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Monni, Sergio

From: White, John
Sent: Sunday, November 16, 2008 6:01 PM
To: Paananen, Ron; Rigsby, Mike (Consultant)

Subject: Re: Value of space under integrated elevated

Will get it to you in the AM.

From: Paananen, Ron

To: White, John; Rigsby, Mike (Consultant)
Sent: Sun Nov 16 17:16:27 2008

Subject: Value of space under integrated elevated

A couple of months ago, PHAROS did a short report on the value of the deleopment under the integrated
structure. | can't put my hands on ii. Can you locate it for me? Thanks.

12/24/2008
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Mayor eyes special ‘tunnel tax’
Local improvement district like South Lake Union's
Thursday, June 22, 2006

By JENNIFER LANGSTON
P-l REPORTER

Downtown landowners could see their property values jump by a collective $400 million to $600
million if the Alaskan Way Viaduct is replaced with a tunnel that opens up the waterfront, according to a
new study commissioned by the city of Seattle.

Mayor Greg Nickels is considering asking property owners who would gain the most from better views,
reduced noise and vibration more open space and a nicer waterfront to help pay for a tunnel, which
would be a more expensive replacement than a new elevated roadway

Establishing a local improvement district -- the same mechanism that
was used to help finance the South Lake Union streetcar -- could yield
as much as $250 million, said Michael Mann. deputy director of the
city's Office of Policy and Management. The one-time assessment
could be paid all at once or over time.

“It's an appropriate way to help fund it," he said "There are clearly
properties that will benefit, so that's what were working on."

Nickels is a fervent supporter of a tunnel as a replacement for the
viaduct, which was damaged in the 2001 Nisqually Quake and could
collapse in another major quake. While there's enough money
committed by the state and federal governments to pay for a new
elevated highway, the financing 1s $600 million to $1 .2 billion short of
the amount needed for a tunnel.

An improvement district requires the endorsement of landowners
paying at least 40 percent of the overall assessment.

Kenneth Phillips Sr., whose U-Park Systems owns a lot near the
stadiums that may be condemned for the project, said he's not sure «
local improvement district will fly.

There are a lot of smali-property owners along the viaduct route who
have owned their land for decades and may not have the means to
come up with the additional money, Phillips said. Other landowners
say higher property values don't do much except raise taxes unless the
property is sold
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Mayor eyes special 'tunnel tax’

"Just knowing the ownership in the corridor, [ would think it would be
as tough a sell as it is in other parts of the city because it's crazy what's
happening to land values," Phillips said.

Property owners closest to the viaduct route, who might get new
Olympic Mountain views if a tunnel is built or no longer have to clean
soot off their windows, would typically pay more than those farther
away. But even properties blocks away could benefit from increased
tourism or popular parks, tunnel supporters say.

Property owner Greg Smith said Wednesday that he'd be open to the
idea of contributing to the tunnel. He's one of the largest landowners
along the viaduct route, with financial interests in an office building,
two historic piers and an 8-acre site he plans to develop across from
the football and baseball stadiums.

But Smith said he'd need to know what the proposed assessment
would be and how the potential benefits would be quantified.

"If there's a waterfront boulevard, the properties adjoining it will
increase in value, no question," he said. "I also think the whole city

will benefit, so I don't know where you draw the line."

It would take a more detailed look to determine which of the 5,200
properties in the city’'s preliminary study -- which are collectively
worth $19 billion -- cught to be in an improvement district, city
officials say

The initial study, conducted by real estate appraisers Allen Brackett
Shedd, concluded that the increased values for individual properties
could range from nothing to 25 percent.

The study only considered benefits to existing properttes and did not
include revenue from future development. The study also said that
although a midrange estirnate was most likely, the property value
boost could be as low as $270 million or as high as $1 billion.

Some property owners. such as the Seattle Steam Co. -- the plant near
the comer of Western Avenue and University Street that heats
downtown office buildings and hotels -- said they wouldn't derive any
special benefits from a tunnel and would likely seek to be excluded

from a district.

But downtown resident Sally Bagshaw, a board member for the Allied
Arts urban design organization, which 1s campaigning for the tunnel,
said condo owners she chats with see a real opportunity to increase the

livability of downtown.

The city's plans for a viaduct-free waterfront envision a wide,
pedestrian promenade that functions as a linear park, with features
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WHO WILL BENEFIT

Doventoven landowners could see
property valuas nise by 5400 million
to 8600 milhion if the Alaskan Way
Viaduct 15 replaced by & tunnel,
according 1o a new study. [Mayor

Grag Mickels is exploring whether

property owners wha would benefit
waould agree to a spedial tax
assessment raising 5250 million for
the maore expensive twnnel cpoon.
BN Greatest direct benefit
Some henefit

Benefits from lowered
Aurora Avenue

>e++ Area surveyed in study
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such as playgrounds, roller-skating rentals, contemplative gardens and
public art.

Planners are also hoping to connect the Pike Place Market to the aquarium by creating new land and
green space on top of the highway as it climbs to the Battery Street Tunnel.

Others have identified spots for habitat restoration projects, pools and new beaches.

"Everyone knows that if the waterfront happens the way we want it to, our property values will go up,”
Bagshaw said. "Fair is fair, and there's a real sense that we're going to benefit and we ought to pay for

+ N
1L,

Kate Joncas, president of the Downtown Seattle Association, agrees that there seems to be a general
willingness to help make the tunnel a reality. But she said any financial assessment has to weigh the
years of construction that will harm the local economy.

Mann said that because a local improvement district can be stopped if enough property owners protest,
figuring out exactly how much to assess is in some ways "a political judgment.”

It's uncertain how much ordinary property taxes would increase as a result of increased land values. A
voter-approved 1 percent cap on annual property-tax increases was set aside in a recent court decision,

but state officials have said they'll appeal the ruling, and Gov. Christine Gregoire has said she'll seek
legislation to set caps if they can't be restored through the courts.

P~ reporter Jennifer Langston can be reached at 206-448-8130 or jenniferlangston(@seattlepi.com.

© 1998-2009 Seattle Post-Intelligencer
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Consulting Memorandum - Preliminary
Feasibility Analysis of Special Benefits

Proposed Alaskan Way Tunnel Project

Location

Near Seattle Central Waterfront
From S, Massachusctt= Street Lo Moveer Streot
seattie. Washineron

Date of Memoraandum

June 16, 20006

Date of Analvsis

June 16, 2006

Consultant

Deborah A Foreman. Senwor A==ociate
Marthew O Sloan. As=oclate



June 16. 2006

Bob Chandler, Project Manager

Mary Jung. Real Estate Services
Seaitle Department of Transportation
Citv oi Seattle

O Box 34996

Seattle, WA 98124-14996

RE: PRELIMINARY FEASIBILITY ANALYSIS OF SPECIAL BENEFITS FOR
PROPOSED ALASKAN WAY TUNNEL PROJECT NEAR SEATTLE
CENTRAL WATERFRONT. IN SEATTLE, KING COUNTY. WASHINGTON

Dear My Chandler and Ms. Jung:

As requested. we have completed o Preliminary Feasibility Ancadvsis of Specral
Benepits/ Consulting Asstgnment for the proposed Alaskan Wav Tunnel project neav
the Seattle Contral Waterfront in Seattle, King County. Washingron. The purpose
of this analysis 1= to assist the Ciy of Seattle m dectsion making vegarding the
potenfial feasibility for o Local Tmprovement District (LID). 1 advance of
completine a more detailed Special Benefits Study. The mtended user ol this
analysls 1s the City of Seattle. 1ts transportation partners i the Alaskan Way
project. meluding Washington State Department of Transportation (WSDOT). and
their agents. Due fothe brict Timelrame and prelimimary nature of this analvais.
our expectation s o reader of this brief memorandum or letter vepovt should be
knowledgeable of ihe project. swrrounding commercial, residential and inndusceial
real estate marketrs, and LID matters.

