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VAL Training Guide - Commercial

Introduction to VAL

VAL is a cash flow modeling & valuation platform that is user friendly, affordable, efficient
and a powerful alternative to all other products in the market. It is cloud-based so you can
login to VAL from anywhere, on any device. Seamlessly collaborate and share with
colleagues and clients. Today, you will learn how your team can benefit from technology’s
newest solution to DCF modeling and valuation.

Questions about VAL?

":I On-Screen Tutorials: Click on the question mark located at the bottom right
. corner of any VAL screen to access the tutorials. Tutorials include slide shows,
interactive data entry assistance, and pdf downloads.

You

YouTube Channel: Access numerous tutorial videos at
T“he https://www.youtube.com/rockportval

I g l Support: Email support at support@rockportval.com.

E Helpful Hint: Click F1 to view VAL hot keys and short cuts.

Keyboard Shortcuts
General top bar

Press this key To do this

| Tabs navigstion

+ User menu

Portfolic
Left navigation sidebar

Press this key To do this
+ Sidebar navigation
arrow keys

& Wiy Portiolios

© 2023 Rockport VAL, LLC - Confidential 3
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Login to VAL

Go to www.rockportval.com and click “Log In” in the upper right-hand corner and enter

credential to access VAL.

@ VAL

Log In Sign Up

‘ E yourname{@yourcompany.com ‘

Don't remember your password?

LOG IN >

VAL User Interface

VAL Training Guide - Commercial

The VAL user interface is designed to be intuitive and easy to navigate.

Choose List or Tile View.

The Source column displays if model
was created, shared, or collaborated.

Copy, Share and Delete Models.

© 2023 Rockport VAL, LLC - Confidential
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Create New Property

VAL Training Guide - Commercial

In this training scenario, we will create a commercial office and retail property.

PORTFOLIO PROPERTIES COA CLIENTS

e Click New Property.

Click New Property.

ol

ted 3aies

‘Welcome to Rockport VAL, get started by adding your property
Property Mame Stre
VAL Cffice Park 505 5th &
Property Type City State Zip
Office & Reta MNew Yorik
Froperty Size Country

CANCEL ﬁ'\ Click Create.

Add the following property details:
e Property Name: VAL Office Park
e Property Type: Office & Retail

e Address: 505 Fifth Avenue New York City, NY 10017 United States

e Click Create.

© 2023 Rockport VAL, LLC - Confidential
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VAL VAL Training Guide - Commercial

Helpful Hint: Property name must be unique. If multiple users are working on this
training case study simultaneously add initials to the property name.

Property Interface

When opening a property, the dashboard will display key performing metrics of the
property such as Valuation, Average Rent, and Average Occupancy (assuming all relevant
inputs have been made).

Property KPls

PORTFOLIO PROPERTIES coa Lynn Clarke

VAL Office Park

Initial Versian

8 Dashboard

Q Property Details

B Settings -
Model Settings
Area Settings

& COA

$'l!

Add Expenses

%% Income & Expenses v

Misc. Income

Operating Expensas Add Valuation

Invite People Add Rent Roll

Capital Expenses
%* Rent Roll v

Rent Rall

Data Inputs

Stacking Plan

T e

Navigation Pane

© 2023 Rockport VAL, LLC - Confidential 6
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VAL Training Guide - Commercial

Share Model

A copy of a model can be sent to a recipient by clicking on the “hamburger” menu icon
located in the top right-hand section of the window and selecting Share. Note, an email
will be sent to the user and recipient confirming the file share is initiated.

Initial Version

BYNC TO ROCKPORT

. Share

Click Share.

Click on Copy Link to copy and paste wherever you want your clients to the view the
model, whether in an email, listing site or deal room. The recipient does not need to be a
VAL subscriber to have access to the model. The recipient can review all the input screens
and reports and make changes to the assumptions. In addition, the ability to export to
Excel is available through the Share feature.

Share

Share With

fiol can share this proparty by copving i

hps./Yapo.rockportvel.comfaposharingflink=33bae83b-110d-40s7-074.2-64049007=b

=il = = i ot

cooLink |la—1 Click Copy Link.

© 2023 Rockport VAL, LLC - Confidential 7
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Versions
VAL can archive a version of a model at any point in time to reference. This is useful to
refer to the version of the model sent to the user as updates are constantly being applied.

Collaborate With
The Collaboration feature gives access to internal or external users to view and edit
models in VAL. The recipient must be a VAL subscriber to collaborate.

Collaborate with + .

Click plus icon to add Collaborators.

Enter the email address or select people to collaborate and click Invite People. VAL will
send an email to the user inviting to collaborate.

Collaborate With

Invite People

People

Iclarke@rockportval com x

© 2023 Rockport VAL, LLC - Confidential 8
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Model Settings

The Model Settings window is where users specify property settings such as analysis start
date, number of years of analysis, and activate modeling policies.

General Model Settings

Reimbursement/Inflation Settings: By default, growth rates are applied annually based on
the month the analysis starts. For example, if the analysis starts March 2023 the growth
rate will calculate annually beginning in March 2024. The Reimbursement setting
determines if the recoveries are based on calendar or fiscal year operating expenses.

Inflation Month: The Inflation Month sets what month the growth rate is calculated
annually and can be independent of the analysis start date. For example, if the analysis
starts in March 2023, you can select the inflation month as January which will apply the
growth rate each January beginning January 2024.

Allow Specific Dates: Select Yes to model mid-month lease terms in the Rent Roll. By
default, VAL assumes the lease start date is the beginning of the month and the expiration
date is the end of the month. To model a lease that starts March 15, 2023, activate the
Allow Specific Dates model setting.

Allow Manually Entered Property Size: By default, VAL will calculate the Property Size
based on the aggregate square footage entered in the Rent Roll. To manually enter the
property size toggle YES. This will allow the Property Size in the Area Settings window to
be editable.

Vacancy & Collection Loss
Vacancy Loss Calculation Method: Choose from a monthly or annual calculation method.

Gross-Up Revenue by Downtime: This option is typically set to YES and will add the
downtime to potential revenue before calculating the general vacancy loss.

Reduce Vacancy by Downtime: This option is typically set to YES and will subtract
downtime from the general vacancy allowance calculation. If downtime is greater than
the general vacancy allowance, zero general vacancy allowance will appear on the cash
flow.

© 2023 Rockport VAL, LLC - Confidential 9
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Percentage Rent/Occupancy Cost

Percentage Rent is a rent payment structure where the tenant pays rent as a percentage
of sales in addition to a minimum rent or in lieu of a minimum base rent.

Occupancy Cost, also referred to as a “health ratio”, is expressed as a ratio of a tenant’s
total annual contractual payables (i.e. Base Rent, Recoveries, etc.) divided by the tenant’s
annual sales at the property.

Percentage Rent in use?: Select Yes to add Percentage Rent fields in the rent roll for Retail
tenants.

Occupancy Cost Adjustment Settings: The settings allow you to specify whether to
adjust the occupancy cost downward or upward and downward, to include or exclude
recoveries, and whether to apply the adjustment during rollover or throughout all lease
terms.

Recoveries

Apply Admin Fee Before/After Contribution Deduction: This setting determines whether the
admin fee is applied before or after a contribution deduction in the reimbursement
calculation.

Treat Contribution Deduction Circular References as: In the recoveries, if there is an
expense that reimburses after itself due to tenant groupings and other circular
references, choose whether this is an error or a warning. Awarning indicates it is the
user’s intent to model the circular reference.

Rollover

Start rollover leases on the 15t of the Month? If Allow Specific Dates is set to Yes, the Start
rollover leases on the 15t of the month is available to select whether a lease expiring on a
specific day of the month will have a new lease beginning the following day or the
beginning of the following month. This setting will be grayed out if Allow Specific Dates is
set to No.

Start RLA for Leases that expire before the Analysis Start Date on: If a lease expires prior to
the analysis start date, specify whether the rollover assumption should begin when the
lease ends or as of the analysis start date.

© 2023 Rockport VAL, LLC - Confidential 10
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€5 Dashboard
° Property Details

* Settings ~

Model Settings

Area Settings

e From the navigation pane go to Model
Settings.

General Model Settings:

01/2023

Percentage Rent/Occupancy Cost:

Update the following Model Settings:

e Analysis Start Date: 1/2023, 10 Years

Allow Specific Dates: Yes
Percentage Rentinuse? Yes

© 2023 Rockport VAL, LLC - Confidential
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Area Settings
Add area measurements in Area Settings such as the Property Size, Gross Leasable Area,

or any measurement being calculated within the property.

Area Settings

AREA MEASURES TEMANT BASED AREAS

MName Area

Property Size

\ Property Size is grayed out and will be
automatically populated based on the rent roll.
This field cannot be edited unless the model
settings option is changed to Yes.

E Helpful Hint: By default, VAL calculates the property size based on the rent roll. To
manually enter the property size select the Allow Manually Entered Property Size in the Model

Settings window.

© 2023 Rockport VAL, LLC - Confidential 12
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Growth Rates
Enter the growth rates to be applied to the model. Growth rates can be overridden at the

line-item level. Create an unlimited number of growth rates as applicable to the property.

= Click Add Rate to add additional growth rates. \

Growth Rates

Dec-27 Dec-28 Dec-29 Dec-30 Dec-31 Dec-32 Dec-33

M - - - . .

Dec-23 Dec-24 Dec-25 Dec-26

3.00% 3.00% 3.00% 3.00% 3.00% 2.00% 3.00% 200% 2.00%
350% ssox oo [ 200% 300% 300% 300% 200% 300%
]

Right click and select Fill Right to replicate in all years.

Add the following Growth Rates:

o General Growth: 3%
Market Rent: 3.5% in 2024 - 2026, 3% for remaining years

g Helpful Hint: To copy values to the right, click Alt + E or right click on the field and
select Fill Right.

