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Prudential insurance Company

Executive Appralsal Summary
Fagnt of 8
Version 7 _ 3132004
Control:
Portfolia WCOT
Property Number o
Sub-Proparty Number o
(Cwmned, LV, Mtg.) WO
Nomirel Parcent Interest T00,00%
Property Typa LHD
Irterest Appraised Feo Simple
Dute of Value e
Appraiser J Fivnn, dA
Proparty Data:
Propetty Name fosorn Paik Lend
Address:
Address 1 {7 Asare Pak Rd
Addrese 2
City Beaimint
Stata FE
Zip 2748
Region NE
Land Ares £81,875 SF
Building Dada;
Year Bukt
Number of Bufldings
Nunber of Floors
Rentable/l_sasabis Area ¢ SF
Category 1 0 SF
Gategory 2 ¢ &F
Category 3 . 3 SF
Percartage Office Ares (Inchistrinl only)
Unite/Rooms (Apts. & Hotads only) 3
Garage (Yes/No) N
Spaces
Ocrupancy Data:
Subject Property Parcentage Leased
Market Oceupancy Rate
Stabilized Otoupancy Rate
Estimated Months to Stabilized Ocoupancy & ronths
Number of Tenants
Average Remairing Lesse Temn QL0 years
Aversge Cortract Lease Term 300G yoars
Near Tenn Lease Expiration Schedute:
Year 1 £ gF
Yewr 2 & SF
Yeuw 3 o SF
Year 4 5 SF
Yeat 5 & SF
Relsasing Assumpbions:
— Calegary 1 Calegory ” Ciegary 3
Typleal Laase Term ' g 9 yaars
Down Tima Batwesn Leases f o 9 manths

Tenant Retention Rate ' 0% a5 0%
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Pridential Instirance Company
Executhoe Appraisal Sammary
i
Vemioa 7 IPags 2 21 G
Gk Approsd
Rephaosthcnt Cast Nevy - EXCLUDING Land Value o
Land Vaie 8,800,000
Vaus Extimate vis Cost Approach Eol
Inatarable Valos 0
Asgagzad Vahio P
Baden Compwison Approach:
=t 500,006
Butowms: Captaiatian Approach:
Duata; | Mariet Rent Tl
| Avttoo Rangs [ appl callw) Fvoraga uriet Rect
Categary ¥ 6.6 PRI SCERIR 0L Frd aanym FAVIOL
Cxtagory 2 .00 PUr MR foct Der aanum
Catpgory3 hie] par atusrg et por annum
Aywane Soradt Aversge Cenvast Rart
Category 1 510 P 5c e foct e € num Ebl
Crlmgory 2 *x pe: seuane fock poF sanum
Category 3 000 pa; SGuare ook per BanUm
Curment Averaga ety Rooim Rarte (Hotals Crly) L0
Stabikzed Ave. Dalty Resm Raby (Hotels Onky) e
Prospeeive Renk Estimatos: Catapory - Taeqiy 2 Calerior 4
Herta) Rate Parcant Rental Rats Percent Retal Rate Preert
Par 8 PerYy f e L EXEFPRIYY | Inarease Per 8F Sar Yt hoiese |
Jeriod 1 000 0,00 L.00% w.ae TiddRg
Petiod 2 .00 000 S00% $0.00 VoY
Period 3 .00 00 . 30.00 PREC
Parod & 0.0 $0.00 30,00 (50
Pariod § $0.00 30.00 50.00 jitasd
Partod 8 $0.00 e 0,60 LA
Paried 7 8.0 0.0 3000 Pite
Pariod 8 $0.00 $0.% .00 1tz
Pgriod 8 $0.00 $0.00 8000 e
Fertod 10 .00 $0.00 o it o]
Parid 11 $0.00 30.00 50.02 00
Pariad 12 .00 o] .0 L
Parlod 13 $0.00 3040 oz 5{%
Peried 14 000 0.0 0 DAKRE
Partad 15 .00 $0.L0 §0.00 jileu
Avarage Changs Over Haldbg Poricd — T
Capitad Cost Assumprioms:
Toraet Improvenant Allowance | Catncgory [ categerysl | 1:73555_‘{3 ]
beaw Lagsas .02 [ ] A% ser square foot
Lnorse Renewals foH] €349 DR Jer aquara faat
Leasing Cornmizzdons: (choose onal [ % I Porgd ]
Cemgory 1
Nevy Laatoy 298% 800
Lewse Renawals GOl 383
Cabegory 2:
Maw Leasay plhesd FE Y
L5258 Renewals 20 083
Rewcvs For Reglacaments:
Rexzorvs Allowemcs for Hotets i
Risaerve Allowanes tor Apartments. $C par unit
Resarvy Alowance for Other Property Typ's .00 persf
Ottwer Near Ter Caitef Casts
Yewr 1 ®
Yeor2 fav]
Your § &
Yeard &
Yeus5 %
Opurating Epenses @
Rewl Estrbe Trxas ©
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Direct Capitadization;
Effactive Gross Reverne S0
Expenses pdsd
Nat Oparating Incoms 30
Near Tevmn Capital Expendies 30
Olhrer Adustments 14
Ovarstl Capitalization Rate 0.00%
Value indicstion 30
Digcounted Cash Flow Analysis:
Holding Peried 10 years
Base Assumptions;
Eaae Infiction Rate Assumption 0.00%
Raal Estade Tax Growtf Rite BL0%
Rokall $ales (Ratall Only) S0 par squzre oot p snmarm
Retnil S#es Growth Rate 2.00%
Gartaral Cpemiing Expense Growth Rate F0%
Bxpanss Rocaphuce (Gross, Nef) Gross
Cash Flow Assumptions:
{Trput o1y for Hokdtng perfod pests. r Cush J
1o it Dsgatt NO! or ewsh fow foe reversion el NGt Flow
Paried 4 50 3%
Pariod 2 50 b
Puriod 3 40 %0
Period 4 54 40
Period 3 50 30
Puriod 8 30 34
Poried 7 0 5¢
Period 8 5Q g
Parlod 8 b:9) &
Period 10 $0 i
Pariod 11 0 5
Poviod 12 hid] B
Perind 13 $C B
Paded 14 %0 i
Period 18 30 50
Pariod 18 £ blel
Raevarsion Assumptions:
Cash Flow Peslod Capitakzed 0O thysar
Shebikeed Vacanuy Rate 0.00%
Torminal Caphakzation Rete eo0%
Cost of Sale £.00%:
Net Reversion Extimata 0
Dizcount Rate L.00%
DGF Value Estimate %0
Othwor DCF Adfusstments £
Adjusted DCF Value Estimate $0
Fercent Atibutalrke to Cash Flow .005%
Percant Attributable to Reversion 0.00%
Firval Vadue Conclusion 58,500,000

