (13.504) 0% (653,723) 5% .
2009 43539762 | 212957 0.5% (213,305) 5% .
2008 44326805 | 820275 21% 673412 1.5% 14

Source: Costar
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Roseville Clvic Plaza

1811711 MARKET ANALYSIS
1& 2 STAR SUPPLY & DEMAND
[ Invontory | " NetAbsoption
Year 8F 8F Growth % Qrowth B&F % of lnv Constrct. Ratio
T 2022 | wmo0i0752 (50.745) | 02% CeeTEBTY | 0% | -
2021 28,061,487 {50,081) ] 02% {264.287) 0.9% | ST
2020 28,111,578 (4e584) | 02% (191,866 07% 1 -
2019 28,181,172 49,350) | 02% (111.818) 0.4% .
2018 28,210,522 @6.115 | D1% 388,702 1.4% .
YTD 28,246,637 0 } 0% 231,344 08% 0
2047 28,246,637 D i 0% 107,309 04% 0
2016 28,246,637 (3.600) ] 0% 458,767 1.6% .
2015 28,250,237 {14,976} | 01% 262,375 08% | .
2014 28,265,213 0 | 0% 405,841 14% | 0
2013 28265213 | (49.506) 0D2% 155,582 06% p
2012 28314718 | {97.715) D3% 21,231 T 0% | »
2011 28412434 | 9,208 ‘ 0% (569.251) | 2.0% ' .
2010 28,403,226 52,100 0.2% 239751} | 0.8% . )
2009 28351126 | 66712 | 0.2% {317,554) % | -
2008 284414 | 136224 0.5% (§04,849) | 1.8% .
Source; Costar
OVERALL RENT & VACANCY
I . Gross Asl.lng Rent ] Yacancy
Your Par 8F Endhax % Growth Va Hist Pesk SF Parcent Ppis Chg
2022 $217 108 | 08% | 46% | 12086256 |  11.2% 04%
2021 $215 108 12% 18% 11573180 | 108% 0.6%
2020 $212 107 17% | 26% 10814455 |  102% 0.6%
2018 5209 105 15% 10% 10102470 |  971% 0.5%
2018 5202 T 4.9% 25% 9,508,862 9 2% -0.9%
YTD 5194 98 1.0% 65% 9943288 | 9T% 05%
2017 $193 g7 56% 5% 10436797 | 101% 09%
2016 T s182 82 [ az% 135% 1321135 | 11.0% 0%
2015 5175 B8 67% 18.3% 12258 545 12.0% 15%
2014 S164 83 0.9% 26.2% 13801484 | 135% | -12%
2013 5163 82 20% 27 4% 15073037 | 1a7% | -08%
2012 |  si59 80 15% 29.9% 156891450 @ 156% |  -11%
2011 $162 81 T 5a% | -28.0% 17,016,331 187% | 02%
210 Sl & | E1% ek 16752036 | 2 165% | 2 10%
2009 51.82 92 T 8% 1371% 15666126 | 155% 15%
2008 s199 i | 4a% 4.3% 13,782,500 13.9% T tawm
Source: Costar
JOSEPH J. BLAKE AND ASSOCIATES, INC.
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Roseville Civic Plaza

1801711 MARKET ANALYSIS
4 & 5 STAR RENT & VACANCY
[ "~ oroevAsungRem | Vacaney =
Yoar Par _BF Indax % Growth Va Hist Pesk 8F Percant Ppia Chg
w22 [ s282 | 115 I 1w | ma% | aorezea | 8e% | -04%
2021 5279 118 T 1aw | 1e% 3105808 |  93% | 05%
2020 | s275 113 18% | 95% 2810588 | 88% | 1.0%
2019 $2.70 T 8% | 18% 2420602 | 18% 0.9%
2018 5260 | 107 [ B0% | 44% 2009472 | 6% 0.4%
YD 3250 102 18% | 04% 2215478 | 14% 0%
2017 5245 | 10t 58% | -1.3% 2207047 | 74% 21%
2016 $232 | 85 as% | 12% 2820648 | 95% | 06%
2045 5221 91 101% | -125% 2814702 | B9% | -15%
20t4 | s20 82 5% | -238% 3058325 | 104% | -11%
2013 §2.04 B4 27% | 220% 3389008 | 11.5% | 2.1%
2012 $1.98 &1 -1.6% | .253% 3985335 | 137% ET™
011 | s202 83 S1% | 233% | 4216061 | 148% -21%
2010 | s213 87 |  60% | -17.0% 484303 | 168% 0.4%
2009 8228 03 T aa% | 100% 4689201 | 165% 28%
2008 | s2a3 | 100 | 8% 9% | 3616508 | 137% 22%
Source: Costor
3 STAR RENT & VACANCY
Gross Asking Rent 1 Vecancy
Yoar Por 5F Indax % Orowth Va Hist Poak BF Porcant Ppts Chg
2022 | s206 | 14 | o0B% | 07% | 537889 |  11¢% | 014
2021 $204 | 104 11% | -15% 5064488 | 112% 06%
2020 $2.02 102 16% | 2% 4785282 | 106% 03%
2018 s198 101 s% | 43% 4626467 | 102% 04%
2018 |  $192 97 44% | 80% 4425565 | 99% |  -08%
YTD 5184 84 T A% | 123% 4551800 |  102% 06%
2047 s184 83 T 56% | -127% | 4822006 | 108% 0.4%
T 2018 $174 e 33% | -19.0% 4985023 | 111% 1.5%
2015 $160 | 86 | 47% | -29% 5866513 | 127T% 18%
2014 S1.64 82 18% 2% 6.488478 | 145% 1.2%
2013 sisa | 80 T T28% | 312% 7.024 321 15.7% 0.1%
2012 | S154 78 25% | -34.4% 7040005 | 458% |  -17%
2011 st58 | B0 | 67% | -311% 7755714 | 174% 0.6%
210 | siee | 86 | s5a% 224% | 7502903 | ee% 14%
2009 5178 | 81 8% 15.7% 6862678 | 154% 0%
2008 s197 | w0 |  48% | 52% 6436417 | 145% T 0%

Source: Costar
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REAL ESTATE VALUATION AKD CONSULTING 50



Roseville Civic Plaza

1811711 MARKET ANALYSIS
1& 2 5TAR RENT & VACANCY
[ oowamngRes | " vacancy
Yaar Pac SF Index % Growth Va Hizl Posk 8F Porcant Ppta Chg
22 | s1e7 | 1 07%  25% 3819713 | 129% | 0B%
2021 $1.66 108 10% 18% 3,402,787 121% | 08%
2020 164 107 14% 09% 3188568 | 113% |  05%
2019 $162 | 106 22% 05% 3046283 | 108% | 02%
2018 $1.57 102 a2% 38% 2983816 106% | -15%
YTD $152 99 05% 76% 3,176,310 11.2% 08%
2017 £1.51 88 5.2% 82% 3407664 | 121% 04%
2016 $1.43 93 48% 138% 3514963 | 124% -1.6%
2015 $1.37 89 50% -18.2% 3977330 | 14.1% -1.0%

T 2014 $1.30 85 3% 252% 4254681 |  154% |  -14%
2013 126 82 01% -29.0% 4660522 | 165% 07%
2012 $1.26 82 0.6% T289% | 4865610 17.2% -D4%

2011 $1.26 82 3% | -206% | 498455 | 175% 2.0%
2010 | 8130 85 7% | -254% 4,406,007 15 5% 0%

2009 51,41 92 82% | -157% 4,114,246 145% 13%
2008 $1.53 100 .59% §3% | 3729980 132% 2%
Source: Costar

OVERALL SALES

Compisted Transactions Markat Pricing Trends

Yaar Deals Voluma Tumaover Avy Price Avg Price/SF  Avg Cap Rate Price/8F Price index  Cep Rata

2022 Rt i . . . | - | sz031 | 153 | ss%

2021 . o S Ta T . : . $230.68 154 55%
2020 - . - - | - T - $227.35 151 | 55%

2019 i = - E ! g : = $225.04 150 | 54%

2018 - . -1 8 i [ . $219.21 148 53%

Y1D ) S301.9M 21% | 8550408 | 21189 |  6.1% $215.13 143 52%

T 2007 | and T$1439M | 7.6% | S4456805 | S$16085 6.8% $21495 | 143 | 52%
2016 48 $1.243M Bi% | 53046658 | $16403 7.0% $204 60 136 53%
015 | 356 | S7522M | 55% | S34815¢ | S14338 | 70% | $i9486 | 130 | 55%
2014 1 | S605.1M 52% | S$3128074 | 513993 7.5% $18023 | 120 58%
2012 271 | S382M 31% | §1684470 | S11617 8.4% $16385 | 109 4%

2012 265 | SHT9M 44% | §1669335 $86.97 76% | $14084 | 100 7.0%
2011 215 | S4635M 42% | §3384582 $119.60 7.5% $13310 | B9 | 18%
2010 159 82517 M 22% | $2100818 | S§12280 | 8.4% $119.40 80 87%

2008 | 149 $298.7 M 19% | $3341020 | §18194 B9% $12280 82 85%
2008 164 S4139M | 26% | $3059219 | $204.08 7.3% $150.13 100 | 78%
Source: Costar
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Rosaville Clvic Plaza

18-117-11 MARKET ANALYSIS

COSTAR ROSEVILLE/ROCKLIN OFFICE SUBMARKET REPORT (1Q2018)

12 Mo Deliveries in SF 12 Mo Nat Absorption in 8F Vacancy Rate 12 Me Rent Growth

9.8 K 78.6 K 8.6% 6.5%

The Roseville/Rocklin Submarket encompasses the northeast area of the metro and is one of the most
affluent suburban regions in Sacramento. The submarket received a barrage of new supply in the years
leading up to the recession, but developers have largely been quiet throughout the current cycle. This lack of
supply, coupled with solid demand, has led to steady vacancy comprassion over the last six years. Vacancies
remain well below the submarket's historical average, and like in much of the Sacramento metro, healthy
rent growth has returned in recent years. Investment here is typically robust, with the yearly historical
average topping $100 million.

KEY INDICATORS

Current Quarisr RBA Vacancy Rate °'°‘;.“"‘:""'° AvallablityRate MTASIOON | poiyeryggr | Under
a&5Star 3,694,612 8.2% s2.21 1386% o 0 256,800

3 Star 6,715,831 7.0% 5101 12.0% 15,724 o 194,000
1&2Star 2,492,125 10.9% 51.54 12.5% {6.700) o 0
Bubmarket T 12908588 a.e% 3193 12.6% YT 0 450,800
Annual Trends 12 Month 'f:::':' :m‘: Foak when Trough When
Vacancy Changa (YOY) 05% 17.0% 10.9% 28.3% 2008 Q2 88% 2018 02
Net Absorption SF 786K 380,187 341,438 045,083 2000 Q2 (2a5.474) 2008 02
Deliveries 5F 8EK 378,580 470,138 1138564 2008 Q2 ) 2017 04
Rent Growth &5% 12% 12% 125% 2001 Q1 5% 2008 02
Sales Volume 5249 M SN TM NA 535721 2008 Q1 $13.4 M 1999 04

Source; Costar

Leasing
Located about 20 miles northeast of downtown Sacramento, the Roseville/Rocklin Submarket benefits from
one of the most affluent populations in the metro. Office development, after being muted for most of this
cycle, has picked up recently, and Roseville/Rocklin is one of the only submarkets in Sacramento where
multifamily developers have been active. With limited development and positive demand every year since
2010, vacancies in the office market are about 100 basis points below the metro average.

Roseville/Rocklin’s largest office user is easily Hewlett Packard Enterprise (HPE). The firm occupies nearly
800,000 SF in Roseville, after completing a sale leaseback of the campus in May 2017. Other major tenants
include Sutter Health, Pride Industries, and Storage Solutions, each of which occupy more than 100,000 SF.
Over the last few years, a number of tenants have also moved into large blocks of space, including Quest
Media & Supplies {120,000 5F), SolarCity Corporation (68,000 SF), and Liberty Mutual Insurance Company
{52,000 SF). JLM Energy signed one of the biggest leases of 2017 in the submarket. The solar energy company
occupies nearly 40,000 SF at 3735 Placer Corporate Drive.