© 2023 Rockport VAL, LLC - Confidential 13
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Vacancy & Collection Loss

Vacancy & Collection Loss is an adjustment to potential revenue on the cash flow
factoring likely vacancy loss due to market conditions and expected collection loss due to
tenants’ failure to pay.

Override groups: General vacancy loss can be excluded or overridden for specific
tenants.

Click on the Override drop down menu and select Add
New to apply a different rate to specific tenants.

Vacancy & Collection Loss Helpful Hints @ O

Dec28 | Dec29 | Dec30  Decdl Dec3z | Dec33 Override.

Loss Type s Basis e Dec?s | Dec26  Dec2l

I v B v N - .

oos o S00% So0% 5005

200%

Add the following Vacancy Loss assumptions:

° Loss Basis: Potential Gross Income
° Rate: 5%

© 2023 Rockport VAL, LLC - Confidential 14
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Misc. Income
Miscellaneous income is where revenue generating items not associated to a lease is
entered such as Vending, Signage, Parking and Antennae.

Misc. Income may be calculated by the following Unit of Measures:

e $amount e %OfEGR
o $/Area e %ofline
Income & Expenses = &3]
MISC. INCOME OPERATING EXPENSES CAPITAL EXPENSES ALL ITEMS
Type | Description Account Amount UcM Frequency Area Growth Assumption |  Growth Rate |

Signage v $1,250 $ amount ~| | Monthly ~ | Property Size Misc. Income... ~ 3.00 %

Description: Signage
Amount: $1250
UofM: $ amount
Frequency: Monthly
Growth: Misc. Income
Variable: No

© 2023 Rockport VAL, LLC - Confidential 15
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Operating Expenses

Enter all operating expenses including reimbursable and non-reimbursable in the
Operating Expenses window. Reimbursable expenses are expenses that the property
owner will recover from the tenants.

Operating Expenses may be calculated by the following Unit of Measures:

o $amount e %oflLine
* $/Area e Prop13
e %of EGR

- Income & Expenses o) =
[ [omfowwen | wwe [ aem | om [ e | ww | o] o | vcipes | wvar | e
[ I | Ml 7| | | " | | Ml " | M :
o, Insurance v $70,000 S amount v Annual Property Size Operating Ex... 3.00% (|
. Select Operating Expenses from the navigation pane or by tab.
o Insurance is $70,000/year growing by 3% and reimbursable.
Income & Expenses ) ®

MISC. INCOME  OPERATING EXPENSES CAPRITAL EXPEMSES  ALL ITEMS

S N S R B T
OF.. Insurance Annual
-

570,000 5 amoun it - Property Size Operating Ex... 3.00%

e Expense
cAM $2.40.0 | $/Area Annual v Property Size - OperatingEx... 2.00% | 75.00% |

Select Add Expense and add the following expense:
. Description: CAM
Amount: $2.40
UofM: $ Area
Frequency: Annually
Growth: Operating Expense Growth (3%)
Variable: Yes, 75% Variable
Reimbursable: Yes

© 2023 Rockport VAL, LLC - Confidential 16
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E Helpful Hint: Variable Expense Formula = (Expense $ x Variable % x Occupancy %)
+ (Expense $ x % Fixed)

A"

Insurance 570,000 1
CAM $2.40 3
Real Estate Taxes W | 50 | 1

o Real Estate Taxes are $80,000/Year paid in October growing at 2% per year.
o To enter an amount in a specific month, select Edit from the Amount field.

© 2023 Rockport VAL, LLC - Confidential 17
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OPER > Real Estate Taxes

Year 2 Year 3 Year 4 Year 5 Year &
Dec-2024 Dec-2025 Dec-2026 Dec-2027 Dec-2028

Octab 2000000 2000000 20,000.00 200
ovemoe: 0.00 0.00 000

December 000 000 000 000 000 000 000 000 000 000

Annual (uninflated) E0O0000 8000000 8000000 8000000 8000000 8000000 8000000 8000000 8000000 8000000 EO0

Growth Assumption 2.00 2.00 200 2.00 2.00 2.00 2.00 2,00 2,00

Annual (inflated) 80,000.00 8160000 8323200 B489664 BE50457 B332646 9009299 9189485 9373275 9560741 975

o Enter $80,000 and click and drag to replicate in October of every year.

o Create a 2% Real Estate Tax Growth Rate by selecting Add New from the
Growth drop down menu.

) Click Save.

© 2023 Rockport VAL, LLC - Confidential 18



VAL Training Guide - Commercial

Type | Description Account Amount UoM Frequency

op, Insurance $70,000 ¢ $amount Annual
op, CAM 52400 SiArea Annual
op. Real Estate Taxes Detailed 7 # % amount

op, Janitorial $7500 © % amoun t Annual

o Janitorial is $7500 per year growing at 3% and reimbursable.
) Landscaping is $7500 per year, use the Clone option to duplicate.

Income & Expenses 9 3

MISC. INCOME OPERATING EXPENSES CAPITAL EXPENSES ALL ITEMS

Type | Description Account Amount UoM Frequency Area

aP... Insurance - $70,000 $ amount < Annual - Property Size
aP... CAM . $2.40 $/Area < Annual - Property Size
oP... Real Estate Taxes v Detailed 7 # S amount - Property Size
v P.. Janitorial v $7,500 $ amount " Annual v Property Size
o P. Landscaping . $7,500 $ amount < Annual - Property Size

Janitorial and Landscaping are subaccounts to Repairs and Maintenance, which is the
parent account. To model this, select the checkbox for Janitorial and Landscaping and click
Add to Parent.

) x Repairs & Maintenance

ng parent \

Type Repairs & Maintenance as the Parent Account and click Enter.

|

© 2023 Rockport VAL, LLC - Confidential 19
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MISC. INCOME ~ OPERATING EXPENSES  CAPITAL EXPENSES  ALL ITEMS

Growth Assumption | Growth Rate | Variable Expense

or.  Insurance $70000 0 Samount Annual Property Size Operating Ex... 3.00%
oF. cam $2.40 S/Area Annual Property Size Operating Ex... 3.00% 75.00 %
or Real Estate Taxes Detailed 7" $amount Property Size RET Growth 2.00%

$75004"  $amount Annuel

Operaing Exp 300%
Opersting Exp 200%

nz Property Size
nito: Broperty Size
oF.. Management Fee 350% % ofEGR Annual Property Size :

§75004"  $amount Annusl

o Management Fee is 3.5% of EGR and not reimbursable.

Capital Expenses

Capital expenses are typically not included in the NOI and will be displayed below NOI on
the cash flow. Examples of capital expenses are reserves, roof repair, and building
improvements.

Income & Expenses )

MISC. INCOME ~ OPERATING EXPENSES P PEN ALL ITEMS

— wih | rey | A | G | Gt | e | St et | Aot

P Reserves Sihrea Annual Property Size Capital Expe... 3.00%

Reserves are $.30/% Area, growing by 3%.

© 2023 Rockport VAL, LLC - Confidential 20
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Property Cash Flow

E Reports L
All Reports p
Cash Flow

Investment Analysis

Valuation
Rent Rall
Bl T T
Cash Flow Expand Report  Export [X]
FSF PERIOD 1 F5F ALL PERIODS TEMANT CASH FLOW
Shiow dsta SortExpenzes Show tenant level details Show figures in 001

Annuz As Ertered
Year 1 Year 3 Year 10
* For the Years B B Dec-2023 Dec-2025 E Dec-2032

¥ Misc. Income 15.000 15.450 15914 16391 16,883 17.389 17.911 18,448 19.002 19,572 20,159
Total Potential Gross Income 15.000 15.450 15914 16,351 16,883 17.389 17.91 18448 15.002 19,572 20,159
\scangy Less (750) {820) (844) (262) (B06) (222) (22q) (1.008)
Collection Loss - - - - - - - - - - -
Effective Gross Income 14,250 14,678 15.118 15571 16.039 16,520 17.015 17526 18,051 18,593 12,151

~ Expenses
Insurance 70.000 72,100 74263 75431 21,122 a3z24 25,081 2B674 91334 ge074

Real Estate Taxes 20,000 21,600 23232 90,083 g1.285 893,733 95,607
¥ Reositz & Mamerance 15,000 15450 15504 156,283 17.811 12448 18002 12572
Management Fee 4zg B i) =25 L 613 632 651 670
Total Operating Expenses 165,489 169,664 173,938 178,323 182,824 187,443 132,183 197.048 202,040 207,164 212423
Met Operating Income {1 51,2431 {154.986) (158.820)| (162752) (166.786) (170,923) (175.168) (179.522) (183.989) (188.571) (193.272)
= Leasing & Capital Costs
¥ _essing Cos= - - - - - - - - - -
¥ Caoitzl Expenzes - - - - - - - - - -
Total Leasing & Capital Costs - - - - - - - - - -
Met Cash Flow .. {154.986) (1588200 (162.752) (186.786) (170.323) (175163) (179.522) (183.383) (188.571) (193.272)

Min: -158,819.8

-151,248.75 Sun -465,054.76

When you select two or more cells that contain numeric data,
VAL automatically summarizes the data on status bar.

© 2023 Rockport VAL, LLC - Confidential 21
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Rent Roll

The Rent Roll is used to model contractual or speculative leases including tenant size,
start and end dates, base rent, fixed steps, free rent, percentage rent, recoveries, leasing
costs and renewal assumptions. Click Add Lease in the upper right-hand corner of the
Rent Roll window to add lease records.