Special benefits ave the difference between the faw market value of the properties
mn the “before” condition (Cwithout™ the mmprovements) and the “after” condition
(with™ the improvements). Generally. it s the fee simple iterest ot the propevties.
analyzed.  For the Alaskan Way Tunnel project. many factors are anticipated to
lcad to changes i property values, mcluding views and waterfront open space
improvements. accessibility and exposure. reduced nowse. vibration and pollution.
development timing and potential, decreased development costs. mncreasced rents.
reduced operating expenses, and demand for property.

This memorandum adeiesses ouwr understanding: 1) of the project based on «
summary review of project documents and mapping: 2) our scope and merhodologs
for the prelimimars feasthility analyvsis of special benefits: 3) preliminary analysis
conclusions and rveliability: and ) anticipated LID challenges.  Our analyvsis

tlen Brackett Shedd !
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supports the following range of potential special benefits vesulting from rhe Alaskan
Way Tunnel project, as of June 16, 200(

Low: $270,000.000
Mad: $530.000,000
High: $1.060,000.000

In ouwr opinion. the most probable range of potential special benefits 1

A € -l-
PROBABLE RANGE: $400.000.000 TO $600.000.000 (7202 T1¢ 5
"ﬁ~ AN LA :; A 2
This ranee s allocated as follows: .58 - residénTiod
o= = A e Ao
Cove Project: $330.000.000 to $510.000.000 Ml = Chmpsbrind

North Seawall: $35.000.000 to $70.000.000
Seattie Cenver/ Mereer
Strecet Area: $15,000,000 to $20.000.000

For this preliminary analysis, we ider 1tific L over 5,200 properties i a study arca
proximate to the project, including over 3.000 residential (()ngl‘uln_;nmln\ Based on
our experience with similar projects and owr prebminary analysis of the project and
properties. wo analvzed the highest and best usc of properties from King County
(KCY assessor apprased values and projected various areas of mtluence due to the
pmjoct. Projected property value mcreases m Low. Mad and [Tigh ranges weve
analvzed.

ncluded with this letter report are several maps of the pavcels within the study
area.

s Map — Analysis Areas (reflects areas dicided by proximuty to the project)
o Vap - Downtown Building Height (Stories)

o Map — Percentage Impioced (reflects KC Assessor Building Appraised Vealue
cdivided by Total Appraised Vialue, 2006 Dollurs)

s Maup — Highest & Best Use (ictlects preliminary conclusions o] consultant
based on KC Assessor/ field inspections)

This consultmeg memorandum was made m conformance with the Uniform
Standards of Professional Apprassal Practice (USPAP) and 15 intended to conform o
the report standards of the entiry requesting this assignment. At the request of the
client, the format of this memovandum 15 a Restricted Report — Lumited FEealuation.
A= =uch e presents limited or no discussion of the data, reasonimg. and analyvses
thar were used i the evaluation process.  Su pporting documentation = refained in
the consultant= files. Thix veport = ~pecific 1o the needs of the elient and (or the
mtended use and users stated i this veport. The consultant 1x not vesponsible for
unauthorized use of this report. Furthermove. in accordance with prior agreement
hetween the client and the consultant. this report 1= the result of o hmited
cvaluation process i that cortain allowable depavtures from specific gwdelines of
USPAP were mvoked.  The mtended user of this report s warned that the
veliabilicy of the conclusions provided mayv be mmpacted o the degree there s
departure from specific guidelines of USPAP.  The analvsis is subject to the
assumptions and hmiting conditions mcluded with chis memorandum.

Wien Bracken Shedd
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Project

For purposes of this assignment. our understanding 15 the "project” 1s the “Stacke
Tunnel Alternative” proposed for the Lepl(mom(\nr of the existing Alaskan Way
Yiaduct/ SR-99 1 and near Seattle’s Central Waterfront. surface JO(Qustnu tion of
Alaskan Way along the waterfront, restoration of W aterfront Strectear with double
trackage. seaw: all replacement _along Elliott Bay, new public_space along the
waterfront and pedestrian connections from arcas to the cast and north, and
mmprovements at the north end of the Battery Street Tunnel near Seattle Center
and Mercer Street. Based on preliminary project mapping as of April 28, 2006. the
project 1s bounded by about S. i\[mwdlu\ott\ Street m South Seattle to the south.
“and Mercer q‘r‘,}'pot on south Queen Anne to the north. Total cost of ‘the project is
approximately $4.0 ) billion. Tn our anal\ sis, three separate elements of the project
are analyvzed:

Core Project. In the South. the existing viaduct would be replaced with an at-
orade roadwayv. Ramps at 15t Avenue S. would be replaced with an clevated
mterchange connecting SR-99 to SR-519 at S. Atlantic Street and S Roval
Brougham Way i the Safeco Field/ Seahawks Stadium area. A northbound oft-
ramp and southbound on-ramp would be provided at S. King Streetr. In the Central
area the viaduct will be veplaced with a G-lane tunnel from S. King to Pike Streets,
including replacement of the failing seawall as part of the construction. North- and
southbound ramps will connect the tunnel to Alaskan Way swface street neay
Stewart Street.  From Pike Street and the Battery Street Tunncl. a new acrial
connection with 2-lanes each divection will be constructed, with curvent vamps to
Elliott and Western Avenues climimated.  There will be 1mprovements to the
Battery Street Tunnel.  Along the waterfront. Alaskan Way suwrtace <rveer will be
relocated to the area of the exasting viaduct, extending in the Nosth area from Pike
to Broad Streets. Public spaces will be improved. implementing the Citv’s Centrat
Wacerfront Plan. with nwnerous pedestrian connections to the eaxt and north  The
Warterlront Strectear will be restoved with both north and south )ound tracks
constructed for higher passenger volume. Total cost s approxamately 53.5 billion.

North Seawall Extension. North of about Union Strect. where the Core project
awines northeast and the tunnel transitions to a retained cut, the scawall 1= al=o
Faaling  The scawall 15 required to protect Alaskan Way. Burlington Norvthern
mamhne radvoad and Sounder scrvices, and numerous commercial propertios
developed within original Puget Sound fidelands. Up ro Broad Streer, the face of
the scawall will be veplaced. portions will be veprured with myjections of grout and
concrete, and other to extend the Lo of the scawall improvement  Total cost 1=
approxunatels 3300 million.

