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New parking structures underneath the Veteran's Bridge on both the
north and south sides of Smallman Street take advantage of otherwise
undesirable real estate. On the north side, the structure straddles
Railroad Avenue, allowing traffic to flow freely while maximizing use

of space. In total these structures provide over 3100 spaces, a number
greater than the total capacity of the current lots
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Expanding Strip District Fabric

Strengthening Riverfront Connections
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Riverfront greenway meets Railroad F’ark
at Sixteenth Street Bridge

Railroad Avenue facing east

Initiating residential expansion to the east

Two floors of parking below an elevated linear
park solves two key residential needs:
parking for residents and insulation from the
loading docks of the historic
market on Smallman Street
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Parking Analysis @
// , Spaces Built 5,082
Sources and Uses of Funds DayIUse Day Evening Stage_;ld_
Sources $ % Uses $ % Residents . Pwk' Ing =
Debt 295.978.756 80% Land Acquisition 29023556 8% Residential Units 1,025 @y Under Bridge
Equity 73,994,689 20% Construction 292,575,624 79% Cars / resident 15 . M ed Use E
Interest Reserve 48,374,266 13% % Utilization 20% 100% ixed Use East
Total 369,973,446 100% Total 369,973,446 100% Total 308 1,538
Cash Flows Current users (commuters and overflow) _I_\_/lfxed Use Northeast
12/31/2008 12/31/2009 ——» 12/31/2024 Total current spaces 3,000 . :
Gross Potential Revenue 10,950,786 11,388,817 65,553,276 % Utlization 100% 20% Mixed Use North
Less: Vacancy and Lease-up (736,107) (765,551) (4,326,125) Spaces needed 3,000 600 ixed Use No
Net Revenue 10,214,679 10,623,266 61,227,151
Office employees
Less: Operating Expenses (1,498,844) (1,543,707) (12,953,119) SqFt of Office 121,958 Mixed Use Northwest
Net Operating Income (NOI) 8,715,835 9,079,558 48,274,032 Spaces required /1,000 SqFt 3
% Utilization 100% 20%
Capital and Leasing Reserve (441,664) (459,331) (3,168,205) Total 366 73 Grocery
Cash Flow From Operations 8,274,170 8,620,228 45,105,827 . .
Entertainment/Retail Patrons Mixed Use with School
Initial Investment (Staged) (369,973,446) SqFt of Retail 630,108
Sale of Asset s 580,770,778 SqFt per required space 250 .
Total Unlevered Cash Flows (369,973,446) 8,274,170 8,620,228 625,876,605 7 Utilization 50% 90%
Total 1,260 2,268 Smallman East
Unlevered IRR 11.9%
Levered Return on Equity 30.3% Spaces Needed 4,934 4,479
Assumptions
Financial Construction Leasing Notes
Land Acquisition $/SqFt $15'O°O Cost of Construction ($/SaF) Retail _ Residential Debt is drawn down from a credit facility based on acquisition and construction needs and
Interest Rate (General) 7.5% Resu.:lentlal $135 A Rent ($/SqFt/yr, tr!ple net) $19 High-end Rent ($/SqFt/month) $1.50 repaid out of cash flow. 12% of Debt is repaid as a TIF. Developers bear carrying cost of land.
Interest Rate (Tax-free debt) 4.5%  Retail $120 B Rent ($/SqFt/yr, triple net) $15 Affordable Rent $0.75  20% of residential space is allotted to affordable housing to allow for floating of tax-free bond.
Debt: Value Ratio 80% Live/Work $140 Avg. Stabilized Vacancy 10% Avg. Stabilized Vacancy 5% 40% of high end residential is condo.
Exit Cap Rate Office $140  Office Condo Sales Price $100,000 Land for parks and Cultural Center is purchased and then donated to the city, yielding $3.5
Office, Retail 9.0% Parking $120 Rent ($/SqFt/yr) $18 Opex (% of NetRev) 30%  million in tax write-offs to investors. Developers choose not to purchase Seagate building and
Residential 8.0% Underground $120 Avg. Stabilized Vacancy 10% Live/Work Wholesale Marketplace (including loading lane).
Avg. Rent Increaselyr 4% Structured $50 Opex (% of NetRev) 20% Average Rent ($/SqFt/yr) $17 During lease-up period, vacancy drops on a straight-line basis toward the stabilized vacancy
Construction Period (yrs) 6  Lease-up Period (months) 6 Avg. Stabilized Vacancy 10% rate. We expect significant pre-leasing.
Park Upkeep ($/SqFt) $0  Capital Reserve (% of NetRev) 6% Opex (% of NetRev) 30%
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Stage 2
Building
SF Office Building
SF Live/Work
SF Retail ] Entertainment Complex
SF Live/Work "'Unde_[ground Parking 189,000 SF
SF Retail
Mixed Use on Smallman
SF Live/Work
SF Retail Stage 3 East of 16th St Bridge
SF Live/Work Low-Rise Residential Complex
SF Retail
SF Retail Parking under Linear Park
SF School Stage 3 West of Veterans Bridge
SF Retail Waterfront East 30,000
SF Live/Work 70
45
SF Live/Work
SF Retail Waterfront West 29,000
70
45
Underground Parking 172,500
Cultural Center 117,000

29,400 SF Office
48,400 SF Retail

535 Units Market

134 Units Affordable
17,500 SF Retail

210,000 SF Parking

SF Retail
Rental Apts
Condo

SF Retail

SF Rental Apts
SF Condo

SF

SF
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