Office Tenant

=

Rent Roll ===

Add the following tenant information:

Tenant Name: The Rockport Group
Suite: 101

Floor: 1

Lease Type: Office

Status: Contract

Start Date: 1/1/2023

Lease Term: 36 Months (36M)
Size: 15,000 SF

Base Rent: $20/SF/Year

© 2023 Rockport VAL, LLC - Confidential 22
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Rent Steps - % Increase
Rent Steps are increases to the base rent over the term of the lease that can be entered as

either an amount or percent increase.

VAL Training Guide - Commercial

£

Rent Roll

Tenant Name

1 | The Rockport Group

1 tenants

Suite

10

Floor

End Date Lease Term

Base Rent

Area Amount UoM Rent Steps Free Rent

nmf de [m]
Dec-31-25 E= 15,000 20000 $/SFYear

Rent Roll © Rent Steps

Date Type | Relative

Start Menth

13 3.00

Value

% Annual Increase

Date Type: Relative

Add a 3% annual increase beginning month 13.

© 2023 Rockport VAL, LLC - Confidential
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Expand to view the Unit of Measure and Growth assumptions.

The Rockport Group 101 1.)0%A.. 3.0 Mon... Default BaseYear v Leasing Costs Growth v

Add the following lease details to The Rockport Group:
) Free Rent: 3 Months

Recoveries: Default Base Year

TI: $10

LC:5%

Upon Expiration: Market

Upon Expiration

The Upon Expiration field defines how VAL will calculate the rollover assumption when
the contractual lease expires. Choose from one of the options below:

e Market: Rollover assumptions will calculate based on the renewal probability
calculating the weighted average of the new and renewal rates.

e Renew: Assumes 100% renewal probability and will calculate the renewal rates
in the rollover assumptions for the initial rollover lease term.

e Vacate: Assumes a 0% renewal probability and will calculate the new rates in the
rollover assumptions for the initial rollover lease term.

e Option: Will add an additional line item to populate the terms of the option lease
and assume 100% probability of exercising the option and ignore the Rollover
Assumption.

e Reconfigured: Assumes the space will go dark and will no longer be included in
the analysis.

© 2023 Rockport VAL, LLC - Confidential 24
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Rollover Assumptions

The Rollover Assumptions define the projected lease assumptions after the initial lease
expires based on if the tenant vacates or renews their lease. Enter the market
assumptions in the New fields based on if the existing tenant vacates the space and enter
the market assumptions in the Renew fields based on if the existing tenant renews their
lease. The renewal probability will weigh the new and renewal assumptions after the
contractual lease expires.

Rent Roll  =ner HelpfulHints® 'O k4 7 ® =

1 The Rockport Group 101 1 5.00 v % Market

e From the Rollover Assumptions drop down menu select Add New.

Rollover Assumptions

ELA WARIABLES

Renew UoM Growth Assumption

Add below Rollover Lease Assumptions:

RLA Name: Office RLA
Renewal Probability: 80%
Term: 60 Months
Downtime: 6 Months
Market Rent:
o New: 22 $SF/Year (Market Rent Growth)
o Renew: 20 $SF/Year (Market Rent Growth)

© 2023 Rockport VAL, LLC - Confidential 25
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Rollover Assumpticns

In Term Adjustments: 3% Annual Increase
Free Rent

o New: 3Months

o Renew: 0 Months
Tenant Improvements

o New: 10 $/SF (Leasing Cost Growth)

o Renew: 5 $/SF (Leasing Cost Growth)
Leasing Commissions

o New: 5%

o Renew: 2.5%
Expense Recovery: Default Base Year
Upon Expiration: Office RLA

($22*20%) + (20*80%) = $20.40 Weighted Market Rent

E Helpful Hint: Market Rent Calculation = New Market Rent (20% of New Tenant) +
Renewal Market Rent (80% Renewal Probability).
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Tenant Cash Flow

Collapse menu

Rent Roll Overrides

EH Vvaluation
7 Debt
B Reports v
All Reports v
Cash Fl
=ED Rl «——| Select Cash Flow.

Investment Analysis

Select Tenant Cash Flow.

Cash Flow

MATN PSF PERIOD 1 PSF ALL FERIODH

Select Tenant.

Tenant

The Rockport Group

Year 3 Year 4 Year 9 Year 10 Year 11
7Tl EEET Dec2025 | Dec-2026 3 Dec2031  Dec2032 | Dec-2033

= Rental Income

Potential Rental Income 300,000 302000 318270 330288 Zazses 358055 350827 380022 352350 403137 15231
Diowwntime Wacanoy - - - (28272} - - - - {32.775) - -
Free Rent (75.000) - - {16.863) - - - - {18.655) - -
Baze Rental Income 225,000 309,000 318,270 294,032 345,598 359,055 369,827 380,922 339,909 403137 #1521
Recoveriss - 5230 10,601 - 2123 1384 12gs 260582 2450 5323 15572
Total Tenant Other Income - 5220 10,601 - 8123 13,941 19915 26,052 2,459 9323 15,972
Total Potential Gross Income 225,000 314,230 328,871 254,032 356,721 372996 389,742 408,974 342,368 412 480 431,203

~ Capital Costs

Ternant Imorovements 150,00 - - F2 =245 - - - - 114003 - -
leszing Commizzions Lzg74 - - £3528 - - - - 62,053 - -
Total Capital Costs 192614 - - 151,873 - - - - 176,062 - -
Tenant Met Cash Flow 32387 34230 328.871 142,159 356,721 372.9%6 383,742 406,574 166,305 412460 431,203

= Tenant Details
Prevailing Market Rent PSF 2040 2111 2185 2282 2330 2200 a7z 245 2622 270 2782
Potzmtizl Remmzl ncome BEF 20,00 2080 2122 - - - - - - - -
Retsil Ssles PSF - - - - - - - - - - -
Aversge Ocoupied Arsa 15,000 15000 15.000 13,750 15000 15.000 15000 15000 13,750 15.000 15.000

Lease Expiration Date Dec-31-2025 Jan-31-2031
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Retail Tenant

=

Rent Roll =

Fioor | Space Type

mmide 0O mm/de O

1| The Rockport Group 101 1 Office. Contract Jan-01-23 Dec-31-25 36M 15.000 2000  $/5FiYear

2| Wl Clio's Coffee Shop 201 2 Contract v Sep-15-22 Sep-14-27 c0M 5.000 1000  $/SFivear

Add the following tenant information:

Tenant Name: Clio’s Coffee Shop
Suite: 201

Floor: 2

Lease Type: Retail

Status: Contract

Start Date: 9/15/2022

Lease Term: 60 Months

Size: 5,000 SF

Base Rent: $10/SF/Year
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VAL Training Guide - Commercial

£

Rent Roll

21enants

Tenant Name

Helpful Hints@  *

Base Rent

Amount

Rent Steps

1| The Rockport Group 101
2 | Clio's Coffee Shop 20

1

15,000
5,000

20.00  s/SFfYear 3.00 % Annual l...

o Edit Rent Steps.

Rent Roll © Rent Steps
Date Tvoe | Relative
Start Month Value UoM
13 0.50 | 8/SFMfear Annusl Increase v |

FFFFF

e Adda.50 $/SF/Year Annual increase beginning in Month 13.
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Recoveries

Recoveries are the shared expenses that a landlord passes on to its tenants, and
subsequently recovered by generating an invoice to the tenant for their pro-rata share.
Recovery methods in VAL include:

e Base Stop: Tenant pays their pro-rata share over the base stop amount. Enter
stop amount as $ amount or $/SF.

e Net: Tenant pays their pro-rata share of the total reimbursable expenses.
e Fixed: Tenant pays a specific $ amount.

e BY (Calc/Future): Tenant pays their pro-rata share over the base stop amount.
VAL calculates the base year stop based on lease year 1 reimbursable expenses.

e BY+1: Tenant pays their pro-rata share above the base stop amount which is
calculated in year 2 of the lease.

e BY-1: Tenant pays their pro-rata share above the base stop amount which is
calculated in the year prior to year 1 of the lease.

Fixed CAM Recovery Structure
Clio’s Coffee Shop has a recovery structure that includes:

e $10,000 Fixed CAM, 0% Growth
e NetInsurance, Taxes & Repairs and Maintenance

E Helpful Hint: If a lease starts prior to the analysis start date and has a base stop
reimbursement, enter the base stop amount. If you select the BY Calc/Future method,
VAL will assume the reimbursable expenses in year 1 of the analysis as the base stop
amount.
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Expense Pools

Collapse menu )
&) Recoveries ~ Recoveries :
ethods METHODS EXPENSE PCOLS TENANT GROUPS ADMIM FEES
Expense Poals -
e T
Admin Fees Default Group $213,000
B Assumptions ~
Growth Rates
e Click on Expense Pools from the navigation pane.
e Click Add Pool.
Expense Pool © Add Pool ¥r 1 Total: $165,000
lame Expenses less CAM
¢ Name: Expenses less CAM
EXPENSES LU=kl Selected Only  Unselected Only
= Expense Account# | SofExpense | ¥r1Amoumt e Select Insurance, Taxes and Repairs
- Insurance 100.00 70,000.00 and Maintenance.
CAM 100.00 48,000.00
~  Real Estate Taxes 100.00 80,000.00 .
* |~ Repairs & Maintenant(2) 0.00 0.00 ® CI ICk Save'
~  Landscaping 100.00 7,500.00
-~ lanitorial 100.00 7,500.00
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Create Recovery Method - Fixed CAM

Recovery methods are created by clicking Add New from the Recoveries field in the Rent
Roll or by clicking Methods from the navigation pane. Once the recovery is created, the
method needs to be assigned to the tenant to calculate.