Please enter In the cell below ;
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Executive Appraisal Summary
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{Te B2 Completec By Wnternal Valuation Unit)
Mortgags Analysis:

Mortgage Interest:
Cefateral Value
Facs Value of Instrument
Contract Intecest Rate
Market Interest Rate

Market Vaiue of Instrurent
Collateral Adustad Vilue

Mortgage Liabikty Analysis:
Market Value of Proparty

Faoe Value of Debt
Contract Intorest Rate
Market Interest Rate

Market Value of Datt

Equity Analysis:
Noming Equity Vahie
Mortgage Advantags
Prepayment Penvaltize

Effactive Equity Value
Joint Venture Analysis:

Norrinal Percertage
Norninal Vakse Allocation
Control Adjustment:
Promium
Discount

Allocated J.V. Valua V
Effective Ownership Interest

$3,800,000
Lo

-

$6,602,00Q

£
1.00%
0.09%

0

$8,600,000
30
3¢

T 58,800,000

0,00%
50

o

RS

&5

50
0.00%
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PROYERTY IDENTIFICATION
Nire of Property Acgr Park Land -
Address Ong - Two Acom Park Road
City Belmpnt
State Massachusents
Region Nrtheast
Property I Number 22.0001
Portfolio ID weoT
Tye of Property Vacant Land
Pirysical Datx:
Land Area 15.656 acres (681,975 S|}
Main Structire:
Year Campleted .
Number of Stories
Leassble Arza —
Unitw/'Rooms
Perking Structnre:
Gaage (Y/N) No
Number of Spaces

For g more detailed dosaiption of the subject property, refer to the previons o termal appraisal, which is refirenced herein.
PURPOSE AND FUNCTION OF THE APPRAISAL

The purpese of this appraisal is 1o estimate the market valus of the detned meel pooperty iaterest in the subjest property as of the
date specified below. The funetion of this report i3 for use in connertion with the quartsly valuation of the properly i whish
Prudential has an intcrest on behalf of an insurance sompaay separste scount.