Seattle Center/ Mercer Street Area Improvements. North of the Barrere
Streer Tunnel. the Mercer Street underpass would be widened to o 7-lane. 2-way
voadwav, New 2-lane bridges would be constructed over SR-99 (Auwrora Avenue) at
Thomas and Harrison Streets. with other street grid mmprovements made at
Harrison and Rov Streets and 60 and Taylor Avenues N Broad Street would be
closed from 5 to 9 Avenues N Toral cost 1s about $250 millon.

— Scope

Various seattle Department of Transportation and ity of Scattle Mavor's office
representatives provided us with project. neighborhood and property mformation.
Adcitional mformation was obtained from County. Ciiy. newspaper. mternet. and
other records, as well as neighborhood and property m=pections.

Hlen Brackett Shedd
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[n analvzang the porential LID properties. the consultant did the tollowing:

» Inspected the project avea and potential LID properties (buief exrerior
mspoections).

o Relied on historical and current consultant activities vegarding the potential
LID necighborhoods or competitive neighborhoods m the downtown, Queen
Anne, South Lake Union. and South Seattle arcas.

s Rescavched City of Seattle, ing Countv, WSDOT and other websites and
databases.

»  Roeviewed Allen Brackett Shedd database.

»  Conducted prelimmary San Franciseo. Boston and other North America
clovated freewan? waterfront rescarch: conducted prelimmary brokeviowner
Mmanager Micrviews.

o Reviewed varwus City and WSDOT project imformation.

— Methodology

Stucdy Area
[n preparmg this prehbmmnary analv=is. we pervtormed a summary veview of the
prupow'l project  improvements. neighborvhood and suwrvownding properties in
Scatstle’s Central Business Distriet (CBD) and adjacent aveas, including zonimyg and
development conditions. .

We developed a database of probable atfected properties (the “study arvea’).
meluwdig properiy charvactersties and other KC mtormation. There were over 5,200
KO rax paveels in the study arvea. meludimg over 2.200 building sites and move than
5.000 vesvlental condominiumes. The properues melude o vaviery of vacant land
meerim uses, mmmounl vetanl industrial and reswdential uses. The propevties
were tdentificd by KO tax paveel numbers. site addresses. current uses. zomne
codes. Land and bulding <izes. number of butldime stories. 2006 KO ns=o=zed
(taxabley and appraised values: and other avadable infovmation from K€ [na wore
detarled analvsis. we expeet o number of the properties’ mprovements will be
constdered mterim uses. and we antieipate multple “lavger parcels” exist (naay
assemblages under one owner).

— Bxrsting Property Valies

The total Z()( 6 IxC apprat=ed values for properties m the studs arvea arve sS15042
bithon.  For properties immediately acdjoming the exwting viaduet, to the cast and
wesr, the totals ave 5937 milbon (552 parcels). A prelimmary studs of properey
~alos 1 the studs avea for the ]_)?1\\( three vears was conducted. for both land and
mmproved properties. Based on the <ales. we developed a “=ales adjustment factor”
from tho relationship of =sales prices to KC appraised values (factor = sales price
chvided by apprased value), by property types and as a whole.  The analvsis
vetlected a range of averages (1.15 to 1.52) and median (1.03 to 1.20) factors. In our
analysis, we used a factor of 1.25 to adjust the KO apprawsed values to a more
probable market value in the “berore” condition. The total adjusted KC appramsed
values are $19.28 billion for propervties in the study avea Jnd $1.17 billion for
acdjoning pavcels.

1 Brackett Shedd {
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Relving on our historical work with KC assessor’s appraised values and general
knowledge of properties in the arca, we analyzed the highest and best use of the
properties.

— Changes to Properties and Special Benefits

Finallv, we considered the changes i the “after” condition of the properties
following completion of the project. which varvingly mcludes the removal of the
Alaskan Way Viaducet and replacement with the tunnel. new scawanll construction
extending to the north of Union Street. and Seattle Center/ Mercer Avenue arvea

mprovements. ' P
Trans lates I
- - . . o - , .!-
We anticipate special benefits will vesult from: = Dermmand -~ f\/V' r ket

&
not “tha belew bened
s Significant view enhancement to adjacent pmpmh(\ along the existing
viaduct to the cast: more moderate enhancement to adgjormmg blocks to the
cast, north. and west.

o  Elimination of nowe. pollution and vibration to adjommimge propervties both cast
and west of the project.

o  Licht and awr enhancement due to elimination of the barrier and shadows.

[ »  Superior waterfront access and connection for properties to the cast and
north.

»  Superior ('BD access and conuection for waterfront propevtios.

s> Amenmty of Central Waterfront open space.

| » Scawall reconsrruction within the Core Project. and novth Scawall extension.
I o Enhanced neighborhood curculation. access and exposure due to Scattle
L Center/ Meveer Street area mmprovemoents,

For most of the properties. imcreased neighborhood economies and livability — e
demand - will be aszociated with the above. For investmenc properties, we also
expect increased vents. decreased vacancies. decreased property expenses. and more
optimistic capitalization vates. Accelerated development and vedevelopment 1= also
nxpcded to occur along the project. For many of the pumvrtie\' the enhancements
from the project will permit development ()f_pmpmtw to_more intensive uses and
will make the pu)pmtlm more dltldbtl\’(‘ m rho n 1110(phu e compared to properties
with inferior characteristics.

To retleet potential special benehits, we modeled potential value mereases m Low.
Mid and High vanges as a percentage of the “before™ values. The pereentages range
from 0% to 8% w the Low range. 0.5% to 153% 1n the Mid vange. and 19 to 257% In
the High range.

In developing vur model of potential value increases. we rvelied on historieal work by
owr firm analyzing views. waterfront and open space amentties, hoht and aw. aceess
and exposure. and other.  Relevant activities have mcluded Port of Seattle.
SoundTransit, Monoraldl Green Line, WSDOT, and other major transportation
projects. mcluding 1LID= as well a= numerous private property assienments. On a

prelimimary basis, we mvestigated San  Francisco. Boston. and orther Novth
.Xmoumu cittes where clevated highway structures were removed or ave projected
tor removal and substantial property value mereases resulted or are anticipaied.

T

HWlen Bracken Shedd .
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Ultimately. we anticipate the increases i property values. or specral benefits, will
be mainly duce to proximity to the project. property types and cost beneflits.

Proximity. In a more detailed Special Benefits Study. proximity of cach property
to the project will be a key factor. and this is weighted considerably m owr modeling
of potential value increases.  Based on our rescarch and judgment, our analyvsis
classified each of the potential LID propevties mto one of several "Analysis Areas”
veflecting influence of the Alaskan Way Tunnel project due to proximity. These
arveas are hsted below and are reflected 1n a map Analysis Areas in this letter
report:
-
\ ('-,g o Area 1-F: Irontage on existing viaduct to the cast, between Lenora Street
N } Elliotr Avenue on the north and S, Lander Street to the =outh (Map Shade
b 1 (rreen).