JOSEPH J.BLAKE AND ASSOCIATES, INC.
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Raseville Civic Plaza

T MARKET ANALYSIS
NET ABSORPTION, NET DELIVERIES & VACANCY
e Forecast i)
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MARKET ANALYSIS
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Roseville Civic Plaza

Rosenife MARKET ANALYSIS
4 8 5 5TAR MOST ACTIVE BUILDINGS IN SUBMARKET - PAST 12 MONTHS
Property Hame/Addrass Rating RSA Dasla ¢ Vacancy {GTO) | et Absorption £F (QTD)
::;:"L';i’:;:‘;z““' Bullding | v % % k& | 94267 18 19,128 19.1% 0
f:::':_::ma - * Ak A Kk A| 5139 8 22,430 0% 0
B e SorpOre CONAT ok ke K k| 94800 5 23,604 10.9% 0
f:?';"sm"',i:tp;:"" Conter | %k % & | 130000 4 18932 7.0% 0
1812 Eureda Rd *Ehk % k| 71301 4 12,601 10.5% 0
;‘;;’;:"[‘:;j;;:;ﬂ:’ RidgaPhl | d v & | 92041 4 21,026 54% 0
g;’;'fmg:’;zw Conterll 1 % % % & | 108765 3 11951 9.1% 0
:':f;’;;m — Ak khok| 9967 3 14513 6.2% 0
2241 Douglas Blvd dok ok h k| 28750 2 16,759 12.2% 0
T;‘:;‘E::i:’;':’ Comporate . |t A% % % | 52500 2 3839 13.8% 0
3009 Douglas Blvd *h khok| 5363 2 2.759 3.1% 0
;’;ﬁ'ﬂ’:g;?;ﬁ“ Comtarl | % A H ok | 102847 2 28,800 20.3% 0
3001 Dougiag Hlva *hhdk| 5207 2 4,906 15.9% 0
3017 Douglas Bivd * % % * % 57.400 2 4,086 0% 0
3800 Lava Ridge €1 ek k kx| eoz0 ) o0 o .
2251 Douglas Blvd ok hk K 24587 4 1.406 0% 0
g;g’::}'g:;:;‘;::“’ Conter e e de A A | 109241 1 2548 9.2% 0
e L *h Ak k| 71560 1 2,092 B.4% 0
g;"g;"r::‘::m - Ak hk k| 2095 1 2116 44.2% 0
::‘;‘é:;;"“;' Yk ke k| 55544 1 11,300 5.5% 0
Source: Costar
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18-117-11 MARKET ANALYSIS

3 STAR MOST ACTIVE BUILDINGS IN SUBMARKET - PAST 12 MONTHS

Propcrty NamelAddress Rating REA Danls 8F Vacancy {QTD)  Nat Absorption SF {QTD)
£ CrevhakdsRidge Tt %k k k| 48000 2 18,302 8.3% 11,087
et RidoeiCt ook ok ok K| 44635 2 8614 12.2% 3614

Creeksido Ridge

1075 Creekside Ridge Dr LE R B & 76420 2 9,988 5.7% 0
3013 Douglas Bivd * ok & k& IS ) 16441 s 35 ;
Johnson Ranch

4 114
2240 Dougtas Bivd LB A & & 6.954 2 3,550 % a
Bldg 12

4, %

920 Resorve Dr * %k k ok 26.740 2 515 G 0
1090 Sunrise Ave * % & & & e 5 1530 o .
Bldg G
2540 Wasren Dr o ok kK 14,700 2 15,198 0% 0
South Dffice - Bldg 14 ko &k 54000 y 507 . >

970 Roserve

Mammoth Professional Bulld: ...
44 57 X o
300 Harcing Bl + % o A K 575 ? 8.676 7.3% o

3400 Douglas Bivd

Ak kA A | TLTM 7 13,061 18.6% o
-E;Idg 4
6540 ey 01 ok ok dk 3254 5 614 0% o
Bldg A
120 S oo B hhk Ak k| 21270 5 10,722 0% o
9760 Village Centor Dr *h Kk kK 15.981 5 10,643 0% 0
V!noynrdn;ol nte Exocutive Park B
s ok ok ok k 18,500 4 3012 18.1% o
SEEE Dolisias Rive *okdk Aok | 11854 4 7,636 0% o
3380 Douglas Bive A Ak kh| 37868 3 4,429 49% o
3500 Douglas Bivd *hkhk kx| 3767 3 5,920 10.6% o
Rocklin Profgsslonal Center -
3175 Sunset Bivd ok okok & | 1007 3 e 0% o
Phaso-1 Bldg N : * i | |

10.147 3 5583 192% | (1,952}

210 Paza 1 ERA ] wo N2 p e |

ke

Source: Costar

Rent

With vacancy below the metro average, rent growth is in mid-single digits and well above its tepid long-term
average. Rent gains here have historically been minimal, and in fact the submarket suffered rent losses from
2008-12. Even with several years of healthy rent growth, asking rents remain mare than 10% below the
submarket's prerecession peak. As of March 2018, average asking rents were nearly $23/SF, about in line
with the metro average. Rents in Roseville/Rocklin are roughly 20% higher than in the neighboring
submarkets of Citrus Heights/Orangevale and Rio Linda/N. Highlands.
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Roseville Civic Plaza

18-117-11 MARKET ANALYSIS

ASKING RENT GROWTH (YOY)
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Source: Costar

GROSS ASKING RENT PER 8QUARE FOOT

$2.60 Forecast
$2.40
$2.20
$2.00

51.80
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Source: Costar
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Roseville Civic Plaza
18-117-11 MARKET ANALYSIS

Construction

Roseville!Rocklin Office

All-Time Annual Avg. SF Deltvared SF Past 4 Qtrs Delivered SF Next 4 Qtrs Proposed SF Next 4 Qtrs

11,856 256,800 519,588

PAST 4 QUARTERS DELIVERIES, UNDER CONSTRUCTION, & PROPOSED
1 ~ -~ pitd - s Cdant

I A b ] e
i Livs ]

i g
i~ o -
Comgung Post 4 Quarnrs ) Undar Comtein. ) Poipodand Next § Qubrters

rn S0 s P 14 N ankakopr

Source: Costar
PAET & FUTURE DELIVERIES IN 8QUARE FEET
400,000

Forecast
200,000
n ¢ _— _— 2 _.,: A P il "
2015 2018 2017 2018 2018
B Historical Deliveries Completed Past 4 Quarters M Underway Now [ Proposed -— AllTime Average

Source: Costar
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Roseville Civic Plaza

Rosevile MARKET ANALYSIS
RECENT DELIVERIES
Proparty Name/Address Raring Sldg 67 Stodes Strt Compists  DeveloperfGwnar
F 1 1580 N Sunrise Ave '* * % **\ 5,798 J ] \ T l Mar.2018 \O_n{l;l-gt"rlu_c-n;res&Managemant
UNDER CONSTRUCTION
_Pt_om Hnmuhdfu_u Rating Biag SF Storles Start Compiste  DevelopeniOwner = ——l]
1 N Sunet >
'5’" ST P % Kk k& | 242000 5 un-2017 | Aug-2018 -
2 ':‘;;‘1“;:5‘;":::’ % % % % & | 194,000 5 Sep-2017 | Oct2019 |°
3 g;g‘;m o * % % & & | 7.400 1 Dec2017 | Juk2018 |° o
-':Izsa Glbson Dr ke kdkk | 74w ; Dec2017 | Juk2018 Glimcher Ventures Southwas!
et — T SN RN S B N 4=
PROPOSED
Property Namel/Addresa Rating Blag &F Btorles Stant Compists  DevelopsriOwnar
Egﬂn“,“Pmm O % % % % % [ 130000 5 Ap-2018 | Dec-2018 |~
2 ;:E:aapalm o * % & & % | 130,000 5 Ap-2018 | Dec2018 | o
EQB;:QH?ghland Pointe Dr k& k& k| 118,000 4 Jun-2018 | Jun-2019 :::::t:': ::::::::‘n:g:m
—;:_;:f_; ;:;;:’“ Yk ko k| 68670 2 | apr2018 | Oct2018 ::: ::::z::
5 ::;"5:";::; CologeBva [ % H K o | 24000 2 | Ape2018 | Fep2019 |’
g |1772 Douglas Bivd * % % % & | 20000 2 Ap-2018 | Sep-2018 |
:::?nfs: *hkhkk| 1150 1 0c1.2018 | Jun-2018
8 %:;:g;w P * & % K | 5100 1 Apr2018 | Oct2018 | -
s '?;:g Eoug’as B Yok k Kk K| 5100 1 Apr-2018 | Oct:2018 | N
10 1:'5:2 gwgas " Ak kh K| 5100 1 Ap-2018 | Oct2018 |
1 j:é‘;ggougm - * Ak kk k| 5100 1 Ap-2018 | Oct2018 |°
12 ;;‘;g g;:‘;a‘;';fd”"ss" “ o % % e e | 3268 1 May-2018 ' Sep-2018 °

Source: Costar
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Roseville Civic Plaza

18-117-11 MARKET ANALYSIS

_Sal_es

Roseville/Rocklin typically ranks among the top submarkets in the Sacramento metro for number of office
transactions, with sales volume historically averaging more than $100 million annually, Investment in 2017,
however, nearly douhled that figure, thanks to two outsized deals. In a sale leaseback, the Hewlett Packard
Campus was acquired by Strada Investment Group and Farallon Capital Management for $105.1 million
{5132/SF), with a reported first- year pro forma cap rate of 10.4%. In year two to year five, however, the pro
forma cap rate will be reduced to 8%, when Hewlett Packard Enterprise {HPE) vacates the asset at 8040
Foothills Blvd. HPE fully occupied the property when it sold, and it includes more than 600,000 SF of office
space in four buildings, plus one industrial building measuring about 150,000 SF. The approximate value of
the office assets is $92 million ($144/SF). HPE reportedly made a corporate decision not to own real estate
and to sell off many of its campuses across the U.S. In January 2017, the four-building Qlympus Corporate
Center was acquired in a joint venture between Barker Pacific Group and WHI Real Estate Partners L.P. for
$33.85 million (5177/SF). The four-building campus totals almost 200,000 SF and completed construction
from 1992-1996. Tenants at the time of sale included Direct Technology, KB Home, and UBS. Notably, the
same JV group acquired the Lava Ridge Business Center (another Roseville/Rocklin campus) in 2016, for $27.6
million ($150/5F).

The typical sale in the metro is usually a little more than 52 million, and a recent example of this type of deal
is the September 2017 trade of 1677 Eureka Road. The nearly 12,000 SF 3 Star asset was acquired by a local
individual buyer for $2.2 million ($186/5F) at a reported cap rate of 6%. The multi-tenant building was 89%
leased at the time of sale.