I-'I:NEI: POOLS TENANT GROUPS ADMIN FEES

Recovery Method Name Applied Tenants

SHIH -

o Click on the Methods tab and select Add Method.

e Name Recovery Method Fixed CAM.

e Select CAM as the Expense Pool.
e Select Fixed as Recovery Structure.

e Enter $10,000 as the Amount.
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Name Fixzd CAM
Recovery Pools, Expensa/Poo
Structure &
Admin Fees Recovery Sruciure
Amount
Growth
Contributicn
Bemimiez
Prorata Share & PRS
Denominators
Denom
Year-Over-Year YOV Min Growth
Recovery Growth
YO Max Growth
Recovery Floors & S0 al-ig
Ceilings
Growth
Recovery Ceiling
Growth

Expenses l2ss CAM

Met

Nore

Growth

Mone

Mons

Tenant Ares ...

e Click Add New Recovery to model Net Expenses less CAM.

Rent Roll

Tenant Name

2 tenants

Rent Steps

Free Rent

Recovery Method

1 | The Rockport Group

2 | Clio's Coffee Shop

101 1 FYear ~

2 FYear ~

3.00 % Annual
0.50 $/5F/Year

I.. 3.0 Menths

Select Fixed CAM recovery method for Clio’s Coffee Shop

Default BaseYear

| Fixed cam v

/V
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Recovery Audit Report

E Reports W
All Reports ~
Cash Flow

Investment Analysis
Valuation

Rent Roll

Mark to Market
Underlying Support
Rollover

Lease Expiration

Occupancy

Audit

Audit Report

TENANT AREA AUDIT  PROPERTY AREA AUDIT  OCCUPIED SF CCCUPANCY RATE  PERCENT RENT AUD ECOVERY AUD LEASING COMMISSION AUDIT
Terarz Leaze Term
Clig’s Caffee Shop Floer: 2, Suite 207 st

Jan-203

0 | Jan2031 | Jan2032 | Jan-2033
Dec2030 | Dec2031 | Dec20: Dec-2033

Recovery Method: Fixed CAM

A Y 10,000 10,000 10,000 10000 7,056 - - - - - -
~ Expanzas less CAN Y 1250 42288 43352 224235 227142 - - - - - -
Jan-2023  Jan-2024  Jan-2025  Jan-2026  Jan-2027  Jan-2028  Jan-2028  Jan-2030  Jan-2031  Jan-2032  Jan-2033

Dec-2023  Dec-2024  Dec-2025  Dec-2026  Dec-2027  Dec-2028  Dec-2029  Dec-2030 Dec-2031 Dec-2032  Dec-2033

nsurance Faxed Amourt - 100.00% 70,000 72100 72283 T84 21122 23384 86,021 23672 37332 32072
Varisble Amount - 0.00% (sfier Gross-ug) - - - - - - . . - . .

Toral 70,000 72,100 74263 76491 78,786 81,149 83,584 22674 91334

Real Extate Tares Fixed Armaurt - 100.00% 20,000 21,600 23232 22327 25523 30033 23733 B
Varisble Amount - 0.00% (sfer Gross-ug) - - - - - - . . - . .
Total 20,000 £1.600 83232 84,397 26535 88325 50,093 91,895 93733 95,607 57.520
Janitorial Fx=g Amourt - 100.00% 7500 EREH] 242 2803 EE=EH 2507 9728 10079
Varisble Amount - 0.00% (sfer Gross-ug) - - - - - - - - - - -
Total 7.500 7.557 2195 2441 8,635 2,955 3,224 9,501 5,786 10,079
Landscsping Fiad Armourt - 100.00% 7530 7857 EREH] 2447 2803 EfH 9.224 2507 10079
Varisble Amount - 0.00% (sfer Gross-ug) - - - - - - - - - - -
Total 7.500 7.725 7.957 8195 2441 8.695 2955 9.224 9501 9,786 10.079
Pool Total 165000 165150 173409 177778 182263 186365 151,587 136434 201408 208513 211752

Adrmin Fee [spelied to none) - - . R . R . R R . .

Pogi Tetsl After Admin Fae 165000 169750 173409 122283 1353E% 96434 20140 208573

Sase Stop Amount

EEH

Numarstor Tenant Size 5000 5000 5,000 5000 5000 5000 5,000 5000 5000 5000 5000

Denominztor ProperySize 20000 20,000 0.000 20000 20000 20000 20,000 20000 20000 20000 20000
2500%  2I00%  2SOO%  ZEO0% 2T00%  2D00% ZEO0% 2S00% 2T00%  2D0O% ZEOO0%

Pool Recovery {before mini... 41,250 42222 43,352 44,445 45,566 46716 47,897 45,109 50,352 51628 52,938

Mo
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VAL Training Guide - Commercial

Percentage rent is additional rent paid based on a percentage of gross sales above a

breakpoint.

Clio’s coffee shops’ annual retail sales volume is projected to be $1,250,000. They are to

pay 5% above a natural breakpoint.

Expand to display Percentage Rent inputs.

Percen age Rent &

Sales UoM

HelpfulHints @ 9

Sales Growth Assumption Percentage Breakpoint Breakpoint UoM

ko

1| The Rockport Group 101 1 efault BaseYear

2 | Clio's Coffee Shop 201 2 xed CAM

$/SF

General Growth v $/SF 10.00

1,250,000

$ Amount

General Growth 5.00 Natural ~

e Sales: $1,250,000 growing by General Growth
e Percentage: 5%
e  Breakpoint: Natural

Helpful Hint: Natural Breakpoint: Total Rent + Sales %
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Percent Rent Audit Report

E Reports W
All Reports ~
Cash Flow

Investment Analysis
Valuation

Rent Roll

Mark to Market
Underlying Support
Rollover

Lease Expiration

Occupancy

Audit

Expand Report  Export

Audit Report

TEMNAMT AREA AUDIT PROFERTY AREA AUDIT CCCUPRIED S CCCUPAMNCY RATE FERCEMT RENT AUDIT REZ

Tenant Lezss

Clio's Coffee Shop Floor: 2, Suite: 201 15t

Year 2
Dec-2024

Year 3
Dec-2025

Year 4
Dec-2026

Year 5
Dec-2027

Year &
Dec-2028

Year 7
Dec-2029

For the Years Ending

Zsz= Renta Incoms

Percentogs 500% 5.00% 500% 5.00% L.00% - - - -
Breskooint 014722 10684722 14722 1184722 245867 -
Zalez 1.250,000 1287500 1326125  1.35590% 592 4835 -
Sales Growth Rote 3.00% 3.00% 3.00% 3.00% 3.008% - - - -
Owerzgs 235278 222778 211,403 201,187 145970 -
Percentogs 500% 5.00% 500% 5.00% 5.00% - - - -
Occupancy Rate 100.00% 100.00% 100.00% 100.00% 75.00% - - - -
Total Percentage Rent 11,139 10.570 10,059 7.298 -
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Clone Rollover Lease Assumptions
The Retail RLA is similar to the Office RLA. To save time we will clone the Office RLA and

adjust the market assumptions.

a Assumptions v
Growth Rates

Vacancy & Collection Loss

| Rollowver

Scenarios & Sets

e From the Navigation pane select Rollover.

Rollover Assumptions

RLA RLA VARIABLES

—
RLA Name Active? Renewal Probability
Office RLA _l X, 80.0%

Clone

e Rightclick the Office RLA and select Clone.
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RLA Variables can be created versus hardcoding values in the fields in the rollover
assumptions. Once a variable is created it can be assigned in rollover assumptions and

rent roll.

Rollover Assumptions

RLA RLA VARIABLES

Market Rents «

RLA Name Active? Renewal Probability Term Downtime (Mos)

New

Office RLA i ( 80.0% 60M v 6

Retail RLA i ¢ 80.0% 60M v 6

Make below adjustments to RLA
= RLA Name: Retail RLA

= Click Add New in Market Rent to create a variable.

Market Rent © New $12/Renew $10

YE dec-27 YE dec-22 YE dec-23 YE dec-24 YE dec-25 YE dec-26 YE dec-27 YE dec-28 YE dec-2G YE dec-30 YE dec-37
New 12.00 §/SF/Year 1200 12.00 12.00 12.00 12.00 1200 12.00 12.00 12.00 12.00 12.00
Rerew 1000 $/SFYzar 1000 10.00 10,00 10.00 10.00 1000 10.00 10.00 10.00 10.00 10.00
o New: 12 $/SF/Year
o Renew: 10 $/SF/Year
38

© 2023 Rockport VAL, LLC - Confidential




(@)

VAL VAL Training Guide - Commercial

Rollover Assumptions n

RLA VARIABLES

Free Rent (Mos) « Percentage Rent «

= Enter an Occupancy Cost Adjustment of 5%.

= Select Use Previous for the Retail RLA Percentage Rent.

Rent Roll  zenen: HelpfulHints®@ O ki 7 X &=

Growth Assumption Upon Expiration Rollover Assumptions

1 @ The Rockport Group 101 1 0.0 v $/SF v Leasing Costs Growth 500 V% v Market v office RLA

2 @i clios Coffee Shop 201 2 v $ISF ¥ Leasing Costs Growth v Voo v Market ~ | Retail RLA i

= Select Retail RLA for Clio’s Coffee Shop Rollover Assumption.

Occupancy Cost & Sales Report

Occ. Cost & Sales

Mote: A highlightad cell inicstes sn Cecusaney

PAN TENANT PAYA

- = - - Year 1 Year2 Year3 Year 4 Year§ ve Year7 e Year 9 Year10  Year11
uite 5 Dec2023  Dec2024 Dec2025 Dec2026  Dec2027 Dec2028  Dec2029 Dec2030  Dec2031  Dec2032  Dec2033
101 o @
2m oo [ sesiszozz  sep14az0r7 EREEH cos% sozs zoom RESEY 200 2005 200 2008 477% 2008

A highlighted cell indicates an Occupancy
Cost Adjustment in that period.
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Vacant Space

Vacant space is entered in the rent roll where the lease start date can be set to adatein
the future to calculate the downtime vacancy.