REAL PROPERTY INTEREST APPRAISED

The reat property interest appraised is as follows:

__ Leased Fee Estater An ownership interest held by a landlord v 7th tae right of use and ocoupancy corveyed by leese to
od-m]. The tights of lessor (the leased fee owner) and leasd fec ae specified by contract terms contained witkin the
leaze.

. Leasshold Estate: The fmtercst held by the Jessec (the fenani or renter through 8 lesss sonveying the rights of use and
occupancy for a stated term under certain conditions.

The Dictiorary of Real Estaze Appraisal, 3rd Bditien, (Clicago: Appraisal Ir stime, 1993), p. 704,
“ The Dictienary of Real Estate Appraisal, 3rd Bdition, (Chinago: Appraizat Trgtitate, 1993), p. 204,

© 1995, The Prudential VE-A3 January 1995
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X_ Fee Simple Hstate: Absclute ownership unenctotbered by iy other icterest or estate subject only 9 the
limitations imposed by the governmental powers of taxaticn, eminent domain, police powst, md eschint”

— Mortpaged Fee Interest: A foe sirople estate or Jeassd fee cstate subject to & mon@ng;

EFFECTIVE DATE OF VALUATION

The valugtion date {=

. March 31,2003
__ Jupe30,2003
X Septeher 20, 2003
__ December 31, 2003

HISTORY OF THE SUBJECT PROPERTY

The three-year ownership history of the subject property is s follows:

mmhm_wwwﬁmﬂm Imont Uplands by the Tawn of Beinmt,
3 ses, We ynderstemd that fie curvent ownets ar¢ in the process of having i

ket for office development The alliance parmer, Steve Corridan
mataly 23 m@nﬂn&mxﬁ,_lnmm.nmg for

DEFINITION OF YALUE

For the purpose of this report, Market Value shall be defined as follow s

™... the most probable price which & property should bring in a ot ropetiti¢ and open market urder afl conditiors
requisite to a far sale, the buyer snd scller cach acting prodently and knowladgesbly, snd assurdng the
price is not affected by undue stimalus. tmplicit in this d-fmitior. is the consurzmation of a sale a5 of a
specific date and the passing of title from seller to buyer undr conditons whersty: !

(1) Buyer and seller are typically motivated;

(2) Both partics are well informed or well advised, a1d acting i what they consider thelr
OWn begt interests;

(3) A reasorzble time i3 allowed for exposure in the upen miwhet; 3

5 The Dictionary of Real Estate Appresisal, 3rd Edition, (Chicago: Appraissl Institute, 1993), p. 140.
The Dictionary of Real Estate Appraisal, 2nd Bdition, (Chicago: Amexican Jnstitute of Resl Extate Appraisess,
1989, p. 203,

© 1995, The Prudential VI-AA4d Japuary 1995
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(4) Payment is rmade 1o termss of cash in U.S. dollare or in terms of fingrcial arrangements
comparable thereto; smd

{5) The price represeats the normal consideration fix the propaty scld unaffected by special
or creative financing or sales concessicnos grented by anyooe assoviated with the sale.”

"As fither clarification, NCREIF believes that it is reasonabls under sument market conditions, (o asswme up to
one year 10 scll a property.  Conversely, a mmrketing period f three years would typically not e
sppropriate under the Market Value definition. Fusther, Mioket Velue does net assume 2 "liquidat on s

{forced sale) which would place unduc erphasis on time ad cash®
SCOPE OF TEE APPRAISAL

Standards Rule 2-2 (f) of USPAP requires that each written real propecty sppraisal report must deseribe the extent of the
process of collecting, confirming and reporting data.

It should be clearty undérstood that this appraisal report is a limited restricted appriisal report. The a-quisiton package
should be consulted for a fiirther understanding of the property.

Narre of Fropetty Acom Park Land
Belmom, MA
Appraiser Cugtrran and Wakefield of Messach tsetig Ino,
Date of Appraisal Tuly 18, 2002
Date of Valuation Seoternber30,2002

The property description, data aod anatyses contaiped thercin are incorporatad herein by refersnce.