SALES VOLUME & PRICE PER SF INDEX

$350 $120
$300 $100
$250 380

5200 $60

Price Per SF

$150 $40

SUCHHA L3 91UNIOA G815

$100 $20

SalssVoluma [J Rosevile/Rockin @ [1 Sacramento

Source: Costar
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Roseville Civic Plaza
18-117-11

Sales Past 12 Months

MARKET ANALYSIS

Sale Comparables Avg. Cap Rate

Roseville/Rocklin Office

Avg. PricalSF Avg.Vacancy At Sala

67 6.1%

SALE COMPARABLE LOCATIONS

$159 8.6%

L
r

lemsa ¥ [l Tumns b0

&=

SALE COMPARABLES SUMMARY STATISTICS

Ern e

%M Camoptutio

Source: Costar

Soles Attributea Low
Sale Price | $325 D00
Prica Par S5F ! $84
Cap Rals | 5.0%
Tima Since Sale In Months i 07
Property Atiributss Low
Building SF 968
.Stan'es i 1
Typical Floor SF | a68
Vacancy Rate At Sale | 0%
Year Buil ! 1913
Star Rating 1 % % W A W

Aversge Meadlan High
$5,304,232 54,700,000 | $35884.547
5150 $157 ' $856
6.1% 5.5% 9.1%
66 62 1 12.0
Aversge Madian | High

27,835 8,528 ' 241,455
2 i 1 3
16,084 7,513 ' 160,000
8.6% 0% 75.6%
1886 1887 | 2020
Ak hhk k20 | hhkkkk | hkhokk

Source: Costar
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Roseville Civic Plaza

18-117-11 MARKET ANALYSIS
RECENT SIGNIFICANT SALES
Propety Sale
Property Name - Address Rating YrBull  BMQSF  Vacancy  Saia Ot Price Prica’SF  CapRate
:0550 oot Bivg Sk dodod | 1979 | 241455 | 0% | sn;2017 | 35684847 $128 | B.0%
:;50 e hkkkok | 1996 | 102276 | 0% | 12017 | $28.416400 $148 | 8.0%
@ :;40 T hhJodhk | 1979 | 180000 | 0% | Sn2017 | $23646342 $148 | 8.0%
R vilio C C
@ 2:;;’00:9';";::"’ T dd kK | 1999 | 109241 | 62% | 1062017 | 23,340,000 $214 | B.A%
@ ;’:c:gl';‘:ugl‘;s"’;::' GOt Aok ok | 2003 | 108765 | 13.0% | 1212202017 |  §20,021,002 $184 | 55%
@ :;;:{'::u;‘;:’;':: GOt | Ak & | 1990 | 102847 | 18.0% | 1212202017 | $16.728,808 $163 | 55%
1504 ka R
@ 9 Eurehs fd A& F kK| 2000 | 71561 | B4% | 13112018 | $13,023,659 $182 .
Q 1512 EvmhaRd Sk ok | 2000 | 71301 | 105% | 1212008 | $12,976,341 $182 -
R1
9 4010 Footils Bivd dok Ak A | 1979 | 54486 | 0% | sAowr $8.052,466 s148 | B.o%
@ f:';':;";‘::;g‘:;:“of“’“ hdodkhok | 2018 | T4B7 | 0% | THYI2017 |  $6.411,000 $856 | 5.8%
? ;zm;; g::rs“’““' “ | feh ko k& | 2008 | 44575 | 180% | 6M52017 |  $5000,000 s112 | 9%
@ ;%":’::;:;::‘""‘“"" gk kok k| 2004 | 44575 | 15.4% | 017 $4.510,671 510 .
@ i735Placor Corparalo Dr | o & | 2010 | 30,869 | 304% | 21612018 | 54,400,000 $110 .
fikig 10 a
@ 151 K St Ave Jdkdoddk | 1987 | 26880 | 438% | 92672017 | $3.154,973 $117 | 5.0%
Bldg 9
@ 151N Suevisn Ave ddod ok | 1987 | 25560 | 17.1% | 912672037 |  $3,000,041 S117 | 5.0%
Bidg G
@ st viamen Dy dehododod | 2002 | 18700 | 0% | 122072017 | 2750000 $187 .
Bldg A
005 Highiand Points Dt * ko ok ok | 2006 | 129078 | 0% | 4mmon 52,700,000 5208 .
2151 Profosslonal Dr
@ Joddodod | 1986 | 13262 | 0% | smo17 $2,420,000 $182 .
Bldg 13
11 S Sk dod k| 1887 | 19520 | 2B2% | 9262017 | $2203,111 s117 | 50%
@ ::;; EL’:::: ::““ S Aok | 1997 | 11915 | 113% | 9182017 | $2.216,000 $186 | 6.0%
Source: Costar
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Roseville Civic Plaza

oSk MARKET ANALYSIS
Supply & Demand Trends
OVERALL SUPPLY & DEMAND
e -I-men.lnr,r I Nat Absorption
Yoar 8F S8F Growth | % Growth 8F % of Inv Constret, Aatla
2022 | 15213079 804266 34% | 476072 a1t
2021 14,708,613 506,504 16% 398,140 2.7% ! (i
2020 12,202,309 475217 35% 305,953 22% | 16
T 2018 13,727,092 532,358 4.0% 263,137 19% ' 20
2018 13,194,734 298964 23% 320,671 24% 08
YTD 12,805,568 9,798 01% 42124 03% | 02
2017 12895770 | 0 0% 46,112 0.4% 0
2016 12805770 | 22433 1.8% 596,538 4.6% . 0.4
2015 12,671,436 0 0% 253,321 2.0% o
2014 12,671 436 7,300 0.1% 569,543 4.5% g 0
2013 | 1288413 56,969 0.5% 374529 30% } 02
2012 12,607 167 0 | 0% 536,360 4% 0
2011 12,607,167 0 | 0% 217,218 1.7% i o0
2010 12,607,167 9,736 | 0.7% 166,483 1.3% J 06
2009 12,513,431 135,267 { 1.1% {131,433) 1.1% [ :
2008 12,378,164 610771 | 5.2% (18,504) % | -
Source: Costar
4 8 5 STAR SUPPLY & DEMAND
———— T ———— \i
Year BF BF Qrowth % Growth SF % of Inv Constret. Ratlo
2022 | 5909646 | 526010 | 08% 565321 | 96% | 08
2021 538363 | 528015 10.6% 445,518 8.3% 12
2020 4885621 | 498,481 11.4% 329,559 6.8% 15
2019 4350930 | 359520 9.0% 202,241 4.6% 18
2018 3099620 | 305008 83% 243,566 6.1% 13
YD 3694612 | 0 0% (14,186) 04% 0
2017 3694612 | 0 0% 45,384 1.2% )
2016 3608612 | 216847 82% 241,311 6.5% 09
2015 3477765 | 0 , 0% 132,340 8% 0
2014 3477785 | 7.300 | 0.2% 356,876 10.3% 0
2013 3470465 | 56960 | 17% 396,501 na% | 0.1
2012 3,413,49% 0 1 0% 120,420 3 5% 0
2011 3,413,496 0 ‘ 0% 63,165 1.9% 0
2010 3413496 0 | 0% 30,987 0s% | 0
2008 2,413.496 94,267 | 28% (243) 0% -
20083 3319209 [ 240000 | . .L8%. _ (52,833) 1.6% —
Source: Costar
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Roseville Civic Plaza

TERESE] MARKET ANALYSIS
3 STAR SUPPLY & DEMAND
I - krventory - ' l Hat Abaseption
Year 8F SF Orowth % Growth BF “ollnv Conatret. Ratlo
2022 6,912,831 o 0% (49,005) 0.7% ] o
2021 5,612,831 ) | 0% {8.485) 01% 0
2024 6,912,831 0 | 0% 8,670 0.1% i 0
2019 5,912,831 194000 | 2.6% 85,953 12% | 23
2018 £.718,831 9.798 ' 0.1% 63,399 0.9% ; 02
YTD £,718,831 9,798 0.1% 37,224 0.6% j 03
2017 5,709,033 0 0% (38.827) Q6% | ) B
2016 6,709.033 7.487 0.1% 323,082 48% ! 0
2015 6,701,546 0 0% 110,915 1.7% I 0
2014 8,701.546 0 0% 194,269 2.9% | o
2013 6,701,546 ) i 0% 73,357 1.1% ' b
2012 6,701,546 | 0 i 0% 388,705 5.6% o
2011 6701536 | 0 ! 0% 93,802 1.4% '
2010 6,701,546 45275 i 0.7T% 77.762 1.2% 08
2009 6,656,271 0 i 0% {130,489) -2.0% [ 0
2008 6656271 | 319050 | 5.0% 97,920 15% ' 13
Source: Costar
1.& 2 STAR SUPPLY & DEMAND
[_' I laventory [_ Nt Abaoeption e
Yeur 8F 9F Growth % Qrowth 8F % of Inv Conatret, Ratio
222 | 2390602 @178 | 09% {39.344) -
2024 2,412,346 @1511) | -09% (38,683) 6% j .
2020 2,433,857 @1264) | 09% (32,275) 13% 1 .
2019 2,455 121 (21.162) 09% (25.057) 1.0% S
2018 2476263 | (15842) 056% 13,706 0.6% .
YTD 2492125 | 0 ; 0% 19,086 0.8% 0
2017 240,125 | ) ! 0% 39,545 1.6% 0
2016 2,482,125 | 0 | 0% 32,175 1.3% 0
2015 2,402,125 | 0 ! 0% 11,066 0.4% D
2014 2492125 | 0 | 0% 18,398 0.7% 0
2013 2402125 | 0 = 0% T (95329 3% E )
2012 2,492,125 | 0 | 0% 27,244 1.1% i}
2011 2,402,125 0 ! 0% £0,308 2.4% )
2010 2,492,125 48,461 20% 57,734 2.3% ] 08 '
2000 | 2443664 41,000 ! 1.7% (701) 0% -
2008 | 2402664 | sam2 22% (63401) | 26% 7

Source: Costar
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Roseville Civic Plaza

e ! MARKET ANALYSIS
OVERALL RENT & VACANCY
- ' Oroes Asking Rant ] Vacancy
Yeer Par BF Inclax % Growth Vi Hist Prak 8F Percent Ppis Chp
2022 s220 | 107 | 0% | 0% | 1691385 |  11.1%  02%
2021 s21a | 106 14% | -11% 1664101 | 113% 0.4%
2020 5215 104 20 | 25% 1555737 | 110% 0.5%
2019 5211 : 102 4.2% | 45% 1386473 | 101% 1.6%
2018 s202 | %8 60% | -00% 1117253 | 85% D.4%
YTD s193 | 93 1% 14.2% 1106173 | 86% 03%
2017 5191 To2 70% | -155% 1,138 499 88% 0.4%
2018 $178 86 s50% | .26% 1,184 611 92% a1%
2015 $170 82 27% 298% | 1556815 | 123% 20%
2014 s165 | &0 34% | .3a3% 1811136 | 143% 44%
2013 5160 77 12% | -378% 2373378 | 187% 26%
2012 $1.58 77 24% | 394% 2600838 | 213% 43%
2011 $162 78 72% | 360% | 3227.308 25.6% AT%
2010 |  S175 85 3% | 262% 3444564 | 273% 28%
2009 $187 Te0 B7% 182% 3517331 | 284% 1.8%
2008 $2.07 ' 100 | 8 | &7% 3,250,631 26 1% 40%
Source: Costar
4 & 5 STAR RENT & VACANCY
R Groas Asking Rant T T e
Year Pot 5F tndhex % Growth Vs Hlss Paak Sk Percent Ppts Chp
202 | sas2 | 109 1% | 46% | Ti7.108 121% A%
2021 $250 | 108 1.4% 3.5% 756418 | 14.1% 0.2%
2020 $246 | 106 20% | 21% 673922 |  139% 22%
2019 s241 | 104 4% 02% 507,000 11.6% 26%
2018 $232 | 100 6.5% 4.0% 345721 8.7% 0.9%
YTD 5221 95 1.7% 8.6% 302466 | 82% 0.4%
2017 5218 84 67% | -107% 288,260 7.8% 12%
2016 $204 | 88 43% | -181% aETs | 90% -13%
2015 8196 8s 70% | -232% 86138 | 103% -38%
2014 51.83 79 1.3% 310% 490478 14.1% 101%
2013 si80 | 78 L% | -336% 840054 |  242% | -104%
2012 s182 | 79 8% | -327% 1,179,586 346% 5%
a0 5185 | 80 9 %% 30 4% 1,300,006 38 1% 1.9%
2010 5205 | a9 4 A7 5% 1363471 | 399% D9%
2009 5214 | 93 T % 12 6% 1394158 | 408% 1.7%
2008 $231 | 1m0 40% | A2% 1,299 648 392% 65%

Source: Costar
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Roseville Civic Plaza