9

Rent Roll ==

HelpfulHinis@ 9 k4 o

Jan-01-23 Dec-3125 36M 15,000 2000  $/5F/Year 2.00%A. 3.0 Mon... Defaut BaseYear SIsF

Sep-15-22 Sep-1427 &M 5.000 1000  S/SFfYear

100.00 | % of Ma.

050 8/5..
3.00%A. $rsF

Fixed CAM ¥ 1250000 $ Amount

(((((((( Jun0123 May-31-28 60m 10.000

Click Add Lease.

Tenant Name: Vacant Space

Suite: 202

Floor: 2

Start Date: June 1,2023,5 Year Lease Term
Area: 10,000 SF

Base Rent: 100% of Market Rent, 3% Rent Step

E Helpful Hint: Copy and paste The Rockport Groups rent step to Vacant Space
rent step to save time. CTRL C to copy and CTRL V to paste as a shortcut.
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Free Rent Variable

By default, free rent includes base rent plus rent steps and applied at the beginning of the
lease term. To add recoveries and/or percentage rent to the formula or update the free
rent period create a variable.

Rent Roll

Tenant Name Suite

3 tenants
Base Rent
Amount

Rent Steps Free Rent

I_ﬂm_[

The Rockport Group 15,000 20.00 $/SF/Year ~  3.00 % Annual ... 3.0 Months
2 | Clio's Coffee Shop 201 21 5,000 10.00 $/SF/Year ~  0.50 $/SF/Year ... Fi:
3 | Vacant Space 202 21 10,000 100.00 % of Market Rent ~  3.00 % Annual I... |

Click on the pencil icon for Free Rent to create a variable.

Rent Roll © Free Rent

Months Free

Start Date Percent Months Free [Free Rent For Period
06/0172023 100.0% 1.0 50
06/01/2024 100.0% 1.0 50
06/01/2025 100.0% 1.0 50

Cumulative Free Remt
50
$0
$0

e Click Add to insert rows and model free rent to reflect an abatement in the first month

of the first three lease years.
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Create Recovery Method - 15% Admin Fee

Vacant Space will reimburse their pro-rata share of CAM plus a 15% Admin Fee and
reimburse Net for the remainder of the reimbursable expenses.

Rent Roll zenens

Base Rent
Tenant Name Suite Amount Rent Steps Free Rent Recovery Method

IIIHII[

The Rockport Group 15,000 20.00 $/SF/Year ~  3.00% Annual L. 3.0 Months Default BaseYear

2 | Clio’s Coffee Shop 201 21 5,000 10.00 $/5F/Year ¥ 0.50 S/SF/Year ... Fixed CAM N

3 | Vacant Space 202 21 10,000 100.00 % of Market Rent ~  3.00 % Annual I... 1.0 Months & -
Use RLA

Default Base...

Default NNN

Fixed CAM

e Click Add New to create arecovery method for the Vacant Space.

Name 15% Admin Fee

Recovery Pools, Expense/Pocl CAM ~  Expenses Lasz CAM
Structure &
Admin Fees Recovery Structure Net v Net
Amount None None
Growth Growth Growth
Contribution Deduction __Mone ~  None
Admin Fee % v 15.00 None v
Prorata Share & PR Tenant Aread v Tenant Area v
Denominators
Denom Property Size ~  Property Size -
Year-Over-Year YOY Min Growth Growth v Growth v
Recovery Growth
YOV Max Growth Growth v Growth v
Recovery Floors &  [eC=eitiz g None v None v
[T
Growth Growth v Growth -
Recovery Ceiling MNene v None ~
Growth Growth v Growth v

ADD NEW RECOVERY
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Leasing Cost - Use RLA

Market assumptions for recoveries, tenant improvements, and leasing commissions

VAL Training Guide - Commercial

within the Rollover Leasing Assumptions (RLAs) can be assigned to the tenants in the rent
roll by selecting the Use RLA option from the drop-down menus. The Use RLA option
creates a dynamic link between the market assumptions and the inputs in the rent roll.

e Select Use RLA for Tls and LCs.

e Select the Office RLA as the Rollover Assumptions.

Stacking Plan

A Stacking Plan is a chart/schema to display floors in the building with all tenants and

available space.

Floor Size: To account for vacant space enter the area of each floor in the Floor Size tab.

E* Rent Roll

Rent Roll

Stacking Plan

@ Recoveries w
Methods

Expense Pools

Tenant Groups

Admin Fees

Stacking Plan (ssef Anzlysis Star

ASSIGNMEMT STACKING PLAMN

Add 2 floors that are 15,000 SF.

© 2023 Rockport VAL, LLC - Confidential
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Select Stacking Plan as of date to adjust the start date.

Stacking Plan (ssof Anaiysis #&7 ]

FLOOR SI1ZE FLOOR DETAILS TENANT ASSIGNMENT STACKING PLAN as| JFEG
2
FLOCR m 2027 LEASED / WACAMT TOTAL
15000 5F 5,000 SF 20,000 5F 30,000 5F
50.00 % 16.67 %

WACANT

Clio's Coffee Shop

2 5,000 SF/ T0.2005F 15,000 5F
207 - 5,000 5F - SEP-2022 10,000 5F
1 U= ﬂ“.lp 15,000 5F 15,000 5F
101 - 15,000 5F - JAN-2023
Cash Flow with Tenant Level Details
Cash Flow Expend Report  Export []]  Export ™
_— I i s T Pal
_ g d @ Export to Excel or PDF and
/ expand and/or collapse report
reorder tenantsinrentroll.
Select Yes to Show Tenant level details.
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Cash Flow
MAITM PSF PERIOD 1 FP5F ALL PERIODS TEMANT CTASH FLOW
—
Show data Sort Expenses Show tenant lesel detsils Show figures in ‘00K

Annuz Az Erered <«—— ' | Displaytenantlevel details.

- Year 1 Year 2 Year 4 Year 5 Year & Year 7 Year B Year 9 Year 10 Year 11
R helea e e Dec2023 | Dec2024 Dec-2026 | Dec2027 | Dec2028 Dec-2029 | Dec-2030 | Dec2031 | Dec2032  Dec-2033

~ Income
I ~ Potentisl Rentzl Income |
The Aockport Group 300,000 300,000 318270 330,268 348508 380,055 369,827 380022 302350 403137 415231
Clic's Coffes Shop 50,736 £3.235 52736 58,236 50218 £8.761 61.554 §340 55,302 67259 58,108
\scsmt Space 213333 223850 230,566 237482 242607 243742 2431552 250858 258384 266,135 274920
Total Potential Rental Inco... 564,069 586,026 604572 634,986 653,023 861,961 674,933 695,181 716,037 736,532 758,456
¥ Downtime Vacanoy (85,000) - (4843 [TeEeE - - {32775) (5,737} (23.181)
¥ Frze Rart (83,333 (18883 (12450 (16,963) (2889 (11598 - - (18,665) (3443 [13.209)
¥ Cecupsncy Cost Adjustment - - - - - (1.023) {3.755) [4.858) (1.170)
" Base Rental Income 385,736 567,203 585122 589,751 645,105 628,944 672416 691,426 659,044 722,485 720,196
¥ Percentage Rent 11.764 11,139 10,570 10,059 9613 12693 13.074 13.466 13.870 13,230 14,890
¥ Total Recovery Income 24,006 129,908 136,132 128108 124213 47,329 17,287 24713 13.099 20,019 15,854
¥ Misc. Income 15,000 15,450 15914 16,391 16,282 17,289 17,911 18448 19,002 19,572 20,159
Total Potential Gross Income 496,506 723,700 747737 744,307 795.813 706,356 720,638 742,054 705.016 775306 771,099
‘acangy Loss - {36.185) .387) (10.357) (35.089) {16.373) {36,1560) (37,500 (4342) {23.550) (16,202}
Collection Loss - - - - - - - - - - -
Effective Gross Income 496,506 BB7.515 710,350 733,950 760,723 £89,983 624,528 710,464 700,674 74,747 754,507
= Expenses
Imsuramcs 70,000 72100 74283 T5437 21742 3584 25097 geE74 21332 24074
Cam 64,500 74160 76385 75218 207193 81,722 85072 28557 28357 S22Es
Fzal Extane Towes 20,000 81,500 83232 24397 25595 28328 20083 27885 §3,733 95,607
¥ Reoairs & Marm=nance 15,000 15450 15814 75,391 15883 17388 17.811 TE4sE 18,002 18572 207=8
Managemen: Fes 24083 24862 25688 26825 24148 23958 24858 24524 25951 26408
Total Operating Expenses 246878 267,373 274,656 279,684 289,081 292,743 301,518 309,851 314,289 325439 332,906
Net Operating Income 245629 420,142 435,695 454,266 471643 397.240 383.010 400612 386.385 416,308 421,601
= Leasing & Capital Costs
¥ Lezsing Costs 248181 - 43135 107415 - - 176,053 0005 124523
¥ Capital Expenses 0.000 8270 G542 9235 10130 10433 10746 11.059 11,401 11,743 12065
Total Leasing & Capital Costs 357181 9,270 9,548 181,708 £3.264 117,848 10,746 11,069 187.463 61,747 136,618
Met Cash Flow {107.552) 410,872 426,147 292,558 418,379 275,392 372,264 389,543 198,921 354,560 284,933
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Valuation

Create an unlimited number of valuations. VAL supports the following valuation
methods:

e DCF
e Direct Capitalization
e Direct Entry

—5

Click Add Valuation to insert rows. Create 3 valuation sets below:
e AsisDCF:

DCF method as of the Analysis Start Date

Cap Rate: 7%

Discount Rate: 9%

Hold Period: 10 years, capping year 11

Cost of Sale: 1% of Residual Sale

e Stabilized Direct Cap:
e Valuation as of Date: 01/2024
e Direct Capitalization method
e CapRate: 9%

e Purchase Price
e Direct Entry method
e $4,500,000 Amount
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Report - Valuation: Sale Yield Matrix

Valuation

SALE YIELD MATRIX PROSPECTIVE PRESENT VALUE CASH FLOW WITH wval

Waluation Cap Rate Increment (BPF) # of Increments

-

As is DCF: Analysis Start, .. 2

Select which valuation set to calculate.