.

novth to S. Tander Street (Map Shade RED).

e Area 2-E:  One to twot blocks cast of Avea 1E. to 2¢" Avenue i the CBD
south 1o 5. Royal Brougham Wayv. then 10 Avenue 5. fo 50 Lander Street
(Mup Shade PURPLE).

* e Arca 1-W: To the west of existing viaducet from about Bactery Strecet at the

Qréates
N
—

» Area 3-E:  Three to four+ blocks cast of Avea 1E, to S, Landev Street (Map
W Shade ORANGE).
»  Area N: A fifteen-block area north of the existing Dattery Street Tunnel

entrance. between Ellott Avenue on the west and B9 Avenue on the cast
(Map Shade PINK).

»  Area s An industrial-zoned avea between S Lander and  Spokane

[ Strecets and  the Duwamish Warerway and Y Avenue 5. (Map Shade
BROWN).

o Area SC:  An area north of Denny Way to about Prospect Street berween

Seattle Center and Westlake Avenue N (Map Shade YELLOY).
> Area SC-Other: An area north and cast of Avea SC. (Map Shacde GRAY).

+ Area Other: Other parvcels suwrrounding Aveas SE. N. and S, [rom
Denny Was south to S. Spokane Street, and cast to [-5 (Map Shade GRAY).

The greatest special benefits are expected to accrue 1o those properties m Arcas LR,
ITW, and 2E % Additonally, subztantial special benefits ave anticipared for areas
within the novth Scawall reconstruction project. Lower spectad benehirs wall vesult
m areas most distant from the project.

Property Types. A second classification m the analvsis was each property’'s type
of usc. Az a vesult of the highest and best use analvsis. the properties werve

classified mto major groups as detailed below.

i
ce Apartmeoent
s Commercral
o  Condommium - Re=idential
+ Hotel
o Industrial
Hien Bracken Shedd 6
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o Office
s Parking Garages
, » Reswdential
e Retail
»  Land or Vacant/ Interim Uses
s Other

We expect i a more detaled Special Benefits Study theve would be a range of
special benetits acerung to various property types, which we have weighted mto our
feasibility analysis,

Cost Benefits. Pavniculavly for the north Scawall extension and Sceattle Centey!
NMercer Street arvea, the cost benefits to the property owners are a lavge facror. But
for the project. how much svould property owners have to pay to mamtam ov
construct. or pay n mpact fees for the project tmprovements to be compiered? [n
the Core Project avea, reduced costs result from nowse msulation and window cosrs,
and costs assoctated with pollution.

Preliminary Analysis
Our analysis supports the followig vange of potential special benefits vexulting
from the Alaskan Wasy Tunnel project. as of June 16. 2006:

[.ow: 5270.000. ()()()
Mad: R530.000.000
theh. S1.066 ).U()().()()()

in our opimion. the most probable range of potential special benelits 1=
PROBABLE RANGE: $400.000.000 TO $600.000.000
This range s allocated as follows:

Core Project: 330,000,000 to $510.000,000
North Seawall: §~)'> 000,000 to $70.000.000
Seattle Centev/ Merveer

Street Avea: S15.000.000 to $520.000.000

The total potential special benefits vetlect less than 3.0% of the KO apprawoed
adjusted values 1 the Mid vanee analvsis, vaneme from 14% fov rhe Seattle
("enter/ Mercer Street project. 2.5% for the Cove Project. up to 10.0% for the north
Seawall extension. The KC apprased adjusted values ave used as the equivadent of
"market value” m the “before” condition. and ave well supported by our analvsis
We also have considerable mmformation to support property value increases as
veflected o our model. We ave relativels confident we have wdentified most of the
factors that attribute to property value tucreases m the “after condition.”

A Limitacon of owr analysis 11t does not reflect property by properey “before™ and

atter” values. which would be the methodology in a Special Benefirs Studs. This
preliminare analvsis has been complered moa aix-week fime {rame and volves
billions of dollars worth of complex uvban properties.  [n comparwson, the
Prelimimary sSpecial Benefils Study for South Lake Union Streetear project took
abour 10 months to complete. with on-gomg analysis throueh the Final Study for an

Wien Bracket Shedd
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adeitional 9 or 10 months.  We expect a more detarled study would vesult tn more
propervty types, # of stories, view. proximity to waterfront/ open space. other cities.
and other complex analyses which may increase or decrease percentages of property
values changed. Some properties may end up bemg excluded. and possibly others
added. The mapping reflects that not all properties have been captured within the
study arca, and further investigation of mdividual pavcels 1s required.  On the
posttive siwde, the RKC appraed values alzo do not rvefleet vecently completed
mmprovements, nor the significant amount of development proposed for completion
1n the next few yvears within the study area.

A Preliminary Special Benefits Study. which we recommend. would further vefine
this Preliminary Feasibility Analvsis of Special Benefits.

— 11D Challenges

sSome of the challenges we anticipate with an LID for the project include:

s Lavge numbers of properties potentially within the LID. and the variery of
complex property tvpes.

»  sSpectal use properties such as Citv. WSDOT. Port of Seattle. County,
stadiums ancd other properties.

o Varrety and complexity of construction elements. such as tunncels. clevated
roadwavs, mterchanges. seawalls, ete.

s Market condations af the time of an LID.
»  [Pactors velaong to Jengthy timme of construction. between the actual
“helore™ and “after” conditions.

> Consideration of =pecial benetits by WSDOT 1n s acquisitions of propervties
along the project.

Alter s conswderation of this prehmmary study, we recommend the Ciey form an
LID team for carly commencemeoent of additional review of this complex project.

Lf vou have anv questions vegavcding thiz prelimnars feasibility analvsis, process ov
| any of the atrachments, please grve us a call at (425) 450-4040. We arve available ro
consult with the City. it= rransportation partners. and agents regarding ouy
fincdings and recommendations
Sincevely

ALLEN BRACK {‘lfl‘r[‘ SHEDD
A oAbl il \42% LedT i

Deborah AL Foreman. Senior Associate

e
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Matthew O Sloan, Assoaate

TBM ky
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CERTIFICATION OF VALUE

[. the undersigned. do hereby certify that, to the best of my knowledge and beliet:

o The statements of fact contaaned n this report and upon which the opinions
herem are based ave true and correct

»  The rveported analyses, opinons, and conclusions are hmited only by the
reported assumptions and hmiting conditions. and are my personal, impartial,
and unbiased professional analyses, opimons, and conclusions

o [ have no interest. either present or prospective i the propevty that s the
subject of this report. and no personal mterest with respect to the pavties
mvolved.

» [ have no bias with respect to the subject property. or to the parties involved.

o My engagement i this assignment was i no wav contingent upon developing ov
reporting predetermined results, nor was 1t based on a requested mimimum
valuation. a spectfic value. or the approval of a loan.

s My compensation for completing this assignment 1= not contingent upon the
development or veporting of a predetermined value or direction m value that
favors the cause of the client. the amount of the value opinion. the attainment of
a stipulated vesult, ov the occurrence of a subscquent event dirvectly rvelared to
the mtended use of this appraisal

o The reported analvses. opinions. and conclusions were developed. and this veport
has been prepared. o conformity with the requirements of the Code of
Professional Ethies & Standards of Professional Apprawsal Practice of the
Apprawsal Institute. which mclude the Uniform Standards of Professional
Appraisal Practiee.