Roseulle MARKET ANALYSIS
3 STAR RENT & VACANCY
[ . Groes Asking Rent Vacancy |
Yoar Per BF Index % Growth Vs Hist Poak 8¢ Percent Ppts Chg
22 | s217 | 108 10% | -26% 863670 96% 07%
2021 $2.15 | 104 14% | as% 14,665 89% 0.1%
2020 $212 | 103 20% | 52% £06,170 28.6% 01%
2019 s208 | 101 4% | 73% 614840 | 89% 1.4%
2018 $2.00 I 87 . 5.7% [ % 506784 7.5% -08%
YTD s191 | 83 | 1o% | -t69% 532,969 79% 04%
2017 s189 | 92 | 68% | -180% 560,395 8.4% 0.6%
2018 | $t77 | 86 | s2% | .260% £21568 | 7.8% 47%
2015 stes | B2 18% | -326% 837,133 125% 7%
2014 $165 | 80 a0% | -351% 848,048 14.1% -29%
2013 s158 | 1 33% | 405% 1142317 17.0% 1%
2012 $15¢ | 718 as% | 451% 1215674 181% 55%
T2om s161 | 78 B4% | 385% 1604370 | 239% 4%
0 | s172 | 84 £3% | -297% 1698181 = 253% 07%
2009 $18¢ | 89 | -109% |  -216% 1,730,668 26.0% 20%
2008 5206 0 | % | 83% 1,600,179 24 0% T23%
Source: Costar
182 BTAR RENT & VACANCY
!" = Or.ou_l.l-i.ln-g R-m_ Y A i 'huncy
Year Per SF Index % Growth Vs Hist Peak aF Percent Ppts Chy
202 | si190 | 105 1.0% | -24% 310617 13.0% 0.8%
2021 8177 104 1.4% | e 283,017 12.1% 08%
2020 $174 | 103 22% | 40% 275645 11.3% 05%
2018 $1.70 - 101 49% i 7.2% 264,633 10.8% 0.2%
2018 $1.63 | 85 6.2% | -125% 260,738 10.5% -11%
YTD s154 | 91 04% | -1Bg% 270,738 10.9% -08%
2017 $153 80 8.3% | -194% 280,824 11.6% -1.6%
2016 51.41 83 6.0% | -202% 320368 | 13% -1.3%
2015 $132 78 6% | 371% 31544 | 14.5% 04%
2014 51.38 82 55% | -a21% 2610 | 15.0% 07%
2113 $1.1 | 77 -1.8% | -39.3% 301008 | 15.7% 38%
2012 Cs133 78 36% | -371% 205679 | 11.9% -11%
2011 5129 76 39% | 420% 322923 13.0% -2.4%
2010 $1.34 79 114% | -364% 383232 15.4% 0.7%
2009 $151 | 89 -108% | -208% 392505 | 16.1% 15%
008 | 5170 100 | 0% -78% 350 804 146% | 46%
Source; Costar
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Roseville Civic Plaza

SEEAT MARKET ANALYSIS
OVERALL SALES
[ Completed Tranaactions ]
Year Dualy Volums Tumover Avg Prics Avg PricwSF Avg Cap Rate
Covmo | s $37.3M 27% $4,141,880 $171.41 . :
2017 65 $264 1 M 14.2% $5 465,628 $148 54 6.1%
2016 61 S142.1M 6.8% $3,155,577 $17037 | 69%
2018 59 $1359M 8.2% $3,343 534 §13502 | 7.4%
2014 59 §124.1 M 7.2% $3,122,623 §13960 | 7.8%
2013 48 $27.1M 23% $1,084,176 T s11668 | 7.4%
2012 64 $120.4 M 12.7% $2,952.608 $88.76 | 7%
T 2018 a7 $89.0 M 8.0% $3,115,681 90 42 _] 69%
2010 54 $26.6 M 2.5% $686,986 $100.46 ! 7.3%
2009 41 $396 M 16% $2,750,231 ITEY | 9.0%
2008 51 S79.0M 26% $2,789.204 $28054 | 66%

Source: Costar
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TRt DESCRIPTION OF THE SITE
_ Landsummay
GrossLand  Gross Land
Parcel ID/Tax ID Area{Acres)  Area(SF) Topography Type

013-123-025 041

ADDRESS
PARCEL NUMBER
LOCATION TYPE
MAP LATITUDE/LONGITUDE
CENSUS TRACT
SIZE

USABLE LAND
ZONING

PRIMARY FRONTAGE STREET
PRIMARY FRONTAGE STREET LENGTH
SECONDARY FRONTAGE STREET
SECONDARY FRONTAGE STREET
LENGTH

ADJACENT PROPERTIES - NORTH
ADJACENT PROPERTIES - SOUTH
ADJACENT PROPERTIES - WEST
ADJACENT PROPERTIES - EAST

17,722 level and at street grade

Parcel Map

SITE DETAILS

116 5 Grant Stl;eet, l_%os_'.eville, Placer Cou nfy, CA 95678

013-123-025

Suburban

38.7476657/-121.2851389

0209.01

17,722 SF or 0.41 acres

17,722 SF or 0.41 acres

The parcel is zoned “CBD/SA-DT

Business

District/Special Area-Downtown,” under the jurisdiction of the

City of Roseville.
Grant Street
160.53 feet

Oak Street
110.45 feet

An office building
A retail building

A parking garage
An office building
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18-117-11

TRAFFIC COUNT
TRAFFIC COUNT YEAR
AVERAGE DEPTH
VIEW

ACCESS
INGRESS/EGRESS

SITE VISIBILITY
STREET LIGHTING

STREET CONDITION
SIDEWALKS

LANDSCAPING

TOPOGRAPHY

SHAPE

SOIL CONDITIONS AND DRAINAGE

FLOOD ZONE

FLOOD ZONE DEFINITION

EARTHQUAKE ZONE
EARTHOQUAKE ZONE COMMENTS

ENCUMBRANCES AND EASEMENTS
ENVIRONMENTAL HAZARDS
WETLANDS AND WATERSHEDS
ADEQUACY OF UTILITIES

PUBLIC ELECTRICITY

WATER SUPPLY TYPE
SEWER TYPE

DESCRIPTION OF THE SITE

1,766

2016

110.45 feet

Average

The subject site has access from S Grant Street and Oak Street
The subject site has no vehicle ingress/egress. The adjacent
parking garage has ingress/egress from Vernon Street and Oak
Street

Good

There are street lights on both sides of S Grant Street and Oak
Street

Paved

There are sidewalks on both sides of S Grant Street and Oak
Street with curbs and gutters

The subject's landscaping is minimal.

The subject's topography is level and at street grade.

The subject site is rectangular.

The soil conditions observed at the subject appear to be typical
of the region and adequate to support development.

The site lies within Zone X {unshaded). This information was
cbtained from the National Flood Insurance Rate Map Number
06061C0478F dated June 8, 1998.

Area of minimal flood hazard, usually depicted on FIRMs as above
the 500-year flood level. In communities that participate in the
NFIP, flood insurance is available to all property owners and
renters in this zone.

The subject is not in an earthquake zone.

All areas of California experience earthquake activity from time
to time. However, the subject site is not located in an Alquist-
Priolo Earthquake Fault Zone according to the table of affected
cities prepared by the State of California Division of Mines and
Geology and last updated in 1999. However, there are a number
of faults located within one hundred miles of the subject property
and much like most of the western United States; the area is
subject to occasional seismic activity. The reader is advised to
consult experts in the field of seismic evaluation to more
accurately assess potential earthquake influence on the subject
property.

There are no known adverse encumbrances or easements. Please
reference Limiting Conditions and Assumptions.

There are no known adverse environmental conditions on the
subject's site. Please reference Limiting Conditions and
Assumptions.

No wetlands were observed during our site inspection.

The subject's utilities are typical and adequate for the market
area.

PG&E

City water

City sewer
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NATURAL GAS
UNDERGROUND UTILITIES
POLICE AND FIRE PROTECTION
CONCLUSION

DESCRIPTION OF THE SITE

PG&E

Yes

City of Roseville

The site has average and typical utility.

FLOOD MAP
1

\
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AERIAL PHOTOG RAPH

DESCRIPTION OF THE SITE
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DESCRIPTION OF THE IMPROVEMENTS

Building Summary

Number of Gross BuiHIng Net Rentable Current
Building Name/ID Year Buitt Building Class Condition _ Floors/Stories Area Area Oceupancy
116 S Grant Street 2016 A Excellent 4 56,248 51,570 0%
GENERAL DETAILS
DESCRIPTION Briefly described, the subject consists of a good quality four-story

BUILDING NAME

BUILDING DESCRIPTION
BUILDING CLASS
CONDITION

YEAR BUILT

EFFECTIVE AGE

TOTAL ECONOMIC LIFE
REMAINING ECONOMIC LIFE
GROSS BUILDING AREA

NET RENTABLE AREA

GROSS LEASABLE AREA
LAND TO BUILDING RATIO
FLOOR AREA RATIO
BUILDING EFFICIENCY RATIO
CURRENT OCCUPANCY
STABILIZED OCCUPANCY
NET LEASED

TENANT TYPE

APPEAL AND APPEARANCE
DESIGN AND FUNCTIONAL UTILITY

DEFERRED MAINTENANCE

MARSHALL VALUATICN SERVICE
CLASS

MARSHALL VALUATION SERVICE
QUALITY

CONSTRUCTION TYPE

NUMBER OF STORIES
FOUNDATION

mixed use - office/retail property in excellent condition,
containing approximately 51,570 SF of net rentable area,
constructed in 2016. The property is currently vacant and in warm
shell condition. The building currently has open floor plans ready
for tenancy with nearly finished spaces which only require
flooring to be installed in each of the units. The ground floor retail
space could also be used as office units as they are open floor plan
commercial spaces.

BUILDING DETAILS
116 S Grant Street
Office Buildings
A
Excellent
2016
1
50
49
56,248
51,570
51,570
.34
2.91
91.7%
0%
92%
No
Multi-Tenant
Good
The overali layout of the improvements on the parcel is
considered to be good.
From an inspection of the property, no visible items of deferred
maintenance were noted.

CONSTRUCTION DETAILS
A

Good
Steel

4
Poured concrete slab
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FRAME

EXTERIOR WALLS/FINISH
WINDOWS

ROOF TYPE

ROOF COVER

FLOOR PLAN LAYOUT
FLOOR COVERING
INTERIOR WALLS
CEILING COVER
INTERIOR LIGHTING
RESTROOMS

HVAC
UTILITIES

ELECTRICAL
PLUMBING
NUMBER OF ELEVATORS

PARKING TYPE

CONDITION OF PARKING LOT
PARKING SPACES

PARKING RATIO

PARKING DESCRIPTION

DESCRIPTION OF THE IMPROVEMENTS

Heavy Steel Frame

Stucco, Stone Tile

Aluminum-framed insulated glass

Flat

Rubber Membrane

Average

Carpet, Linoleum, Tile

Painted drywall

Acoustic ceiling panels

Fluorescent fixtures

There are separate men's and women's restrooms on each floor.
The restrooms have tiled floors, tiled or painted walls and contain
fixtures that are commercial quality.

Package Units

All necessary utilities are available to the subject improvements,
including public water & sewer, electricity, and telephone.
Assumed to be in compliance with prevailing code requirements.
Assumed to be in compliance with prevailing code requirements.
1

PARKING DETAILS
Parking structure
Good
160
3.10 spaces per 1,000 SF
There is a parking garage adjacent to the subject site to the west
which has 160 designated parking spaces for the subject property
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ZONING

The subject is zoned "CBD/SA-DT - Central Business District/Special Area-Downtown" , under the jurisdiction
of the City of Roseville. The Central Business district is intended to be applied to the older portions of the
downtown area to provide flexibility in the types of uses typically found in the traditional downtown where
a range of business and service, residential, and mixed use uses can be located to support the entire
community. (This former district is now part of the Downtown Specific Plan and subject to the Downtown
Code.) This is also consistent with the General Plan land use which is for CBD commercial downtown use.