7.50% 55,124,218 £5,008,825 £4,901,675 54,801,816 £4,708,807
8.00% 54532524 54822364 54,720,073 f4g24 537 54535242
8.50% 4,749,571 fd544 384 £4,545,710 E4 455772 £4,370,897
9.00% 54574208 54474445 $4,381,163 54254372 54,273,251
§.50% 54,408,111 54372145 £4,223,033 54,140,067 4,082,632
10.00% 534,248 778 £4,157,085 54,071,243 $3,992,672 £3,918,6385
10.50% %4,006,529 £4,008,903 £3,927,535 $3,851,779 £3,781,073
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Hover Residual Value Calculation

Valuation

SALE YIELD MATRIX

PROSPECTIV

E PRESENT

VALUE

CASH FLOW WITH VALUATION

HOLD PERIOD ANALYSIS

to display the details.

Waluation Discount Rate Increment (BP) # of Increments
As is DCF: Analysis Star . > 50 3 Residual Value Calculation
Year Annual CF PV @ 7.50% PV @ 8.00% PV @ 8.50% PV @ 9.00% PV @} I .
1 (%107, ($100,048) ($99,585) ($99,126) (398,672) (8 el 421601
2 £410,872 £355,541 £352,255 £349,017 £345,822 %3 .
MNCI Adjustm MNo 0
3 3426147 £343,031 3338,289 $333,634 £329,063 32 . -
Adjusted NOI 421,801
4 $292,558 $219,068 $215,032 §211,102 $207,256 $2 _
Exit Cap Rste
5 $418,379 £291,425 284741 8278241 8271917 52
Residual Value Adjustments No 0
4] $279,392 $181,035 $176,064 §171,2582 $166,592 $1
Adjusted Residual Value 6,022,873
7 £372,264 2224384 £217,212 £210,302 £203,641 51
Costofsa 1.00% -60,229
g 3$389,543 $218,418 3210458 $202,823 $195,499 31
Net Residual Value 5,962,644
9 £198,921 £103,754 $99,510 $95,458 $91,589 §
10 3354,560 172,031 3164,230 $156,817 149,770 3$143,070 $136,698 $130,637
Total Cazh Flows $3,035,084 $2,008,638 $1,958,215 51,509,520 $1,862,478 51,817,022 $1,773,085 $1,730,606
Residual Value $5,962,644 52,893,039 $2,761,858 $2,637,190 $2,518,685 $2,406,011 52,298,857 $2,196,929
DCF plus Residual value $8,997,728 54,901,676 $4,720,073 $4,546,710 $4,381,163 $4,223,033 54,071,943 $3,927,535
Rounded to Thousands $8,008,000 54,902,000 $4,720,000 $4,547,000 $4,381,000 $4,223,000 54,072,000 $3,928,000
Value per Square Foot $299.92 $163.39 $157.34 $151.56 $146.04 $140.77 $135.73 $130.92
Going-in Cap Rate 2.77% 5.09% 5.29% 5.49% 5.70% 5.91% 6.13% 6.36%
Percentage Value Distribution
From Cash Flows 33.7% 41.0% 41.5% 42.0% 42.5% 43.0% 43.5% 44.1%
From Residual 66.3% 59.0% 58.5% 58.0% 57.5% 57.0% 56.5% 55.9%
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Report - Investment Analysis: Investment Cash Flow

Collapse

Investment Analysis

wese e e seeansensmand - Display data annually or monthly.

Select Valuation As is DCF.

Show data? Levered? Show figures

Annual

Annual

>d Purchase/Start Sale/Exit IRR Methodology

Monthly & 5 i
ap iscount 2 ] ctual
Amount Discounting | To

= Valuation

Cap Discount
Rate e

Exic
Costs (%)

Annusl v

4381163

+ For the Years En Year 1 Year 2 Year 2 Year 5 Year 6 Year 7 Year & Year 9 Vear 10
& Dec-2023 Dec-2024 Dec-2025 Dec-2026 Dec-2027 Dec-2028 Dec-2029 Dec-2030 Dec-2031 Dec-2032

~ Property Cashflows

249,629 471543 16,308
9548 161,708 53264 a2 187,463 61,747
Net Cash Flow (107,552) 410872 426,147 202,558 418,379 279,302 372,264 380,543 198,921 354,560
* Purchase/Sale
Purchase (4381,163) - - - - - - - - -
Exi Costs - - - - - - - - - -
Net Proceeds (4.381,163) - - - - - - - - -
~ Cash Flow Available for Distribution ~ IRR/MOC
Total Unlevered Cash Flow 9.00%/2.05  (4381,163) (107,552) 410872 426,147 202,558 418379 279,302 372264 380,543 198,921 6317,204
Unlevered Cash On Cash - 668% 955% 638% 850% 454%

Investment Analysis: Return Sensitivities

Investment Analysis

INVESTMENT CASH FLOW

Investment Period Purchase/Start Sale/Exit
Start Investmer . Exit . Discount -
Date Period Exit Date Costs (%) Valuation Rate Amount Valuation
120M 12/2032 1.00 AsisDCR AR ~ 7.00 900 4381,163 ResidualValu... ¥
Override: Overri

Investment Period (Mos)

UNLEVERED UNLEVERED Equity Multiple (MOC)
Sale/Exit
Cap Rate (%)
5.00% 10.55% 10.23% 11815 278 228x 2.76x
081% 2520 10.90% 206x 216x
9.14% 2.00% 196 2.05%
187 96 2360

797% 798%

Investment Period (Mos)

UNLEVERED UNLEVERED Equity Multiple (MOC)

Purchase/Start

2.14% 9.00% 1.96x 2.05x
6.20% 6.28% 7.82%
3.86% 4.12% T340 41x
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Change Valuation to Purchase Price and add 7% cap to calculate IRR results with these
parameters.

Select Purchase Price as Valuation and enter a 7% Cap Rate.

Investment Analysis

NVESTMEMNT CASH FLOW RETURN SENSITIVITIES

Investment Period Purchase/Start Sale/Exit

Start Investmer . Exit . Ca Discount . Ca Discount
Exit Date Valuation P Amount Valuation P

Date Period Costs (%) Rate Rate Rate Rate CDaEITT

6,022,8..

120M 12/2032 Purchase Pric.. ~ 555 4,500,001 Direct Cap -

Investment Period (Mos)

UNLEVERED IRR

Sale/Exit

Cap Rate (%) gz

5.000% 10.25% 0.05% 11.250% 2.14x 224x 2.71%
6.500% 9.30% 10.64% 2.02x 212 2.55x
7.00% 2.24% 2.72% 10.09% 1.02x 2.01x 2.42x
7.500% 8.23% 2.18% g3x 1.92% 231x
2.00% 7.66% 7.60% 9.12% 1.75x 1.85% 2.21x

Investment Period (Mos)

UNLEVERED UNLEVERED Equity Multiple (MOC)
Purchase/Start 120
2,500,000 18.05% 17.25% 18.05% ERE 362x 4.38%
3,500,000 12.61% 12.20% 12349 247x 2.59x 312x
4,500,000 8.84% 8.72% 10.09% 1.92x 2.01x 242x%
5,500,000 5.98% 6.08% 7.64% 157x 1.65x% 1.98x
6,500,000 3.70% 397% 5.67% 1.33x 1309 1.68x
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Debt

Createupto 5loansin VAL. Include or exclude debt to display results by selecting Yes or
No in the Loan In Use field.

Refinance Loan: A refinance loan is available as the 6t loan which is used to pay off all of
the loans in the capital stack that are “in use”. The pay-off date (or funding date) occurs on
the Note Date of the Refinance Loan.

Loan Testing: Select Loan Sizing to run cumulative or individual tests.

e Individual Test:
o MaxLoan Amount
e Cumulative Test:
o MaxLTV
o Min DSCR (Actual Constant)
o Min DSCR (Test Constant)
o Min Debt Yield
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Activate Loan Sizing to enable VAL
to calculate the Note Amount.