» [ have made a personal spection of the <ubject property

» No onc provided significant veal propevty apprawsal assistance to the person
signing this certification, with the excoption of the person(s) shown on addionat
certification(s), if enclosed.

o  The use of this veport 1s subject to the requurements of the Apprasal Instiuce
relating to review by its duly authorized vepresentatives.

X 7 ‘ p ST G \-}» - VY . /
/{éf&é' (L /ﬁﬁ‘;{(?a‘ THA N

Deborah Al Foreman, Senior Associate

State Covt. #27011-1100302

Hien Bracken Shedd N
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CERTIFICATION OF VALUE

the undersigned. do herebyv certify that, to the best of my knowledge and belief:

The statements of fact contammed in this report and upon which the opinons
hervewn are based ave true and correct

The veported analyses. opiions, and conclusions are lmited onlv by the
veported assumptions and hmiting conditions, and are my personal, impavtial,
and unbiased professional analyses, opinions. and conclusjons

[ have no mterest, etther present ov prospective i the property that is the
subject of this veport. and no personal ierest with vespect to the parties
mvolved.

[ have no b with respeet to the subject property, or to the parties mvolved.

My engagemene i this assignment was in no way contingent upon developing or

reporting predetermined vesults, nor was it based on a vequested minimum
valuation, a =pcecific value. or the approval of a loan.

Ms compensation for completing this assignment 15 not contingent upon the
development or reporting of a predetermmed value or dwection in value that
favors the cause of the chient, the amount of the value opinion, the attainment of
a =tipulated vesult. ov the occurrence of a subsequent event divectly related to
the mrended use of this appraisal

The reported analvses, opinions. and conclusions were developed. and this report
has been prepaved. o conformity with the requirements of the Code of
Professional Kthies & Standavds of Professional Appraisal Practice of the
Apprawsal Insticute, which mclude the Uniform Standards of Professional
Apprawsal Practice,

[ have made a personal inspection ol the subjeet property

No one provided significant real property appraisal assistance to the person

stenig this certification, with the exception of the person(s) =hown on addifional
cortification(:). if enclosed.

The use of this report s subject to the requurements of the Apprawal Tn=tituee
relarimg to roview by ies duly authorized vepresentatives.

s

)
\4’/\\/ {M WS /\:/ §<7iﬂ V——

\Iattku W L Sloan. As~ociate

State Corr, 21101655

Hien Brackeir Shedd 10
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ASSUMPTIONS AND LIMITING CONDITIONS

This appraw=al report was made after personal mspection of the property wdentified in this report.
The conclusions in the report have been arrived at and are predicated upon the following conditions:

No responsibility s assumed for matters, which ave legal i nature. nor 2 any opimion
rendered on title of land appraised.  Title to the properry s assumed to be good and
marketable unless otherwise stated i this report.

Unless otherwize noted. the propevty has been apprased as though tfree and clear of all
liens, encumbrances. encroachments. and trespasses.

M maps, aveas. and other data furmizhed yowr appraser have been assumed to be covrect:
however, no warranty is given for its accuracy. I any crror or omissions are found to
exist, the appraiser ve=cervves the vight to modify the conclusiona. Any plot plans and
Hustrative material m this report ave imcluded only to assist the reader in visualizing the
property.

[t i assumed there 15 full compliance with all applcable federai. =tate. and local
civironmental regulations and laws unless otherwise stated in this report

It s assumed all applicable zoning and use regulations and rvestrictions have been
complied with. unless a nonconformity ha= heen stated. defined. and considered in this
appraisal reporr.

The appra=er has no mterest. present or contemplated. m the =ubject propertics or parties
mvolved.

Neither the cmployment to make the appraisal nor the compensation 1= contingent upon
the amount of the valuation report.

To the best of the appraiser’= knowledge and belief. all statement= and information in this
report are true and covreet. and no tmportant facts have been withheld or overlooked.
Possesstion of this veport, o copy. or any pact thereof. does not cavey wath it the vight of
publication. nor shall the veport or any part thercot be conveved ro the public through
advertising, public velations, news, =ales. or other media valuntion conclustons identity of
the appraiser. o fiom. and any veference made to the Apprmsal Ionsritute or any
professional destenation.

There shaldl be no obligation required to give testimony or attendance m court by reason of
this apprasal. with rveference to the  property  in question. unless  =atisfactory
arrangenients are made m advance.

This appraisal has been made o accordance with rules of profvssional ethies ol the
Appransal Institute.

No oone other than the appraiser prepared the analvss conclusions. and  opinions
concerning real estate that ave =ct forth m the appraisal report

Statements or conclusion  offercd by the appraiser are based  =olely upon visual
examimation of exposed aveas of the property.  Areas of the structure qnd/or property.
wlhich are not exposed to the naked eve. cannot be mspected: and no conclusions,
representations, or statements offered by the appruser are intended to velate to arens not
exposed ro view. No obligation 1s assumed to discover hidden defects,

Nlen Brackett Shedd
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Unless otherwise stated in this veport. the existence of pollution and/or hazardous wasrte
material which may or mav not he present on the property was not obscrved by the
appriuscer. The apprawser has no knowledge of the existence of such materials on orm the
property. The appraiser. however. 1s not gualified to detect such substances. The
presence of substances such as asbestos. urea-formaldehyvde foam msulation. or other
potentially hazardous materials or pollution may atfece the value of the property  The
value extimate 1= predicated on the assumption that there 1s no such material on ov in the
property that would cause a foss m value.  No vesponsibilicy 15 assumed for any such
conditions or for any experuse or engineering knowledge vequired to discover them The
client 1s urged to retain an expert in this field 1f desived,

Statements, representations. or conclusions offered by the apprarser do not constitute an
express or implied warranty of anyv kind.

Neither appraiser nor Allen Brackett Shedd shall be liable for any divect. special.
mcidental. or conzequential damages whatever. whether aviging in tort. negligence. ov

contract. nor for any loss. clum. expense. or damage caused by ov arising out of it
inspection of a property and/or structure,

The Unericans with Disabilitios Act (ADA) became etfective Januavy 260 1992 We have
not made o spectfic comphance survey and analysis of this property to determine whethev
or not it 1s i conformity with the various detailed requirements of the ADN. Tt 1= possible
that a comphance survey of the property. togerher with a detailed analyvsis of the
requivenmients of the ADN could reveal that the property is not m complhiance with one or
more of the requirements of the Act. §t so. this fact could have n negative effect upon the
value of the property. Since we have no divect evidence velating to this s=ue. we did not
constder possible non-compliance with the requirements of ADA 1 estumating the value of
the properoy.