ZONING CODE
ZONING DESCRIPTION

PERMITTED USES
ZONED DENSITY

ZONED DENSITY/FAR
MINIMUM LOT AREA
SET BACK DISTANCE
SIDE YARD DISTANCE
INTERIOR SIDE
BETWEEN BUILDINGS
REAR

BUILDING HEIGHT
PARKING
COMMENTS

ZONE DETAILS

”C-ﬁl')_/-gA-_DTTCentral Business I-J-istrict/'Specié'l Aréa-DowntoWn_

The Central Business district is intended to be applied to the
older portions of the downtown area to provide flexibility in the
types of uses typically found in the traditional downtown where
a range of business and service, residential, and mixed use uses
can be located to support the entire community. (This former
district is now part of the Downtown Specific Plan and subject to
the Downtown Code.)

A variety of commercial uses

As determined by Floor Area Ratio (FAR)} or 36 units/acre,
whichever is greater

4.0

Defined by development design

6 feet for uncovered steps and porches

0 feet

0 feet

0 feet

0 feet

50 feet

1 space per 500 square feet of gross building area

The general plan designates the subject site for CBD
{Commercial Business District) uses and is in line with the current
Zoning

Based on a review of the subject in relation to the CBD/SA-DT - Central Business District/Special Area-
Downtown zoning district, it appears the subject is a legal and conforming use of the site. However, we are
not experts in determining if a property is fully in compliance with all aspects of the zoning code. We suggest
interested parties obtain a letter of zoning compliance from the City of Roseville to determine if the subject

is zoning compliant.
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18-117-11 TAXES

The subject is assessed by the Placer County property appraiser’s office, and is taxed by the Placer County.
According to public records, it appears there is an unpaid tax liability in the amount of $18,883.24.

The following table summarizes the subject’s assessment and taxes:

ParcelID 013-123-02
Assessment Year 2017-2018

Tax Authority Land Value $137,934
Tax Authority Improvements Value 52,859,503

Tax Authority Other Value S0

Total Taxable Assessment $2,997,437
Tax Rate 1.063614%

Taxes $31,881

Special Assessments 54,359
Total Taxes $36,240

In June 1978, the California voters approved the Proposition 13 Amendment to the California State
Constitution, whereby the maximum annual tax on real property is limited to one percent of "full cash value"
{(market value), plus a maximum of up to two percent annual inflationary factor and plus additional sums to
pay for indebtedness approved by the voters on affected property. The current real estate tax liability for the
subject property is calculated above.

However, with the passage of Proposition 13, taxes would be reassessed if and when the property is sold in
the future. At that time, the prevailing tax rate would be applied to the new assessed value. If the subject
were to be transferred, the assessment and corresponding property taxes would be refiective of the market
value or sale price at the time of sale.

Therefore, this market valuation assumes real estate taxes based on the current estimated market value. The
following table summarizes the subject’s projected tax burden based on our concluded market value via the
Income Capitalization Approach of this report.

Parce! ID 013-123-025
Projected Total Assessment 515,250,000

Projected Tax Rate 1.063614%
Projected Taxes $162,201
Projected Special Assessments 54,359
Projected Total Taxes $166,560
E?ASONABLEN ESS OF TAXES

A subject commonl\,-r requested for inclusion in report"s -pr-eEar-ed for clients based outside California is an
analysis and discussion of relative property tax rates affecting a subject property.

High property tax rates often are perceived as an influence reducing market demand, while low tax rates may
increase demand. To maintain market equilibrium an influence on values may be expected as a result of tax
rate and/or reassessment frequency differentials.

One of the major changes from Proposition 13 was to make tax rates and reassessment timings relatively
uniform and highly predictable throughout California. The uniform statewide base tax rate is 1.000000% of
assessed value. Except for a few areas with unusually high public improvement and similar bond debt
assessments, property tax rates vary by only a few tenths of one percent of assessed value.

The subject property has a tax rate that is similar to the adjacent communities. The subject’s tax rate is similar
to competing properties throughout the market.
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18-117-11 HIGHEST AND BEST USE

In determining the highest and best use of the property, consideration was given to the economic, legal, and
social factors that motivate investors to develop, own, buy and sell, manage, and lease real estate.

In forming an opinion of the highest and best use of a vacant parcel of land, there are essentially four stages
of analysis:

¢ Physically Possible Use: What uses of the site in question are physically possible?

s Legally Permissible Use: What uses are permitted by zoning and deed restrictions on the site in
question?

* Financially Feasible Use: Which possible and permissible uses will produce a gross return to the
owner of the site?

s Maximally Productive: Among the feasible uses, which will produce the highest return or highest
present worth of the site in question?

The following tests must be met in estimating the highest and best use of a vacant parcel: the potential use
must be physically possible and legally permissible, there must be a profitable demand for such a use, and it
must return to the land the highest net return for the longest period of time. These tests have been applied
to the subject's site and are discussed as follows:

M PHYSICALLY POSSIBLE ==t T
The site is on Grant Street, in Roseville, CA. The underlying site consists of 17,722 SF or 0.41 acres. The
subject's topography is level and at street grade. As noted in the Assumptions and Limiting Conditions, we

know of no environmental or engineering study that has been conducted on the site to determine subsoil
conditions.

Upon analysis of all physical aspects, space, size, shape, terrain, location and others the most supportable
highest and best uses of the site, as it relates to physical properties, are a variety of commercial uses.
LEGALLY PERMISSIBLE

The subject's site is zoned "CBD/SA-DT - Central Business District/Special Area-Downtown", under the
jurisdiction of the City of Roseville, CA. The Central Business district is intended to be applied to the older
portions of the downtown area to provide flexibility in the types of uses typically found in the traditional
downtown where a range of business and service, residential, and mixed use uses can be located to support
the entire community. (This former district is now part of the Downtown Specific Plan and subject to the

Downtown Code.} Reference is made to the Zoning section of this report. Permitted uses include a variety of
commercial uses.

Upon analysis of the permitted uses, the most supportable highest and best uses of the site, as it relates to
what is legally permissible, are a variety of commercial uses.

FINANCIALLY FEASIBLE
Analysis for financially feasible uses for the site, as if vacant, involves consideration of several criteria. Unlike
the physically possible and legally permissible aspects of the highest and best use analysis, many external
economic factors serve to prove or disprove financial feasibility. The cost of acquisition, sources of capital,
forecast of potential revenue/expenses, reversicnary price forecast, property tax implications and measures
of risk and yield are all determinant to this analysis. The above financial measures serve to eliminate the uses
that would not provide a reasonable return to the land based on an investor's expectations.

The cost of land and its development limits the highest and best use of the site, generally to only those uses
that are financially feasible.
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18-117-11 HIGHEST AND BEST USE

We conclude that financially feasible uses of the site that are physically possible and legally permissible are
to hold for future development.

_ ~ MAXIMALLY PRODUCTIVE alioh 0
We considered those uses, as aforementioned, to meet the physically possible, legally permissible and
financially feasible tests of the highest and best use definition. The final criteria for full compliance within the

highest and best use of the subject, as vacant, is that of a maximally productive use. We conclude the
maximally productive use of the site is to hold for future development.

_ HIGHESTANDBESTUSE,ASIFVACANT
A final reconciliation of the analysis leads to the conclusion that the highest and best use of the site, as if
vacant, is to hold for future development.

HIGHEST AND BEST USE, AS IMPROVED
We must also determine the highest and best use of the subject, as improved, by analyzing occupancy levels
of various surrounding improvements, as well as the general needs within the area. Based on the current
conditions of the subject's market, there appears to be no alternative use that would justify the removal or

substantial alteration of the existing improvements. As such, the highest and best use of the subject, as
improved, is the current improvements.
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e ANALYSIS OF DATA AND CONCLUSIONS

IDENTIFICATION OF A LIKELY BUYER _
The most likely buyer of a property such as the subject would be a large regional or national investor who
would recognize the long-term economic potential of the property as market conditions improve. The most
likely buyer of a property such as the subject could also be an owner-user who would occupy all or part of
the property. This type of user is less concerned with the income-generating potential of the real estate and
more interested in present utility and potential future resale. These factors will be considered in the valuation
of the subject. These factors will be considered in the valuation of the subject.

_ VALUATION METHODOLOGIES R —
In appraising a property, there are three traditional valuation methodologies that can be applied: the Cost,
Income Capitalization and Sales Comparison Approaches. Selection of one or more of the approaches in the

appraisal of a property rests primarily upon the property type and its physical characteristics, as well as the
quality and quantity of available market data.

In the Land Value section, market data is presented along with an analysis of the data and reasoning that lead
to the land value opinion.

The Cost Approach is based on the premise that an informed purchaser will not pay more for a property than
it would cost him or her to construct a property of similar utility. This approach is most applicable when the
subject is of new or nearly new construction and the improvements represent the highest and best use of
the site. This approach is also particularly useful when appraising unique or special purpose properties where
there are few, if any, comparahle sales or leases.

The Income Capitalization Approach is based on the fundamental investment premise that the higher a
property’s earnings, the higher its value. Investment in an income-producing property represents the
exchange of present dollars for the right to receive future dollars. In this approach, a value indication for an
income-producing property is derived by converting its anticipated benefits (cash flows and reversion) into
property value. This conversion can be accomplished in two ways: one year's income expectancy can be
capitalized at a market-derived capitalization rate, or alternatively, the annual cash flows for the holding
pericd and the reversion can be discounted at a specified yield rate. The Income Capitalization Approach
typically provides the most meaningful estimate of value for income-producing properties.

The Sales Comparison Approach involves delineating appropriate units of measurement from comparable
sales, in order to apply them to the subject’s property. Adjustments are then made to the sales prices of the
comparable properties based on various shared elements. This methodology may be used to value many
different types of improved properties and vacant land, as long as there is a sufficient quantity of good-quality
market data available. It becomes less reliable as the quantity and magnitude of adjustments increases, and
it is generally not applicable to unique or special purpose properties.

The final step in the valuation process is the reconciliation or correlation of the value indications. In the
reconciliation or correlation, we consider the relative applicability of each of the approaches used, examine
the range between the value indications, and place major emphasis on the approach that appears to produce
the most reliable and credible result.
VALUATION METHODOLOGIES APPLICABLE TO THE SUBIECT PROPERTY

The Cost Approach was utilized because there is adequate data to develop a land value and the depreciation
accrued to the improvements can be reasonably measured. The Income Capitalization Approach was utilized
because the subject is an income producing property and there is adequate data to develop a value estimate

with this approach. The Sales Comparison Approach was utilized because there is adequate data to develop
a value estimate and this approach reflects market behavior for this property type.
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18-117-11 LAND VALUE

LAND VALUATION
The land, as if vacant, is valued by direct sales comparison, in which sales of comparable sites within the
subject’s area are analyzed in context with the subject's site. Adjustments are made to compensate for
differences between the submitted sales data and the subject for such factors as location, size, shape,
topography, utility, and marketability, etc. Land sales are presented to arrive at a $/SF for the subject. In an
effort to locate comparable land sales, a search throughout the subject’s area was conducted. The presented
sales are valid indicators of land values in the subject’s area. Information pertaining to these salas has been

verified by the buyer, seller, broker or other sources considered reliable and having knowledge of the
particular transaction when available.
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Land Comparable 1

Transaction
Neme 118 HardingBivd Address © 11BHardingBlvd
City Roseville County Placer County
State cA Zip 95678
Price $850,000 Date 6/18/15
Grantor D&S Development, Inc. Grantee Skygroup Investments LLC
Recordation 52288 Tax Parcel ID 013-212-039
PropertyRights Fee Simple Estate Financing Not available
Conditions of Sale Arm's length Verification Seller
Price Perland SF $10.84 Price Per Acre $472,222
EX T L Site
Land Sf —— 7§,4b§ Land Acres 1.80
Topography Level and at street grade Shape Irregular
Required Site Work Typical Utilitles All Available
Zoning CC: Community Commercial  Proposed Use Retall
Zoning Type Commercial View NA
Comments S e ey =