7 Le Interest
Loan Number Note Holder M) Sizing r et iods Rare (%)

oan Name
Financing 2,847,758 1oy 30v 5.0000

Loan Sizing Tests Loan Sizing Test Parameters

Min DSCR O Min DSCR = Min Debt . NOINCE NOI/NCF

L) (Actual Constam) | L (Test Constany) | & Yictd ) As Of Date

\/ 65.00 [~ 135 v 00 AsisDCFAn.. ¥ NOIForward v

Accrual
Method

NOI/NCF
# Months

Test
Constant (%)

Enter below inputs for Debt:

Loan Name: Financing

Loan Sizing: Yes

Loan Term: 10 Years
Amortization Schedule: 30 Years
Interest Rate: 5%

Accrual Method: 30/360

Note Date: 1/2023

Enter below inputs for Loan Sizing:

Max LTV: 65

Min DSCR (Actual Constant): 1.35
Min Debt Yield: 7%

Valuation: Asis DCF

NOI/NCF: NOI Forward 12 Months
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Debt Report - Schedule Amortization Table

Debt
1T - FINANCING
Scheduled Amortization Table
Loan Name: Financing
Payment Date Accm?l i | cm E: Days | InterestRate | Beginning Balance Interest Principal Total P&I Balloon Payment | Ending Balance R
Begin Date End Date Fe
1 Feb-01-2023 Jan-01-2023 Jan-31-2023 30 5.0000% 2,847,756.14 1186565 342172 1528737 - 284433442
2 Mar-01-2023 Feb-01-2023 Feb-28-2023 30 £.00C0% 2,844,33442  11,851.39 343598 1528737 - 2,840,89845
3 Apr-01-2023 Mar-01-2023 Mar-31-2023 30 £.0000% 2,840,898.45  11,837.08 345029 1528737 - 2,837,44815
4 May-01-2023 Apr-01-2023 Apr-30-2023 30 5.0000% 2,2837,44815 1182270 346467 1528737 - 2,833,983.48
5 Jun-01-2023 May-01-2023 May-31-2023 30 5.0000% 2,833,983.48 1180826 347311 15,287.37 - 2,830,504.37
6 Jul-01-2023 Jun-01-2023 Jun-30-2023 30 5.0000% 2,830,504.37  11,79377 349360 1528737 - 2,827,010.77
7 Aug-01-2023 Jul-01-2023 Jul-31-2023 30 £.00C0% 2,827,01077 11,7782 350816 1528737 - 2,823,502.61
8 Sep-01-2023 Aug-01-2023 Aug-31-2023 30 5.0000% 2,823,502.61 11,76459 352278 1528737 - 2,819,979.84
9 Oct-01-2023 Sep-01-2023 5ep-30-2023 30 5.0000% 2,819,979.84 1174892 353745 1528737 - 2,816,442.38
10 MNow-01-2023 Oct-01-2023 Oct-31-2023 30 5.0000% 281644238  11,73518 355219 15287.37 - 2,812,890.19
11 Dec-01-2023 Nov-01-2023 Nov-30-2023 30 £.00C0% 2,812,890.19  11,72038 356689  15.287.37 - 2,809,323.19
1z Jan-01-2024 Dec-01-2023 Dec-31-2023 30 £.0000% 2,809,32319  11,70551 3,581.86 1528737 - 2,805,741.34
13 Feb-01-2024 Jan-01-2024 Jan-31-2024 30 5.0000% 2,805,741.34 1169059 359678 1528737 - 2802714455
L Mar-01-2024 Feb-01-2024 Feb-29-2024 30 5.0000% 2,802,14455 1167560 3611.77  15287.37 - 2,798,532.79
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Report Investment Analysis - Levered IRR

Investment Analysis

Select YES to Show Levered

SH FLOW RETURN SEMSITIV

TIES

Show data?

Property Cashflows I

~ Debt Service

Exit

Costs (%) Valuation

Surchase B

Cverride:

Snow figures in 000s?

Purchase/Start

Discount

4,500,000

Valuation

0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6
n e
Forthe YesesEndine - (=i L) Lesers D 2z De AT

Sale/Exit
Discount
Rate

IRR Methodology

Actual

DEcounting gy Count?

5444 EEEY 523867
nterast 132388 12872 127,005 124117 121,082
Towl P&l 1834828 183228 183248 183428 183423
Total Debt Service 188,181 183,448 123,442 123,248 123,448 183,448 183,448 123,443 123,448 183,448
Cash Flow After Debt Service (275713} 227423 242692 109.110 234930 95,343 132815 206.095 15473 172
~ Credit Metrics
2300323 2782342 2449560
0364 2272 2187 7252 77.40
138 229 212 21 237
22= 21z 108 183
EEREEH T
“2gn
urchase Price] 61.45% 53.06%
~ Purchase/Sale
Purc (4.500,00! - - - - - £022873
Ex - - - - - - -
Net Procesds (4,500,000} - - - - - 6,022,373
* Loan Proceeds & Repayment
~ Cash Flow Available for Distribution  IRR/MOC
Tatal Unlevered Cash Flow B72%/200x  (4.500.000) (107.552) 410872 426,147 292558 418379 279392 372264 329543 198,921 6377433
Unlevered - 2 913% g 8
1295% /298« (1,652,244) (275,713} 227423 242,698 234930 95,343 183,315 206,095 3,371,349
- (166 RERE 1. 11433

Settings & Report Packages

B Reports w
All Reports
Report Management [

Settings & Package

hared Heports
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Report Settings & Package

Reporting Start Date
0142021 m

Report Package Contents

Zzecal
| Cash Flow
~| Kain
~| PSFPericd 1
~| BEIF Al Berodz
~| Tenant Cash Flow
<~ Imvestment Analyss
~| Irmvestment Cash Fow
~| Return Sensithvities
Debt
Amort Talble Financing
| Waluation
~| Zale Yield Matrix
-~ Brosoective Fresent Vaus
~| Cash Flow with Valustion
~| Haold Period Analysis
~| Rent Ro
+| Rent Ro
~| Tenant Aoster
~| Wlark to Market
~| Underlying Support
~| Potential Rental Income
~| Dowintime ‘Yacancy
~| Fres Rent
~*| Base Rentsl Income
~| Bercermizge Rert

~| Expense Recovery Incoms

Reporting Period

— |

| Tenant Improvements

+| Leasing Commissions

| Bravaling Markst Rent

| Operating Expenses PSF

| SF Expiring

+| Expenss Recovery Sevenue
Rollover

+| Summary

| Individual Reollover Assumption
| Mharket Rent Matrix wi' Ind. Growih
l_=szs Expirstion

+| Summary

| Initial Terms

Ccoupancy

Audit

| Tenant Ares Audit

| Progerty Ares Audit

+| Oecupied SF

| Cocupsncy Rste

+| Percent Rent Audit

| Recovery Audit

+| Leasing Commission Audit
Azsumptions Check

| “acancy and Collection Loss

+| Misc. Income, Expenses, and CapEx

| Rellover Aszumptions

Select reports to include
in package and click
Create Package
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W N oW N

B c D E F G H 1 J K L M N
| VAL Building, Baseline, version #0
| As of lan-22
- @VAL
: Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11
| For the Years Ending Dec-2022 Dec-2023 Dec-2024 Dec-2025 Dec-2026 Dec-2027 Dec-2028 Dec-2029 Dec-2030 Dec-2031 Dec-2032
| Income 476,577 687,515 710,350 708,951 760,723 673,918 687,045 714,219 675607 746,615 735,868
| Potential Rental Income 564,069 586,086 504,572 534,986 653,075 662,023 575,002 595,252 716,110 736,610 758,536
| The Rockport Group 300,000 305,000 318270 335,268 348,598 355,055 369,827 380,922 352,350 403,137 415231
| clio's Coffes Shop 50,736 53,236 55,736 58236 50,870 50,828 61,623 63472 65376 67,337 69,185
| Vacant Space 213,333 223,850 230,566 237,482 244,607 243144 243,552 250,858 256,384 266,135 274120
| Total Potential Rental Income 564,068 586,086 604572 6345986 653,075 662,028 675,002 695252 716,110 736,610 758536
| Downtime Vacancy -85,000 0 0 28372  -4949 -19,996 0 0 -32,775  -5737 -23,181
| The Rockport Group [ () o -28,272 [ () o
| Clio's Coffes Shop 0 o o 0 -4,949 o o Re po rt package in Exce|
Vacant Space -85,000 o o o o -19,996 o . .
1 Total Downtime Vacancy -§5,000 0 0 -25272  -4949 -19,996 0 format will be emailed to
Free Rent -83,333 -18,883 -19,450 -16,963 -2,969 -11,998 ] .
: The Rockport Group -75,000 o o -16,963 o o o user Wlth eaCh report
| clio's Coffee Shop 0 0 0 0 -2969 0 0 located in tabs.
| Vacant Space -18,333 -18883 -19,450 o o -11,998 o
| Total Free Rent -83,333 -18883 -15.450 -16,963 -2,969 -11,998 o i T=OT T T =T
| Base Rental Income 385,736 567,203 585,122 589,751 645,157 630,034 675,002 695,252 663,669 727,431 721,447
| The Rockport Group 225000 309000 318270 254032 348598 358,055 369827 380522 338509 403137 415231
| Clia's Coffee Shop 50,736 53,236 55,736 58236 51,8952 58,828 61,623 63,472 65,376 58,158 69, 185
| Vacant Space 110000 204967 211,116 237482 244607 211,150 243552 250859 258384 266,136 237,030
| Total Base Rental Income 385,736 567,203 585122 589751 645157 630,034 675002 6895252 663669 727431 721,447
| Percentage Rent 11,764 11,139 10,570 10,059 9,561 12,626 13,005 13,395 13,797 13,152 14,809
| Clia's Coffee Shop 11,764 11,139 10570 10059 8,561 12,626 13,005 13,395 13,787 13,152 14,809
| Total Percentage Rent 11,764 11,139 10570 10059 o561 12626 13005 13395 13797 13,152 14809
| Total Recovery Income 84,006 129,908 136,132 128106 124213 47,329 17,287 24713 13,099 20,019 15854
The Rockport Group 0 5505 10,147 0 4230 7200 11,782 15494 1,450 4,856 5,367
Clio's Coffes Shon 37.500 38152 355801 38630 28,488 1,023 2517 3,755 4552 4868 1170
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Scenarios & Sets

Combine sets of assumptions to create named scenarios by selecting Scenarios & Sets
from the navigation pane. Create different variations of users’ baseline set of rollover
assumptions and rent roll overrides to run different scenarios in the model.

—[=!

Coll. menu
5y Assumptions . Scenarios & Sets

Growth Rates ‘ 1AM F SET MANAGER

Vvacancy & Collection Loss
Rent Roll

Rollover “ Overrides Set

SIalld

@ valuation | Downside Baseline Baseline Baseline Nane 30/2020

e From the Navigation pane select Scenarios & Sets.

e Click Add Scenario (located in upper right-hand corner).

e Name scenario Downside by typing in the red box in the new
row.
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RLA Set Rollover Scenarios
VAL provides ability to easily run alternative rollover scenarios in the model to test the
robustness of results in the presence of uncertainty.