SCOPE OF THE APFRAISAL

Standands Rule 2-2 (f) of USPAP roquires that each writtan real Propety appraisal report must deseribe he exant of the process
of collecting, confirming and reporting data, This interim Jimited apiraigal prepseed under Standard 1 of USPAP &5 prinsile
lintited to the Discounted Cash Flow Analysis of the Income Approach to Value, with secondury support from the Sales
Comparison Approack The process for this appraisal as agread upon with Prudeutial is as follews:

We will perform limited sppraizals on &n annuel basls, Ouar analysis will be Knited because we will not nesessarily inspest
the property or its market mrea durfag the quarter of appraisal, we wi'l not conduct an in-depth search for comparable sales.
‘With regard 1o annual lirited sppraisels, our due diligenes will inclide the fvllowing:

Request information packeges from spproprizte contacts

Interview the manager of the subject propesty and reqquest informaticn fn the following artas:

Current leasing status of the subject. This should detail any anticipated leasng which might take place over the forescoable
fulure, 85 well as any potential vacating tenants

Cuwrrent physical condition of the subject

Recently completed or anticipated future eapital cxpenditures

Current market conditions regarding supply and demand with might 1fect vilue

Current market conditions regarding lesse rutes and terms, concassioas, ¢owatime, cte.

% Standards of Professional Appratsal Practice of the Appra‘sal insttute and Uniform Standard: of Professional
Appraisal Practice, € The Appraisal Foundation, 1994, page 7.

¢ "NCREIF Clarification Statement Regarding Market Valuc' 7, Nationz Council of Real Estate Investnent
Fiduciaries, 1091,

© 1995, The Prudential VI-AS January 1995
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Which building(s) are currently competing with the subject, or whish might be eompe ng in the near futu -e. Get buflcing
numes, sddresses, and leasing agent pbone numbers.

Recent sales of simifar properties

Porform a cursary search for comparable fmpraved sales (primarily for caphalization retes
Interview/research (he conpetition regarding:

Rental rates

Octupancy

Concessions

Any other pertinent information

Call local planning department to determine if there is any plenned new supply which might affect value
Updats leass by lease software. Incorporate Jease changes end cvmmnt market parameters

Run cash flow and pricing matrix

Complete Prudential’s Interim Update Appraisal format

Maintain work notes, phone logs of names sd dates of those wha bave bocn Inierviewed,

The Property deteription, data and anslyscs bave been muintained in the wor fles of fy3 appraiser’ and are jneotperated heretn,
by reference. Anyone relying on this appraisal shoukd refer to the zppraises’s work fles for & complete un derstarding of this
eraltysis.

Analysis Overview

The primary source of property and/or market dam wilized in this report was obtained ffom the property owner or thelr
representatives, the on-site property manager, local real estate profess onals/izvestors and public officials in the planning, zoning
ard assessoc’s offices. Addirjonal secondary supporting market data wiilized included the Marshall Valustion Servica, the
Ingtitute of Real Estate Management (IREM), BOMA, Korpacz Invesiment Sirvey, cte.

The appraisal reflects the resulis of our analysis of specific merke? d s telating fo the subject property, comparable progerties
sold and leased, and & cursory stody of the supply and demand choirs terisdes of the marker area afecting thy subject Proxaty.
The value estimane is based on the estimated curent highest aod beat use of ths subject property.

Applicability of Approaches

Based on our malysis, fhis repart is presented as 2 Reswicted Appraisal Repat and has teen prepared under USPAP Standerd
Ruls 2-7(c) of a Lirmited Appraisal perforimad under Standard 1. The priman - method of esimating market vahue is through the
use of the Discounted Cash Flow Analysis of the Income Capitalizeticn Appriach 1o reflest the property end r arounding reket
25 of the cutrent date of valustion. Tn addition, & Saks Compaxisort Appreach analysis has been covpletod where daut was
available as support for the income capitalization approach to velue..

This report and the work file of the appraiser should be read in thelr entirety’ for a camiplete understading of the scope of the
appraisal and the limiting conditions that apply to this valuation and repor. Reference 13 hereby made to the master Stardard
Cooditions and Certification, which is on file in the Comptrolle’s Degratmient of the Prudential Insurance Compazy of
America.

HIGHEST AND BEST USE

1t is vur opinion that the subject property #ppraised hercin would command its highest price if sold as an irvestment opportuyity |
for continuation of the current use, &, operation & gn nvestment grade property for the preduction of ren’al income, In the |
cass of the subject property, we are sarisfied that the current use is logat ard profitable erd that there is n¢ ¢+ idence of a Jigher

and better use.