Saleofa 1.8 acre parcel located in Roseville. The site is an outp-a rcel o-fé shoﬁpiné center anchored by Dollar Tree with 1-80
visibility. The site does not have direct frontage on Harding Bivd, The buyer is an owner-user and will build a retail building
for indoor skydiving. The project has been completed as of the effective date of this assignment.
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Transaction
Name 405 Church Street "~ Address 405 Church Street -
City Roseville County Placer
State CA Zip 95678
Price $250,000 Date NA
Grantor Ronald & Hanni Grindrod Grantee Not Avallable
Recordation Not Available Tax Parcel ID 012-152-011
Property Rights Fee Simple Estate Financing Not Avallable
Conditions of Sale Arm's Length Verification Listing Broker
Price PerLand SF $9.61 Price Per Acre $416,667
= Site D e ==
landSF 26,026 Land Acres 0.60
Topography Level and at street grade Shape Rectangular
Required Site Work Typical Utilitles All Avallable
Zoning GC Proposed Use None
Zoning Type Commercial View Street
Comments TR e

This is a listing of a 0.60 acre lot of commercially zoned land In Roseville, California. This land is listed for $250,000, which
equates to $416,667 per acre or $9.16 per square foot. The land Is zoned GC which allows a variety of commerclal uses,
This praperty is located just narth of the Roseville train station and downtown area. There are no entitlements for this site.
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18-117-11 LAND VALUE

il i Transaction ; AR o g 0 Lt
Name - 129 Vernon 5t Address o 129 Vernon St o
City Rosevilie County Placer
State CA Zip 95678
Price $500,000 Date NA
Grantor Noah A Baygell Trust Grantee Not Avalilable
Recordation Not Available Tax Parce! ID 013-072-008
Property Rights Fee Simple Estate Financing Not Available
Conditions of 5ale Arm's Length Verification Listing Broker
Price Per Land SF 544.04 Price Par Acre $1,923,077

Site >
Land SF 11,354- == Land Acres 0.26" o
Topography Level and at street grade Shape Rectangular
Required Site Work Typical Clear and Grade Utilities All Available
Zoning ceb Proposed Use 24-unit apartment building
Zoning Type Commercial View Street

Comments '

ﬁls Is a lls_ll_ng ofa 0.26 acre corner lot of commercially zoned land Iﬁ. downtown Roseville, California. The seller wan-t-s. to
develop this property into a 24-unit apartment building and has plans for the proposed project in place. The lot is currently
a paved surface parking lot. This lot Is zoned CDB which aliows for a variety of commercial uses including retall, office and
multifamily.
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LAND VALUE

Land Com;!arable 4

Transaction
Name A00Riverside Ave Address B 400 Riverside Ave
City Roseville County Placer
State CA Iip 95678
Price 5210,000 Date 41215
Grantor Browne B Brewer Grantee Caya Mortgage Servicing Lp
Recordation 25753 Tax Parcel ID 014-033-028
Property Rights Fee Simple Estate Financing Financed
Conditions of Sale Arm’s Length Verification Public Record
Price Per Land SF 523.86 Price Per Acre $1,050,000
A rs i~ A

Land SF _8,800 Land Acres ) 020 5 -
Topography Level and at street grade Shape Rectangular
Required Site Work Typical Utilitias All Avallable
Zoning c2 Proposed Use Auto Dealership
Zoning Type Commercial View Street

g Comments E o

This transaction represents the sale ofa 0.20 acre parcel of commercial land in Rosevllle, California. This property soldon
April 2, 2015 for $210,000, which equates to 51,039,604 per acre, or $23.86 per square foot. This property is zoned C-2 for
commercial uses. At the time of sale the site was vacant land. As of the effective date of this repart, a small used
automobile dealership has been constructed for the owner-user with a low FAR.
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LAND VALUE

Transaction

ia_l;e_ o 420 Clinton Ave Address - 426 Clinton Ave

City Roseville County Placer

State CA Zip 95678

Price $500,000 Date 10/21/15

Grantor Wood Brothers Properties Ll Grantee Mohammad H. Mohanna
Recordation 91752 Tax Parcel ID 014-251-019,014-251-021
Property Rights Fee Simple Estate Financing Cash to Seller
Conditlons of Sale Arm's Length Verification Public Record

Price Per Land SF $20.57 Price Per Acre $892,857

— Site I e

Land SF _24.304 Land Acres 0.56- — i
Topography Level and at street grade Shape Rectangular

Required Site Work Typlcal Utilities All Available

Zoning R3-5P/RG Proposed Use None

Zoning Type Commerclal View Street

) = Comments

On October 21st, 2015, the two pa?cers totaling about a halfacre sc-;lafor 5500,000 or about 520.5‘-175'F_._Tie details nnﬁ;

comparable have been verified through public recard and attempts to reach the buyer and seller were unsuccessful at the
time this report was completed. The land is zoned R3-5P/RG which has an overlay for the Riverside Gateway area. The
2oning is primarily for high density multifamily, but also allows other commercial and mixed-use properties.
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i LAND VALUE
 LAND SALES SUMMARY
Comp  Address  Price Zoning LandSF  Price per Land SF
S T dtrn i LIty  Date =~ ZoningType @~ LlandAaes _ Price per Acre
i 118 Harding Blvd $850,000 CC: Community Commercial 78,408 $10.84
_Roseville 06/13/2015 Commercial 1.80 : 8472222
2 405 Church Street $250,000 GC 26,026 $9.61
[ Roseville ~ NA Commercial 060  $416,667
3 129 Vernon St $500,000 CBD 11,354 $44.04
= Roseville  NA Commercial 026 _$1,823,077
4 400 Riverside Ave $210,000 c-2 8,800 $23.86
___ Roseville 04/02/2015 Commercial 020 ~ $1,050,000
5 420 Clinton Ave $500,000 R3-5P/RG 24,304 $20.57
Roseville 10/21/2015 Commercial ) 056 _ $892.857
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LAND SALES ANALYSIS

To derive an estimated value of the site, as if vat_:ant, w?an'a'l'y'z'e'd the land compargﬁles and have made
adjustments for varying characteristics.

Property Rights Conveyed

The property rights conveyed for each sale are shown in the adjustment grid. The subject is valued in this
report on the basis of a fee simple estate. All land sale comparables were sold with fee simple property rights
conveyed, similar to the subject. No adjustments were made for this category.

Financing Terms
The financing terms for each sale are shown in the adjustment grid. The subject is valued in this report on
the basis of a cash to seller transaction. All land sale comparables reported using typical financing options
which did not adversely affect the sales prices. As such, no adjustments were made for this category.

_ ConditionsofSale
The conditions of sale for each sale are shown in the adjustment grid. The subject is valued in this report an
the basis of an arm's length transaction. All land sale comparables appear to be arm’s-length transactions

which did not report and adverse or atypical conditions which would have affected the sales prices. As such,
no adjustments were made for this category.

M_arket Conditions

In terms of an adjustment for market conditions, from the sales shown, it is somewhat subjective to
determine an exact adjustment. We have applied a 3% adjustment to each comparable, annualized from the
date of each sale to April 2, 2018,

Location
The adjustment for location reflects the trend that -prupenies in areas of active gro\ivth and develapment, as
well as those which offer good accessibility in terms of frontage on major thoroughfares, should sell for a
higher price per SF than properties which do not offer these attributes, with all other factors held constant.

Land Sale Comparable 1 is located outside of the downtown core area, inferior to the subject property;
therefore, an upward adjustment of 15% has been applied. Land Sale Comparable 2 is located on the north
side of the train station, north of the downtown core area, inferior to the subject. For this reason, an upward
adjustment of 15% has been applied. The remaining land sale comparables have similar downtown locations
to the subject and no further adjustments were deemed necessary for this category.

Size

In terms of size, it is noted that smaller Earcéis tyhically sell fora hEhEr price péll SF than Iargé-r part_:els, with
all other factors held constant. The subject consists of 0.41 acres or 17,722 SF.

Land Sale Comparable 1 is much larger than the subject site and contains 1,80 acres. An upward adjustment
of 10% has been applied to Land Sale Comparable 1 for its larger size. Land Sale Comparable 2 contains 0.60
acres and Is larger than the subject site by nearly 10,000 SF. For this reason, an upward adjustment of 5% has
been applied. Land Sale Comparable 3 is smaller than the subject site and contains 0.26 acres. A downward
adjustment of 10% has been applied to Land Sale Comparable 3 for this reason. Land Sale Comparable 4 is
also smaller than the subject and contains 0.20 acres; therefore, a downward adjustment of 10% has been
applied. Land Sale Comparable 5 is slightly larger than the subject and contains nearly 7,000 more square
feet than the subject. For this reason, an upward adjustment of 5% has been applied to Land Sale Comparable
5"
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Zoning
The subject’s site is zoned "CBD/SA-DT - Central Business District/Special Area-Downtown", under the
jurisdiction of City of Roseville, CA. The Central Business district is intended to be applied to the older portions
of the downtown area to provide fiexibility in the types of uses typically found in the traditional downtown
where a range of business and service, residential, and mixed use uses can be located to support the entire

community. (This former district is now part of the Downtown Specific Plan and subject to the Downtown
Code.)

Land Sale Comparable 2 is zoned GC, but is also adjacent to residential properties, which limits the uses and
development of the GC zoning code. For this reason, an upward adjustment of 10% has been applied. The
remaining land sale comparables have similar zoning to the subject and no further adjustments were deemed
necessary for this category.

Topography

The Subject's site is level and at street grade. All land sale comparables have similar level and at street grade
topography to the subject and no adjustments were required for this category.

Required Site Work

The subjeci is valued as if vacant and available for development_. All land sale corﬁéprables'r'édﬁiré typical site
work, similar to the subject. No adjustments have been made for this category.

Shape
The shape of the subject’s site is rectangular. Land Sale Comparable 1 has an irregular site shape, which may
limit some development, inferior to the subject; therefore, an upward adjustment of 5% has been applied.
The remaining land sale comparables have rectangular site shapes, similar to the subject. No further
adjustments have been made for this category.
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LAND SAI.ES_ANALYSIS CONCLUSION

LAND VALUE

The prewously described adjustments are summarized in the following grid. The | percentage adjustments are
used to show the empha5|s placed on each adjustment, and are not based on a palred sales analysis.

LAND SAI.ES AD.IUSTMENT GRID

Land Analysis Grid Comp 1 Comp 2 fomp 3 Comp 4 Comp §
Address 116 5 Grant Street 11B Harding Rlvd 405 Church Street 119 Vernon 5t 400 Rlverside Ave 420 Clinton Ave
Clty Rosevliie Rosevllle Roseville Roseville Roseville Hoseville
State cA CA ca CA cA CA
Date 6/19/2015 NA NA 4/2/1015 10/21/2015
Price $850,000 $250,000 $500,000 5210,000 $500,000
Land SF 17,7122 78,408 26,026 11,354 8,800 24,304
Price per SF $10.B4 $9.51 54404 $23.86 52057
Transaction Adjustments
Property Rights Fee Simple Eatate Fee Simple Estate o% Feu Simple Estate o% Faq Mmple Ertate % Fex Simple Extata 0% Fex Sirnple Eitate o%
Fnancing Cathto Seller Hot available o% Not Available o Not Avsilable % Finsnced o% Cashto Seller o
Conditions of Sake Arm's Length Jym'y I:n‘_t‘ln 0% Arm's Length % Arm's Length o% Asm's Length 0% Arm's Length 0%
Adjusted Prics per SF 51044 £5.61 $44.08 $2386 $20.57
Market Trends Through  4/2/2018 % 9% 0% 0% 9% BY%
Adjusted Price per SF 51177 $9.61 $44.04 $26.08 $22.12
Location Infetior Inlerlor Similar Smilar Similar
% AdJustment 15% 15% 0% 0% 0%
5 Adjustment $1.77 $1.44 $0.00 50,00 $0.00
tand Acres 41 1.B0 060 026 0.20 0.56
% Ad]ustment) 10% 5% -10% -10% 5%
$ Ad|ustment 5118 50.48 {54.40) {52.61) sin
Zonlng| CBD/SA-DT - Central CC: Community GC CBO C-2 R3-5P/RG
Business District/Special Commercial
% Ad]ustment 0% 10% 0% 0% 0%
$ Ad|ustment $0.00 $0.96 $0.00 $0.00 S0.00
Topography| Lovel and atstrectgrade  Level and atstrectgrade  Level and atstrect grade  Level and atstrectgrade  level and atstreetgrade  Level and atstrect grade
% Adjustment 0% 0% 0% % 0%
$ Adjustment] $0.00 $0.00 $0.00 $0.00 $0.00
Required Site Wark Typlcal Typleal Typlcal Clear and Grade Typical Typlcal
% Adjustment 0% 0% % 0% 0%
§ Adjustment $0.00 5000 5000 $0.00 $0.00
Shape| Rectangular irregular Rectangular Rectangular Rectangular Rectangular
% Adjustment 5% % 0% 0% 0%
5 Ad]ustment £0.59 $0.00 $0.00 $0.00 $000
Adjusted Price per SF $15.31 $12.4% $39.64 $2347 $23.23
Net Adjustments 30% 30% -10% -10% 5%
Gros A4 o 30% 10% _10% %
'LAND VALUE CONCLUSION

The comparables show a price/SF range of $13 45 /SF to 539 64 /SF on an adjusted bas:s, with an average of
$23.02 /SF. Greatest consideration was given to Land Sale Comparables 3, 4 and 5 for their similar location
to the subject property. We conclude to $25.00/5F.