With regard to prospective value opimons, future changes in market conditions necessitate
an assumption thar the appriuser cannot be held vesponsible for unforesceable evenrs that
alter imarket conditions prior to the effective date of the appraisal ov date of value,

Mlen Brackett Shedd
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QUALIFICATIONS - ALLEN BRACKETT SHEDD

Following 1= a summary of significant projects completed by Allen Brackett Shedd
(ABS). formerly Bruce (. Allen & Associates, Inc., involving special benefir studies.
<1ppun><\lm and expert testimony work. Client references ave available upon
request.

south Lake Union Streetcar Project, City of Seattle; 2004-2006

Deborah A. Foreman and Matthew Sloan completed the Preliminace and Final
Special Benefits analysis of property values “before and after” for the proposed
South Lake Union Streetear Project from approximatels Westlake Conter to the
Fred Hutchimson Cancer Rescarch Center. The project, about $50 million. will
provide a "link” between Seattle's Cenfral Business District, the Denny Triangle
area, and South Lake Union neighborhoods. where magor cemployment and
residential growth 1 anticipated.  Owver 1.200 pavcels, with complex uwrban
improvements, have been analyzed, with property values m excess of 35 billion.
Spectal benefits exceed $60 million. with the LID antieipated at about $26 million.

Monorail Impacts Study. Seattle Monorail; 2003-2005

Bruce C. Allen, MAI, Deborah A. Foreman, Gregory Goodman and Charlene
Hanson, working with McKee & Schalka completed a study analyzing the
impacts (damages) on property values “before and after” for the proposed Seatrle
NMonorail Project Green Line. an elevated structure. This was for property unpacts
from Crown Hill in Ballavd to West Scattle. The study consideved napacts to major
downtown office projects. multi-=iory residential. mdustrial propevties, and other
along the 1d-mile alienment. Mr. Allen and Mas. Foreman also consulted with the
Monorail regarding special benefits to properties along the alignment.

SoundTransit, Puget Sound Region, 1998 to Present
The firm has completed a number of valuation and consulting services  fov
SoundTransit since 1997, generally under very tight time constraints.

For Central LINK, ABS worked as the Prime Appracsal Manager i charge of the
<1pp1(11m11 process for acquizition of properties from Seattle to %o "Tac. and works
on the ream studving future cxpansion from Seattle to Northgate. With its
subconsultant team, ABS completed a variety of valuation-based services.
mcluding over 300 apprasals i progress (ABS completing about 25%). mavket
extimates for over 4£000 pavcels consudeved under various alternative routes in the
DIETS process, and occupancy and emplovment analysis i vavious locafions.
Market analy=is and appraisals for Tacoma LINK were also been complered.
Bruce Allen is the Principal-in-Charge, Deborah Foreman was Pr oject
Appraisal Manager through 20030 and Matthew Sloan 1s cuvrently Project
Manager. They have acted as kev appraisers. along with Gregory Goodman

For Commuter Rail. the firm wax engaged as the Apprasal Manager in chavge of
the appraisal process for acquisition for properfies reguired tor station =ite
development from Scattle to Everett and Tacoma to Takewood: ABS served in a
simitlar capacity for Sounder’s Seattle to Tacoma operations.  With a team of
subconsultant apprawsers, over 70 apprawsals were completed (ABS completed
about 30%). and ABS has provided consulting and expert witness scrvices for
resolution of final values for acquisitions. Only a minmmal number of propertios
required mediation ovr trial =ervices. Bruce Allen was the Principal-in-Charge
and Deborah Foreman was Project Manager: they both acted as kev apprasers,
along with Matthew Sloan and Gregory Goodman.

\len Brackett Shedd
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For Restonal Express. ABS has also served as the Apprasal Manager of the ABS
Team.  Since 1999, major assignments have been completed m Kvevett.
Linnwood, Bellevue and Federal Way. Bruce Allen, Deborah Foreman, Darin
Shedd, Matthew Sloan and Gregory Goodman have worked on assignments,

Generally 15% to 20% of the work for SoundTransit project has been assigned to
small minority and women-owned busimesses wdentified as subconsultants for the
ABS Team. and other qunliﬂcd firms have been added through team members.
These tirms and other small busimesses are made aware of job opportumties and
given the opportumty to independently complete apprawsal reports. veviews, ov
other consulting assignments, with the support of Project Apprarsal Mancager.

The small busiesses on our team have all been actively imvolved i the LINK and
Sounder projects.  has supported and mentored them by providing: 1) appraisal
formats and t’eghniquos utilized by ABS and other major firms: 2) mavket data
and resources: 3) review of preliminary valuation and reports: and 4) mcluding
them 1n mcotmgs with SoundTransit and other veal (fbtflt(f or professtonal firms
mvolved in SoundTranstt projects.

Port of Seattle: Puget Sound Region. 1990 to Present
ABS has provided a wide range of consulting services to the Port of Seartle since
1988, through a multitude of contracts.

Central Waterfront activities since 1990 have included the evaluation of varous
sites assembled along Elhott Bay waterfront and Alaskan Way for redevelopment
into mixed-use hotel. otfice. vetatl and residential high-rise uses. The properties,
mcluded submerged landsz. werve analyzed for acquisition, development feasibilies
and lease negotiations or disposttion. Most recent assignments mcluded Prors 18
and 66. Bruce Allen and Darin Shedd were kev representatives for most
project=: Deborah Foreman was the keyv apprawer on the Unocal site. Prers 18
and 66.

At Seattle-Taconia Iniernational Airport. our firmy 1= currently engaged a= Lhe
Prime Consultant wa chavee ot the apprai=al review process fov the Third Runeo
acquisition projecet, mcluding apprarsal reviews and vesolution of final values for
acquisition offers  Bruce Allen 1s the Principal-in-Charge. Our valuation
services and expert witness testanony ac rrial, with successful outcomes to the
client. were provided for (D m 1995 the class action. mverse condemnation (atw
traffic nowe) case mvolving over 100 property owners: Bruce Allen scvved as
expert witness for the Port: and (2) m 1992 and 1993, the South ScaTace Sarellite
expanston: Bruce Allen served ax expert witness and Deborah Foreman as the
kev apprawser. Other awrport acuvities smee 1988 mclude valuation, lease
analy=is. and negutmtmn for Port-owned ov prospective purchases  Murray
Brackett has been a kev apprarser i many of these activities.

For Souwthwest Harbor Ternunal 5 and Harbor Island Terminal [5 cxpansion
projects. ABS. as Prine Consultant, completed a variety of valuation-based
services in the 1990= meluding appraisals and review of third-party appramsals,
feasibihiiy analy=is. consulting team for acquisitions. dispositions. and arbitration.
and cxpert wirness for propevties m condemnation. Bruce Allen and Deborah
Foreman woere the kev apprasers.  Over 40 cvaluations (most withio a
four-month time frame) were completed on a varety of industrial properties o
support Porr acquisivions and velocations. The Port successfullv necotiated all bur

Hep Brachert Shedd
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two of the acquisitions based on ABS services, the remamder vrequured mediation
ov trial services.