03/10/04 12:28 FAX 8103373788 0'NEILL PROPERTIES

INCOME APPROACH

The subject is vacant land, therefore the incotee spproach was not corapletsd

SALES COMPARISON APPROACH

FoLa/0ie

The external appraiser, Randy Harwood, MAI was contactsd to astist in updating the sales comparables. Mz Harwood was
voaware of eny recent activity since the external report was compleeed. The following cales for the suiject site ware empleyec

in the extermal sppraisal;
FEE = RO s 3
.g._ , 2 : A." S ..‘;a, : i 5 i : 3}
M " 7 huio T
Rs, Lucaten Graniee Pats Stedery | UMR# Vkiss §(kere COMMERTS
) ) 94,1 Acre ste, Jacated in large Ircustal ol
1D Keretick et Wolkher /\Whishol  [SEI500] AWMOSF | bdPerk B e aumpi0sus ool oice uihy s |
Nese 4 ‘4t on Bre eite. Lavaind st south of iy etets 89
D ermatc Tochoelagy “ WK tiog HEE 'ihlsﬁia 13 ¢eimgklanc 4 be a serior bk,
. e { . ;:This bita & {2 3ated ne.arhe Budiagtan .l g0
2 Ver Do G S Amefonband Matk ! SISOOMGE 40 o TEN iprady 85,A420,020 s 00 5% ok s
Eurigton ) B e U 1w 1
Onix L Baingion W | B0k | G B A0
, IThis sl wes purthes ad for siostueton ofs
3 77 Fouth 77 Fouth Ao LLC (513000000 2400 Lommecchal BIT3 0060 squene ekt busieing, s swcele
Wit i ‘ —d A b —eriorabad offf ateretats 85 b RaNES 2 00
BP Frarth Averam wm AR Ac oo QEBE (9 BIspeiccdon
Gw he $ale was @ purch sse afa 233 acm sy,
3 ;Lucdxd]nFran‘éra;naﬂ. A45,000 savare Bl ufics
4 :Egammm Road A el Was o b 558 b S200 10
g 0 18 igwd. amban quatiee X b sutjest
i
© 1995, The Prudential VI-A7 Jamsry 19953




03710704 12:28 FAX 8103373788 0'NEILL PROPERTIIS gio14/018

In addition, a search was made for additional land sales -which 1may have occurred since the previons exfernal
appraisal. There was onc sale which took place in the Lake Williams Corpurate Center of a 9.00 acte pateel
which was zn allocation for a development site in Marlborough, MA. The Marlborough maret is in the 495
submarket and considered to be a secondary market, especially in: comparison to the subject. The 9.00 scre
parcel has an cstimated building vield of 120,000 square f2ot of GEA indicating a price per square foot of floor
arce of $15.00. The site is the most recent land transaction, bowever it is not tmely comparable to the subject.

In the absence of recent land transactions, the $35.00 per square foot FAR estimate has been maintained, whick:
indicates a value of $8,600,000 (rounded). Ttis expected thet once the rezoning effort is complsted that it could
have a significant increase on the valus, although it is speenletive o assure a successful outcon 2.

© 1995, The Prudential VI-A8 Jaguary 1.595
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RECONCILIATION
Sales Approach 58,600,000
Final Value Income Approgch 38,600,000

The sales comparison approach was utilized in this analysis. As a rxult of owr irvestigation and snalyses, oy final
estirmate of the mmrket value of the legal interests appxaised, as of September 30, 2003 is:

EIGHT MILLION SIX HUNDRED TBOUSAND DOLLARS

38,600,007

Principal Appraisers:

Dates .
Alyce DeJang, MAY
Prudential Invurance Company of Amerkca
Chief Appruiser

Date:
Jude ¥lynn, MAI
On behalf of Awerican Appreisal Associates

Dato:

F. Brizn. Johoson, MAL
On behalf of American Appraisal Associates

© 1995, The Prudential VI-A.9 January 1995
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Joint Venture/Mortgage Analysis:
Comparative Analysis:

jous Analysi Current Analvsis
Effective Date of Valuation 8/30/02 930/03
Final Value Conclusion $8,600,000 88,600,000

Cowmments: The property was externally appraised in the Third Quarter 2002. The property is in the procsss of
being rezoned from office to Tesidential land. At the present time the affort is well wderway although reqrires
approval at the November town meeting. Itis difficult to predict the success of the effort at this tirve, thereforz
we values the sits under the current zoning. The results were that there was no change in vaiue.

© 1995, The Prudential VI-AA0 January 1995