Land Value Conclusion $25.00 /SF
Multiplied by Subject Size 17,722 SF
Indicated Land Value ) $443 050
“As Is" Land Value (4/2/2018} | -
_Indlcated Land Value 5443,050
Rounded Final Land Value ~$440,000
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The Cost Approach consists of four distinct steps:
1. Valuation of the land, as if vacant;
2. Estimation of replacement cost of the existing structure and/or improvements;

3. Estimation of accrued depreciation found in the improvements (the various types of depreciation
and how each relates to the subject will be accounted for in this section; the total depreciation
present in the improvements is deducted from its replacement cost to indicate a depreciated value
of the improvements); and

4, Addition of the land value and the depreciated replacement cost of the structures and improvements
to a value estimate.

This approach to value is devoted to an analysis of the physical value of the property; that is, the current
value of the land, assuming it to be vacant, to which is added the depreciated value of the improvements.
The latter is derived based upon an estimate of the cost to replace the improvements, from which must be
deducted accrued depreciation, if any, in terms of physical depreciation, functional obsolescence and
economic obsolescence. Physical depreciation means the wearing out of the property; functional
obsolescence reflects the lack of desirability due to the layout, style, or design; and external obsolescence
denotes a loss of value from causes outside the property itself.

REPLACEMENT COST OF IMPROVEMENTS
The next step in the Cost Approach is to estimate the replacement cost of the improvements. We consulted
the Marshall Valuation Service (Marshall & Swift Publication Company), a complete, authoritative guide for
developing replacement cost and depreciated values of buildings and other improvements. This service is an
aid in determining values of improved property where replacement or reproduction cost is desired. Modifiers
are provided to make the costs applicable to any size building, in any locality.

B _ VALUATION OF THE IMPROVEMENTS
The cost units derived from the Marshall Valuation Service include:

1. Architect and engineering fees;

2. Normalinterest on building funds during period of construction and processing fee or service charge;
3. Sales tax on materials; and
4

Contractor overhead and profit including job supervision, workmen's compensation, fire and liability
insurance, unemployment insurance, ete.

The following is an estimation of the replacement cost for the subject:
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Building 116 S Grant Street

Building/Area Type

Office Buildings

MVS Date Apr-2018
MVS Section/Page 15/17
Building Class A
Building Quality Good
Base Cost/SF $214.00
ADJUSTMENTS
Sprinkler $3.50
Adjusted Base Cost/SF $217.50
MULTIPLIERS
Current 1.030
Local 1.190
Floors/Levels
Final Base Cost/SF $266.59
Building Size 56,248
Bullding Cost $14,995,154

The property located at 316 Vernon Street in downtown Roseville, California is a recent construction in the
subject’s immediate market. This 83,000 square foot office building with ground floor retail was constructed
with a total cost budget of $26,000,000, which equates to $313 per square foot. According to Mike Isom, The
Development Services Manager for the City of Roseville, the hard costs for this project, which exclude FF&E
and design, were $22,000,000, which equates to $260 per square foot. Prevailing wage was used in the
project as it is a government construction, which also can inflate the cost to build. This property has been
built out for Sierra College and the City of Roseville government office use. After adding current and local
multipliers, the projected construction cost of the subject’s hard costs and total costs are in-line with this
project.
SOFT COSTS
During construction, there are certain indirect soft costs that are incurred during the time of construction.
We have utilized the Marshall and Swift Valuation Service to project the total costs that are required to
construct a project. Soft costs included in the base cost of MVS are architects’ and engineers’ fees, insurance
during construction, sales taxes, interest on interim construction financing and contractors’ overhead and
profit.

Soft costs not covered in the base cost of MVS include property taxes, legal costs, land planning, discounts or
bonuses paid for financing, and marketing costs to create first occupancy. Generally, total soft costs for a
development like the subject range from 2.5% to 5% of hard costs; however, as indicated MVS includes some
soft costs in its base cost. The range in soft costs is generally dependent on the size and construction cost of
the development. When considering the soft costs already covered by the MVS cost guide, we have projected
soft costs at 4% of building costs (hard costs).

ENTREPRENEURIAL PROFIT
Entrepreneurial profit is the return an investor receives based on his/her entrepreneurial skills and abilities.
An investor in real property, especially a developer, gives up a certain amount of liquidity when developing
real estate and inherits a certain amount of risk. Risk is based upon the investor’s past experience in the field,
forecasting ability with respect to the real estate/business cycle, and his/her level of expertise in
management and timing. A project’s financial outcome, then, is somewhat speculative and tends to be within
a fairly wide profit range depending upon the aforementioned factors.
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Depending on market practice, entrepreneurial incentive or entrepreneurial profit may be estimated in
different ways:

» asa percentage of direct costs
* as a percentage of direct and indirect costs
e as a percentage of total current development cost, i.e., direct and indirect costs plus site value

Based on our recent market experience, as well as conversations with market participants, we have applied
a 10% entrepreneurial profit factor to the replacement cost of the improvements. Based on the preceding
analysis, the entrepreneurial profit is calculated as follows:

TOTAL COST
The total combined hard and soft costs are as follows:
Replacement Cost - Building 514,995,154
Soft Cost Percentage 4%
Soft Costs $599,806
Replacement Cost, including Soft Costs $15,594,960
Entrepreneurial Profit Percentage 10%
Entrepreneurial Profit $1,559,496
Total Cost, Soft and Hard Costs $17,154,456
ACCRUED DEPRECIATION

'De-preciation is the difference between the market value of an imbrovement and its rep'roduction or
replacement cost at the time of appraisal. The depreciated cost of the improvement can be considered an
indication of the improvement’s contribution to the property’s market value.

Ijeferrecl_ Maintenanc;

Deferred maintenance involves an estimate of work that should be corrected i}nmediately. From an
lnspectlon of the property, no visible items of deferred maintenance were noted.

Physical Deterloratlon, Curable

Physn':al deterioration, curable, involves an estimate of maintenance and is appllcable to items subject to
current repair. This includes all items of rehabilitation that would bring the structure to optimum condition,

if undertaken.

Physical Deterioration, Incurable

In terms of market conditions, physucal deterioration that, as of the date of the appralsal is not feasible or
economically justifiable to correct, is incurable. This occurs when the cost of correcting the condition or of
affecting a cure is estimated to be greater than the anticipated increase in utility, and hence, value.

The most common of all the methods to calculate physical deterioration, incurable, is the straight-line
method, which is the estimation of the periodic amount of capital recapture or depreciation. This method
assumes that an equal amount of capital is recaptured each period, and then, divides the total capital to be
recovered by the number of years over which recapture will occur. This is more commonly known as the age-
life concept of estimating the accrued deterioration as a percentage that is applied to the current
replacement cost of the improvements.

This method of determining the physical deterioration, incurable, is usually grouped according to the useful
life expectancy of short-lived and long-lived components. The short-lived components have a useful life
shorter than the economic life of the structure, but are not in need of immediate replacement. The remaining
economic life for these items varies according to the individual component and its effective age.
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The long-lived components are usually never replaced. The economic life of the building improvements is
approximately 50 years. The improvements for the subject were constructed in 2016. The effective age of
the improvements is estimated at 1 years.

The following is a summary of the curable deterioration and the short-lived and long-lived physical incurable
deterioration components present in the subject:

'i'qt_al l?h'\_r"s_ica_l Deterioration

Replacement Cost 515,594,960

Entrepreneurial Profit Percentage 10%

Add: Entrepreneurial Profit _ $1,559,496

Replacement Cost Including Profit | $17,154,456
Less: Replacement Cost New of Short-Lived Components 50
Less: Deferred Maintenance 50
Less: Curable Physical Deterioration

Replacement Cost Long-Lived Components $17,154,456
Effective Age 1
Economic Life 50
Depreciation Percentage : 2%

Depreciation Long Lived ltems: $343,08%

Summary of Ph!sical Deterioration

Deferred Maintenance S0
Curable

Incurable (Short Lived) S0
Incurable (Long Lived) _ $343,089
Total Physical Deterioration: $343,089

Functional Obsolescence
Functional obsolescence is defined as a loss of value due to characteristics inherent to the structure itself. It
results in the improvement’s decreased capacity to perform its intended function in accordance with current
market standards of acceptability. As mentioned, functional obsolescence consists of curable and incurable
items. Functional obsolescence, curable, may be the result of either a deficiency or an excess which would
warrant an expenditure while functional obsolescence, incurable, which, if cured, would not warrant the
expenditure. From an inspection of the property, no form of functional obsolescence was observed.

Extefnal Oﬁéoiescenée

External obsolescence is defined as the impairment of des_ira-l;il'ity or useful life arisiné from factors external

to the property, such as external forces or environmental changes that affect supply/demand relationships
in the market.

The subject does not appear to suffer from a discernible amount of external obsolescence; therefore, none
is assessed.,

Ly  FINALCOSTESTIMATE _
The estimate of value via the Cost Approach is shown as follows.
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I __ FINAL COST VALUE INDICATION
_ Replacement Cost
Replacement Cast - Building
Soft Cost Percentage
Add: Soft Costs
Entrepreneurial Profit Percentage
Add: Entrepreneurial Profit
Replacement Cost Including Profit
____ Estimated Accrued Depreciation
Physical Deterioration
Deferred Maintenance
Curable
Incurable (Short-Lived)
Incurable (Long-Lived)
Total Physical Deterioration
Functional Gbsolescence (Curable}
Functional Gbsolescence {Incurable}
External Obsolescence
Less: Total Estimated Accrued Depreciation
Depreciated Value of Building
Add: Depreciated Value of Site Improvements

Add: Land Value

Indicated Value

i "AsIs" Value (4/2/2018)

Rounded Final Value

THE COST APPROACH

$14,995,154
4%
$599,806
10%
$1,559,496

___$17,154,456

50

S0
{$343,089)
($343,089)

S0
{$343,089)
516,811,367
50

$440,000
$17,251,367

$17,251,367
$17,250,000
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Typically, a value estimate by the Income Capitalization Approach requires an analysis of the comparable and
competing market for the type of property under appraisal and an estimate of market rent for that property.

Also required in the Income Capitalization Approach is an analysis of current investment policies relative to
financing and rates of return for today's income property investor,

The subject is income-producing real estate purchased for the purpose of generating net annual income or
cash flow to ownership. Net income or cash flow, the primary benefit of ownership, is the basis for
determining value when value is recognized as the present worth of the future economic benefits arising out
of ownership to typical users or investors.