King County; 1996-Present

ABS. led by Bruce Allen. wuas =clected in 2002 by RKing County METRO to
complete all of the apprasals for the cxpansions of Atlanties Central and Ryerson.
Maintenance Base faclities in South Seattle. Greg Goodman 1s also a keyv
appraiser on this assignment. Also led by Bruce Allen, ABS was part of the team
selected by King County m the late 1990s to support an evaluation of Boeing Field.
meluding evaluation of industrial demand and market activity in South Seattle and
Green River Valley marvkets. The team prepaved a Financial DProfile of Regional
and National Mirports and Cost Comparison Analysis. Our primary L(‘\p()n\lblhl\
was to complete the Jease analysis project, evaluating all 50 leased properties and
recont leasehold sales, vescarch comparable airport and industrial-zoned properties
daia. develop trends for Boeing Field compared to other West Coast alrports, and
finalize a veport with recommendations for future opevations. We have periodically
updated our analvsis of the atrport since.  Other significant projects for King
County m the past =ceveral vears melude consulting and evaluations tov Burke
Gilman. Trarl  acquisitions  and ing Countyv's  Waterwcav 2000 open  space
acquisitions. Darin Shedd, Murray Brackett and Deborah Foreman have all
completed assignments tor the County.

S.196th/200th Street and S. 228™ Street Corridors, Kent; 1991-2004
Preliminarvy and final special benetits studies [ov both projects. S0 196200t Street
project mvolved over 130 properties and 150 development mitigation agreements for
formation of LID. and approximatels 15 vight-of-wav apprai=als with =maller takes,
Primartly mmpacting mdustvial propevties. the 345 mibon project completed a
roadway from Ovillia Road to East Valley Highway with bridees over Coreen River
and the mainhne ratlroad tracks. S0 2885 Street Corvidor was formed m 2002 and
rnal hearing completed 1 2004 This project mvolved over 2000 tax parcels.
commercial, mdustrial, multifamile and residential, and over 100 development
mitigation agreements. Th( 529 mullion project wall complot‘o voacs west of Woest
Valley Highway, over the Green River, and nearly join with -5

Hunts Point Road LID. Hunts Point: 2003

Prelimmary special benetits study for 3.0 million veconstruction of residential voud
mvolving over S0 high-end residentinl properties on Lake Washington.  Final
nearimg to be completed tn 2006

28t/24th Avenue S. Arterial. City of SeaTac, Washington: 1996-2000
Prehmmary and final special benefits studies for a major boulevard improvement i
an avea where a hmuvcd road exsted. Included consulting, nght-of-waxy apprasals,
and public hearing activities for over 300 propertios atfocted by $24 millhion project
along o L- mile steip from awport to 5. 210 Street where major zonng changes and
franNs=1lIon 1 Uses Were OCcurring.

NE 10t Street LID #280, City of Bellevue, Washington; 1993-1996
Preliminary and final special benefit: analysis of property values “before and after”
aomajor transportation avterial, about 319 mullion. was constructed n the Bellevuae
CHD. Over 350 paveels wirh a variety of improvement=, zomng designations, sizes.
and development potential werve analszed. '

Viden Bracheit Siodd
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QUALIFICATIONS

DEBORAH A. FOREMAN

Ms, Foreman has over 25 vears cexperience o rveal estate acquisitions, apprdisals,
development, asset management. and brokervage for all property tvpes. She also has broad
experience n valuation and icasibility analyvsis, structuring, and negotiating and closing
laree transactions.

Bruce C. Allen & Associates, Ine., Bellevue, Washington
1990 to Present — Sentor \ssociate: Desienated Broker. Washineton.

Specializing in valuation and consulting services for major real estate mvestments m the
Pacific Northwest. Major projects. primavily in Washington State. meclucle:

SoundTransit.  Appraisal project manacer of subconconsultant services. appratsals.
consulting and condemnation trial services for, from 1998 o present (1) Commaler
Rail, tor acquisition ot properties for 6 staons from Sceattle to Tacoma, over 50
appraisals completed by team: (2) LINVA, for miavket estimates for over 2,000 paveels m
the  Central  LINK DELS process: marvker analysis, apprawals. occupancy and
cmploviment analysis tov Central and Tacoma LINK, over 300 apprasals completed by
LINK team: and (3) apprasal project manager for 24X over [0 apprasal completed.

Port of Seattle.  Apprawals, consulting and condemnation trial services for (1) from
1992 to 1997, Terminal 5 project. meludimg Weeoft, former sScaboavd Lumber, Puget
Sound Frewght Lines and Terminals 91 and 105 propertics in Seattle, and Dirmingham
Steel site m Kene: (2) trom 1995 to 1999 Termimal 18 expansion (over 35 immdustrial
properties) in Seattle: and (3) in 1992 and 1993, South SeaTac Satellite expansion in
sSeaTac.

City of Sealac, 28210 Avenue 5.0 Aviervial Project: trom 1996 to 1999 consultine.
richt-of-way appralsals. special benefies studies, and pubhie hearing activities For over
300 propertios affected by 32 1 million voad project.

Port of IKverett. Riverside [Industvial Pavk, from 1997 to 1998, pare of the consulting
team with Trammell Crow Company for rhe feasibility analvsis and site planning for
1753-acre mavine idustrial tactlity located on the Snohomi=h River, near 150 with a
variety of access issues and sensitive area linntations,

City of Kent. S, 1961/200% Street Covridor project in Kent, from 1992 to 1999, LiD
special benefits studies and apprasals and condemnation trial work for over 150
parcels. 13 parcels between West and Sa=t Valley Highwavs i Rent.

City of Bellevue., NIS 10 Steeet LID #2830 i downtown Bellevue: from 1993 o 1996
consulting. special benefits study, and public heavme activities tor about 365 properties
specially benefited by S19 million road p

roject.

G5 Parck Place Ottice Building in downtown Seattle. m 199 L and 1995 appraial anl
consulting services for multiple valuation scenarvios. 1996 and 1997 market rent
studies for all foederval-owned butldings in downtown Seatrle

Hickel [nvestiment Company.  University Center Shoppme Center i Anchovage.

Alaska: in 1991 and 1992, mortgage broker services tor owner related to expuration oi
320 milhion loan, mcluding negotiations for new permanent tfinancing and due diligencee.

Development Services of America. Valuation analvses and buv/sell vecommoendations

for: (1) 1991, city block m downtown Omaha, Nebraska, and (2) in 1992, for industrad
warchouses. subject to impacts of Ifvee Trade Nerecement, in Nogales, Arizona,

Vien Brackett Shedd



DERBORAH A. FORFMMAN (cont.)

Fquitable Real Fstate Investment Management, Inc., Seattle, Washington
1934 to 1990 - Senwor Invesument Analyst; Duecror-Apprawmal; Designated Broker., Orvegon:
Assoctate Broker, Washington,

Responstbilinies e cquity and debt transactions e Pacific Northwest Division (Oregon,
Washmgton, Western Canada, and Alaska) included: analvsis and valuation of all proposed
and exeting real estate mmvestments; acquistiions= and sales of invesrments: supervision and
raming ot productionapprasal statls and participation in asset management decistons for
porriolio accounts. Portfolio assets i 1990 rtoraled approximately SG00 nullion i equities,
3350 mullion i debt.