The value indicated by the Income Capitalization Approach is a reflection of a prudent investor’s analysis of
an income-producing property. In this approach, the direct capitalization method is used.

Future benefits are estimated by forecasting the gross earning potential of the property under prevailing and
foreseeable market conditions. Appropriate allowances for vacancy and operating expenses, based on
prevailing and foreseeable market trends, are then deducted from gross earnings. This process results in an
estimate of net monetary benefits to ownership, which are then capitalized into a present warth,

ECONOMIC PROFILE
Briefly described, the subject consists of a good quality four-story mixed use - office/retail property in
excellent condition, containing approximately 51,570 SF of net rentable area, constructed in 2016. The
property is currently vacant and in warm shell condition. The building currently has open floor plans ready
for tenancy with nearly finished spaces which only require flooring to be installed in each of the units. The
ground floor retail space could also be used as office units as they are open floor plan commercial spaces.
Although the subject property has the capacity to have ground floor retail, the spaces had exhaust vents
removed and would not be able to house a restaurant tenant. The ground floor spaces are open and have no
particular layout which would be attractive to a particular tenant. The ownership states the ground floor
spaces could easily be used for office or retail uses. For this reason, we have only included office rent

comparables in our analysis which best represent the earning potential of the subject’s currently vacant
space.

To arrive at an estimate of market rental rates for the subject, we considered the comparables presented, as
well as the actual leases, in place at the subject. Often, the best indication of the subject’s rental capability is

the actual signed leases at the property, but the subject is currently vacant and does not have any leases in
place.

ST _ MARKET RENT COMPARABLES _
A search of the market was conducted for rental comparables.

The pertinent data relating to these comparables can be found on the following pages.
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_L_e_a_se Comparable 1

=i oo \ocation 2 4 _. i
Name 3010 Lava Ridge Ct County Placer County
Address 3010 Lava Ridge Ct Zip 95661
City Rosevillle Tax Parcel ID 459-010-044
State CA
| __ ste&improvements
NRA 69,656 Year Built 1999
No. of Floors 2 No. of Buildings 1
Land SF 131,116 Land Acres 3.01
MVS Quality Good Condition Good
FAR 0.53 Parking Type Surface
Parking Spaces 279 Parking Ratio 4.00
= B e e T Lease S TR S - S e
Lessee SF Rent/SF/Mo. Escalation TIA
Lease Date . Lease Term leaseType = N _Concessions
Asurea 11,094 5195 3% Annually Not Available
6/1/18 60 Mos.  Full Service None
- e sacedt VDS Cum_rrm_en_t_s' = T _ -

This is a direct lease of a 11,094 5F ground floor office space in a 69,656 SF office building in Roseville,
California. This lease has been signed to commence on June 1, 2018 for a five-year term. This building was
awarded an Energy Star label in 2007, 2010, 2012, 2014, 2015 and 2017 for its operating efficiency. Lave
Ridge Business Center was awarded Office Building of the Year 2009 Toby Award : Category Suburban
Office Park Low Rise.
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Lease CurnparaBI_e_z

_Location :

Name 3013 Douglas Blvd County Placer County
Address 3013 Douglas Blvd Zip 95661
City Roseville Tax Parcel ID 048-021-019
State CA

L __ ; Site & Improvements = e
NRA 42,855 Year Buiit 1995
No. of Floors 2 No. of Buildings 1
Land SF 121,968 Land Acres 2.80
MVS Quality Good Condition Good
FAR 0.35 Parking Type Surface
Parking Spaces 130 Parking Ratio 3.00
Lessee SF Rent/SF/Mo. Escalation TIA
Lease Date Lease Term Lease Type Concessions
Private National Mortgage A 15,060 §2.15 3% Annually Not Available
5/1/18 60 Mos.  Full Service None
W =N Comments o

This is a direct lease of a 15,060 SF second-floor office space in a 42,855 5F office building in Roseville,
California. This lease has been signed to commence on May 1, 2018 for a 5-year term. This property has a
12% core factor. Olympus Corporate Centre is a four-building complex of two- and three-story office
buildings offering approximately 191,000 square feet of rentable space. Built in 1995, 3013 Douglas
Boulevard is a two-story, hexagonal building clad in blue reflective glass. It totals nearly 43,000 square
feet of rentable space. The campus-type setting offers ample tenant and visitor parking and broad outdoor
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o e Lease '(-fo;parab[e 3 ]
[ ~ Loaation SR T T
Name 201 Creekside Ridge Ct County Placer County
Address 201 Creekside Ridge Ct Zip 95678
City Roseville Tax Parcel ID 015-166-064
State CA
e __ F Site & Improvements == ==
NRA ' 48,000 Year Built 2005
No. of Floors 2 No. of Buildings 1
Land SF 148,104 Land Acres 3.40
MVS Quality Good Condition Excellent
FAR 032 Parking Type Surface
Parking Spaces 173 Parking Ratio 3.60
e o leses A i
Lessee SF Rent/SF/Mo. Escalation TIA
Lease Date Lease Term  Lease Type _Concessions
Solaredge Technologies 11,087 3% Annually Not Available
4/1/18 - 60 Mos.  Full Service None
B — Comments = 21

This is a direct lease of a 11,087 SF office space in a 48,000 SF office property in Roseville, California. This
lease was signed to commence on April 1, 2018 for a five-year term. The lease inclodes annual CPl

escalations of 3%, This property has good access to California State Highway 65 and interstate Highway
80.
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__ _____ _ Lease Compara'.ﬁl_e_‘lm ST o T
= E =1 . Location T T
Name 3009 Douglas Blvd County Placer County
Address 3009 Douglas Blvd Zip 95661
City Roseville Tax Parcel ID 048-021-018
State CA
S e s L T e
NRA 53,639 Year Built 1996
No. of Floors 3 No. of Buildings 1
Land SF 135,036 Land Acres 3.10
MVS Quality Good Condition Good
FAR 040 Parking Type Surface
Parking Spaces 214 Parking Ratio 4.00
e = VT i RSN G
Lessee SF Rent/5F/Mo. Escalation TiA
Lease Date ~ leaseTerm Lease Type T __Concessions
ATl Architects and Engineers 5,125 52.05 3% Annually Not Available
1 thfi ti h
10/20/17 64 Mos.  Full Service monti free rent In eac
- first fourEa_rE
_ Comments

This is a direct lease of a 5-,125 SF office s_pa-ée ina 53,63-5-} SF office buildiEﬁ-Roseville, Californ}.a_. This
lease was signed to commence on October 20, 2017 for a S-year, 4-month term. The lease included one
month free rent in each of the first four lease years. The lease also includes a 3% rental rate escalation

annually. This building was awarded an Energy Star |abel in 2009, 2014, 2015 and 2016 for its operating
efficiency.

THE INCOME CAPITALIZATION APPROACH
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Roseville Civic Plaza

el THE INCOME CAPITALIZATION APPROACH

 Lease Comparai:l_e 5

- e N — anat'on ....... —
Name 1430 Blue Oaks Blvd County
Address 1430 Blue Oaks Blvd Zip
City Roseville Tax Parcel ID
State CA
___ ste&improvements
NRA 94,800 Year Built
No. of Floors 2 No. of Buildings
Land SF 261,360 Land Acres
MVS Quality Good Condition
FAR 0.36 Parking Type
Parking Spaces 286 Parking Ratio
D T ¢ 5 < WA
Lessee S Rent/SF/Mo. Escalation
Lease Date _ Lease Term Lease Type =
Invitation Homes 8,680 $1.85 3% Annually
9/1/17 60 Mos.  Full Service
Ll ———, 220 BT _

Placer éouni\; -

017-250-047

__Concessions

This is a direct lease of a 8,680 SF office space in a 94,800 SF office property in Roseville, California. This
lease was signed to commence on Spetember 1, 2017 for a five-year term. The exterior of this property is
tilt-up concrete wall panels with dual pane vision glass set in anodized aluminum mullions. Amenities
include showers and lockers located adjacent to the first floor restrooms. Coffee/deli kiosk is located in
the main lobby. There is after-hours building security provided by an electronic card reader system at

lobby entry doors. This is an Energy Star Awarded building.

JOSEPH J. BLAKE AND ASSOCIATES, INC.
REAL ESTATE VALUATION AND CONSULTING
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Roseville Civic Plaza
18-117-11

THE INCOME CAPITALIZATION APPROACH

Lease Comparable 6

A

P

-~ .wf?—i 39 ST
If:1 2

Il '

_ el - Location

Name 3001 Lava Ridge Ct County Placer County

Address 3001 lLava Ridge Ct Zip 95661

City Roseville Tax Parcel ID 459-010-040

State CA

e = i e, Slt'pha'n-l'n-'lﬁ_r;vements e e 4

NRA 108,624 ' Year Built 2005

No. of Floors 3 No. of Buildings 1

Land SF 239,580 Land Acres 5.50

MVS Quality Good Condition Good

FAR 0.45 Parking Type Surface

Parking Spaces 434 Parking Ratio 4.00

= § leases

Lessee SF Rent/SF/Mo. Escalation TIA

Lease Date  lease Term Lease Type - Concessions

Clear Captions 16,163 $1.95 3% Annually None

6/1/17 72Mos  Full Service None
'_(;mi"lﬁ'\ents =

This is a direct lease of a 16,163 SF office_s;bace in a 108,624 SF office property in Rosevill_e,_éa-lifdrni'a_.-

This lease was signed to commence on June 1, 2017 for a 6-year term. The lease includes 3% annual
escalations. This building was awarded an Energy Star [abel in 2017 for its operating efficiency.

JOSEPH J. BLAKE AND ASSOCIATES, INC.

REAL ESTATE VALUATION AND CONSULTING
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Roseville Civic Plaza
18-117-11

THE INCOME CAPITALIZATION APPROACH

RENT COMPARABLES SUMMARY

P __Comp_ —h  lessee __-_':___I'.eas_e_p_a_t__e__ = SF __ __leaseTerm I.e;sé_ﬁ-pe' _ Rent/SF/Mo.
1 3010 Lava Ridge Ct Asurea 6/1/2018 11,094 60 Maos. Full Service 51.95
__ Rosevillle,CA e e oy e =
2 3013 Douglas Bivd  Private National 5/1/2018 15,060 60 Mios. Fult Service 52.15
__ RosevillecA 000000000 I e
3 201 Creekside Ridge Solaredge 47172018 11,087 60 Mos. Fult Service $205
__ Roseville, CA — N = N _
4 3009 DouglasBlvd  ATI Architects and 10/20/2017 5,125 64 Mos. " Full Service $2.05
___ Roseville,CA = = = . —_— o
5 1430 Blue Oaks Blvd lnwtatlon Homes 9/1/2017 8,680 50 Mos. Full Service 51.85
____Roseville, CA o o o - P
6  300% LavaRidge Ct Clear Captions 6/1/2017 16,163 72 Mas Full Service $1.95
__Roseville, CA ; — = _— - —
RENT COMPARABLES MAP
§ patvOt X Loomis
3 & &
= e
B w ot
o8 F
I:k’ﬁ-‘[!tr = 'if%b 1‘;? -.r%
W s -
Blue Qaks g . & Sierra Coltege
Ige Rockin ~ ©
5 .8 o r
& 4 £ & Wella Ave
§ el 3 % 2
Sy Z Q
[+1) -8 fa §
5 o ﬁ 3
13 r3r *4, Ca
i T Oamoed Qapps 2 {
E . pie O S s
éﬂpn J‘#‘wnwvd 1.5‘3 g
Ros@le ? ? Olive Aanich Ad
= Vineya:d Rd & Douglos Bivd
; s ! g
‘E Sl & Maidu =) Faekn Ra 8
F L g g
S g Regional Park g z
b PFE Rd o
(>00gle o > 2 Map cata ©2018 Google
JOSEPH J. BLAKE AND ASSCCIATES, INC.
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