Investments.  Responsible for neeotiating and closing up to 310 million annually,
including coordination of property management. construction. and appraisal personnel.
NMajor transactions mcluded. (1) 1989 and 1990 carnout acquisitions ot Corporate Parks
216 and 230 3130 and S1TLS mallion industrial projects in Kent: (25 Two contiguous
industrial redevelopment projects acquired m 1990 for S11 milhon total in Beaverton,
Ovegon. ©3) In 1938, 522 milhon portfolio financimyg of numerous properties m four
marker aveas in Ovegon and Washmgton: ¢ Sale of sixmndustrial projects in Portland,
Ovegon in 1987 for 315 milhion, (3 522.5 million acquisition of Pavktund Two porttoho
1987 i three market arcas i Seattle: seven industrial projects under separate
ownerships represented by one general pavtner and (6) In 1986, 522 mlhon Timancing
of University Center Shopping Center in Anchorage. Alaska

Appraisal. Annually supervised the completion ot approximatelys 75 porttoho valuations
and 15 narvreative apprawmal reports: assisted i sale recommendations and conducted
appiaisal reviews of annual budeets and monrhlyv updates with finance and property
MAnagers,

Benavova  Portfolio, 1981 $315 nmullem acquisinion of 3 midlion squeane feet m 98
butldings. industrial. vetatl, office. and marvt portfono m Ovegon and Washington. Loead
mvestment analvst to Vice President, seattle and Sentor Viee President. san Franciseo;
prepared mvestment memorandum for presentation to Calitornia PERS: coordimnated

due diligence and closing with Dhivision Vice President and jomu venture paviners,

Other. Portland. Oregon
1971 to 1981 Apprawser; Broker: developer and generval contractor for small vesidential
subcivistons and property rehabilitation projects.

Education
Appraisal Ilnstituie. Completion of all course requurements for MAL desiznation

University of Oregon. 197 [ B. .\ Political Seencre.

Professional/Communitv Affiliations

Appratsal Institute. Associate.  lodicor. "leld Notes. News from Chapter UL of the
ATRENT 1982-1986 Annual Conferences. Chapter UL commuttee member with major
responstbility for program agenda and speakers, 1986- 1993,

State Cert. — General Appraiser: 27011-1100302
Expiration: 03/10/07

WA State Designated Broker: 270-06 BR-UC-1SC-A0GOD 1

Expiration: Inactive
(Revised 09/30/05)
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QUALIFICATIONS

DEBORAH A. FOREMAN

Experience

Ms. Foreman has over 30 years experience in real estate acquisitions, appraisals.
development. asset management, and brokerage for all property types. She also has broad
experience in valuation and feasibility analysis, and structuring, negotiating and closing
large transactions.

Allen Brackett Shedd (formerly Bruce C. Allen & Associates, Inc.), Bellevue,
Washington
1990 to Present — Senior Associate

Specializing in valuation and consulting services for major real estate investments in the
Pacific Northwest. Major projects, primarily in Washington State, include:

City of Seattle. Special benefits, feasibility analysis. and consulting, including public
hearing activities, from 2004 to present: (1) South Lake Union Streetcar Project, a $50
million streetcar project from downtown Seattle to Fred Hutchinson Cancer Research
Center, funded 1 part with a $27 million LLID affecting over 1,200 parcels with property
values in excess of $5 billion and special benefits over $60 million; (2) Alaskan Way
Tunnel, a proposed $4.0 billion replacement of existing Viaduct along Seattle's Central
Waterfront; over 5,000 parcels analyzed with preliminary special benefits of $400 to
$600 million; development putential in area of 8.6 million square [eet and $3.0 billion in
additional building value potential: historical absorption analysis of several downtown
neighborhoods: and (3) other preliminary feasibility analysis for 1LIDs in South Lake
Union and Interbay neighborhoods.

SoundTransit. Appraisal project manager of subconconsultant services. appraisals
consulting and condemnation services for, (rom 1998 through 2003: (1) Commuier Rail
for 6 stations from Seattle to Tacoma, over 50 appraisals completed by team: (2) LINK,
for market estimates for over 2.000 parcels in the Central LINK DELS process: market
analysis, appraisals, occupancy and employment analysis for Central and Tacoma
LINK, over 300 appraisals completed by LINK team; and (3) appraisal project manage:
for REX, over 40 appraisals completed.

Port of Seattle. Appraisals, consulting and condemnation trial services fc:: (1) Pier 48.
2006, analysis of market value, including mitigation value of existing pier: (2) Pier 66.
2005, financial analysis of various income sources, expenses. including DNR ground
lease; (3) from 1992 to 1997, Terminals 5, 91, and 105 properties in Seattle, and
Birmingham Steel site in Kent; (4) from 1995 to 1999. Terminal 18 expansion (over 35
industrial properties) in Seattle; and (5) in 1992 and 1993, South SeaTac Satellite
expansion in SeaTac.

City of SeaTac. 281/24th Avenue S. Arterial Project: from 1996 to 1999, consulting,
right-of-way appraisals, special benefits studies. and public hearing activities for over
30 properties affected by $24 million road project.

Port of Everett. Riverside Industrial Park, from 1997 1o 1998. consulting team with
Trammell Crow Company for the feasibility analysis and site planning for 175-acre
marine industrial facility on the Snohomish River. near I-5. with a variety of access
1ssues and sensitive area limitations.

City of Kent. S. 196%h/200" and S. 228h/224" Street Corridor projects in Kent; from
1992 to 2003, LID special benefits studies and appraisals and condemnation trial work
for over 2,000 parcels in Kent.

Allen Brackett Shedd



QUALIFICATIONS

MATTHEW C. SLOAN

Experience

fnvolved i the veal estate field sice Aprd 2000, Appraisal experience includes a wide
variety  of appraisals, including commevcial. mdustrial and reswdential veal estate,
casements,  partial  terests. condemnation  and  sensitive  properties. Appraisal
assignments melude work in Kine, Prevce. and Snohomish County.

Education
City University, Bellevue, Washineton B3S Degree in Busimess Aduounistration, emphasts
m Project Management.

North Seattle Community College:
Real Estate Fundamentals

Principles ot Real listate Appraisal
Real Estate Appraisal Procedures
Real [Ostate Meconones

Residential Real I:eate

USPAP Standards

Appraisal Institute

Basic lncome Capitalization
Internet Rescavch Strategies
CIS i Real Bstate

Partial Client List

sound Transit David Evans & Associates
King County tDdolt lKnegineers

Pieree County Sterlme Bank

ity ot Nent Grraham & Dunn

Ciev of Seattle Phavos Corporation

City of Redmond CH2MHN

Citv of Federal Way
soatrle Public Schools

State Certification Number — General 1101655 Expiration. 03/0 L0S

(Revised 05/01/05)

Vien Brackett Shedd
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