£

Scenarios & Sets

SCENARIO MANAGER SET MANAGER

I T |

Baseline Baseline

Downside Baseline

Baseline

Add new

e Fromthe RLA set drop down menu select Add New.
e Name RLA Set Downside RLA.

Rollover Assumptions

e Click onthe Downside RLA to edit.
e Update the following assumptions:
e Office RLA
o Renewal Probability: 60%
o Downtime: 8 Months
o Market Rent: New $20, Renew $18
e Retail RLA
o Renewal Probability: 60%
o Downtime: 12 Months
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Rollover Assumptions C

RLA RLA VARIABLES RLASet: = Downside RLA

sia)4+

Active?

Set Name

Growth Rates Set

The Growth Rate scenario set is a replica of the baseline growth rates. To enter a new
rate in the scenario, click on the Rate Type drown down menu.

Growth Rates D k| (o7 %
« Year Ending
SetName T Growth Rate Name Rate Type Rate Dec-23 Dec24 Dec-25 Dec26 Dec-27 Dec28 ] Dec30 Dec31 Dec32 Dec33
[ooowswoomes Rl Bil Bl W[ W[ B W[ Bl R RN Rl R M M K
Dowinside Growth Rate Gane S 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 2.00% 2.00% 3.00% 3.00%
it irect Entry “I| 2.00% 200% 2.00% 2.00% 2.00% 200% 2.00% 200% 2.00% 200% 200%
200% 2.00% 2.00% 200% 200% 200% 2.00% 200% 200% 2.00% 2.00%

Click on the Growth Rates Set drop down menu and select Add New.
Name Downside Growth Rate and click Create.
Click on the Market Rent Rate Type drown down and select Direct Entry.

Enter the Market Rent growth rate as 2%.
Click Back to Scenario Manager to return to scenario & sets screen.
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The Vacancy & Collection Loss scenario set is a replica of the baseline.

10.00%

noon

e

ey

00

0.00%

REE=Y

0.00%

Helpful Hints®@ O k4 7 * [E

1000%  T00O%  T000%  1000%  1000%  (0E%

000%  000%  0.00% 000% QoD% 000%

Click Back to Scenario Manager

Click on the Vacancy & Collection Loss Set select Add New.

¢ Name Rent Roll Override - Downside Vacancy and click Create.
e Entera10% Vacancy Loss rate.

© 2023 Rockport VAL, LLC - Confidential

60




@ VAL VAL Training Guide - Commercial

Rent Roll Overrides Set
VAL provides ability to easily run alternative rent roll scenarios.

Scenarios & Sets

SCEMARIO MANAGER  SET MANAGER
_ Vacancy & Collection Rent Roll
HiAset Srowth Rates Set Loss Set Overrides Set
Baseline £e 55 55 None |
D = Vacanc, v Nong

|

e Click onthe Rent Roll Overrides Set drop down menu and select Add New.
¢ Name Rent Roll Override - Downside RR and click Create.

Rent Roll Override Set - Downside RR Helpful Hints @

Base Rent
Override? Tenant Name Suite Floor pType Status Available Date Start Date End Date Lease Term Area Amount UoM|

mmidd 0 mm/de 0 mmide 0

1 The Rockport G... 101 1: Contract Jan-01-, = s L 15,000 2000  $/SF/Yeq
2 Clio's Coffee Shop 201 2 ©  Contract v SEp-lSZI Mar-31-23 | GWITDl 5.000 1000  $/SF/Yeq
3 Wacant Space 202 2 Contract Jun-01-22 7 &0M 10,000 100.00 % of Maj

Fields highlighted in orange if different from baseline rent roll input.

e Clio’s Coffee Shop is moving out early due to lack of demand.

e Select Override On.
e Update the End Date to March 31, 2023.
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Scenario Comparison Reports

Select what data attribute to display on the graph.

Scenario Comparison Exgand Report

Expense Pools

Tenant Groups sCE OMPARIS VALUATIONS BY SCENARIQ/  CASHFLOW VARIANCE  VALUATION VARIANCE

Amin Fes

& Assumptions v Select hem y axis Select Cioroar vertes sis

8- B

| .- / \

Grouh Rte:

Vacancy & Collection Loss.
Follover

Rent Roll Override:

Scenarios & Secs N

N\

Dec202¢

£ vawaton

2 Dbt

e —

AlRepars -

T

0.00%

Invescment Analysis
Valuation
Debt

Fent Rol

g, Ocaapancy Rt
ouou Bunziodn

Occ Cost & Sales
Markces Marker
Underlying Supporc

Follover

Lease Exgiration
Oceupsrey
Audit

Assumptions Check

ReportMansgement  ~ Ts00%

Settings & Package

Scenario Comparison and Report  Export [£]

‘Year 3 Dec 2025 Year 4 Dec 2026 Year 5 Dec

» For the Years Ending Scenario2 | Variance Amount | Variance% | Scenario 1 Scenario2 | Varia

sunm

- - 2627, - - a (4,007) - ER
8ase Rental Income 38736 350,100 (35.636)  (924%) 567203 546347 (0356 (357%)  sssi1z 562382 (22788)  (@Esw)  s=aTs1 439857 (145353)  (2842%)  E45105 580855
Percentage Rent 1764 5958 (5806)  (4935%) 11139 9835 (1304 (1171%) 10570 10430 (440)  (418%)  10089 10434 Ez 372% 9613 10747
Total Recovery Income 84005 55043 (28964)  (3t48%) 129908 96518 (33390) (570%) 136132 103113 (33019)  (2426%) 128106 89427 (38979)  (3043%) 124213 106416
> Misc. Income 15000 15000 - 15450 15450 - - 15914 15918 - 16331 16391 - - 16283 16883
Tatal Potential Gross Income 426505 426,101 (70.405)  (1478%) 723700 668750 (54950)  (759%W)  T4TIIT €91518 (56215)  (752%) 744307 555,809 (153.497)  (2533%) 7513 715001
B . B - @ AL 27357) 22168 8503 1 10357 72128
Coliectien Loss - . - . B . . . B . . . . B . . .
Effective Gross Income 46506 426101 (70405)  (1478%) 687515 601582 (@5.933)  (1250%) 710350 621966 (88384)  (1244%) 733950 555809 (78141)  (2427%) 760723 642875
~ Expenses.
rsurance 0000 - 72100 72100 - - TA263 4262 - 78431 78481 - -
72160 74760 - - ez - 7278

80000 - - 81600 81600 - 2 - - -

15000 - 15430 - - 15814 - - -
2482 "278%) 082 3008 250 d €235 22501
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Toggling Scenarios in Reports
Select Downside scenario from the drop down menu to view the impact on reports.

VAL Office Park

borate with

=T FLAIOC =1 ALL PERIODS TEMANT CASH FLOW
Shiow daits Sort Expenses Shiow tenant level detsils Show figures in "000s
Annus As Entered @

¥ For the Years Ending Year 1 Year 2 Year3 Year 4 Year 5 Year & Year 7 Yiear B Year 9 Year 10 Year 11
Dec-2023 Dec-2024 Dec-2025 | Dec-2026 | Dec-2027 | Dec-2028  Dec-2029 | Dec-2030 | Dec-2031 | Dec-2032  Dec-2033

Income

536085 604572 £25.181 TSE2E6

- 2312
[18.283) (19.450) - (13.50G
t Adjustment - (3,755 70
Base Rental Income 385736 567,203 585122 539751 645,105 591,428 720,196
Percentage Rent 11,764 11,138 10,570 10,055 9.613 12,693 13,074 13,468 13,230 14,890
Total Recovery Income 84,006 129,908 136,132 128,106 124213 47329 17,287 24713 20,019 15,854
Misc. Income 15.000 15,450 15914 16.391 16,883 17389 17.911 12448 19,572 20,159
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Practice Case Study - Rockport Office Park

Trepp Real Estate is creating a model for a potential acquisition of a 30,000 SqFt office
and retail building, Rockport Office Park in New York City, New York. The analysis will
begin January 2023, with a 10-year holding period. Enter the below model assumptions
and validate results with the reports at the end of the case study.

Growth Rates:

e General Growth: 3%
e Market Rent Growth: 2% in 2024 and 2025, 4% in each year thereafter

Vacancy & Collection Loss:
e Vacancy Loss: 5% of Potential Gross Revenue
Miscellaneous Income:

e Parking: $5,000 per month growing by 3% per year

Operating Expenses (All Recoverable):

Real Estate Taxes: $160,000 paid in October every year growing by 2%.
CAM: $2.85 per rentable square foot per year. 80% variable, growing by 3%.
Insurance: $90,000 per year, growing by 3% Operating Expense Growth.
Management Fee: 3.5% of EGR

Capital Expenses:
e Building Repairs: $120,000 in June 2026 with no growth factor.
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Rollover Assumptions:

Office

Name: Office RLA

Renewal Probability: 80%

Term: 5years

Months Vacant: 6 months

Expense Recovery: Default Base Year
Upon Expiration: Office RLA

Market Rent:

New: $24/SF/Year Renew: $22/SF/Year
In Term Adjustment:

New: 3% Renew: 3%
Free Rent:

New: 3 months Renew: 0 months

Tenant Improvements:
New: 10 $/SF Renew: 5 $/SF

Leasing Commissions:
New: 6% Renew: 3%

Clone Office RLA and enter following override rollover assumptions:
Retail

Name: Retail RLA
Renewal Probability: 75%
Expense Recovery: Default NNN

Market Rent:
New: $17/SF/Year Renew: $15/SF/Year
2% annual increase 2% annual increase
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Tenant General Lease Date | Base Rent Lease Recoveries
Terms
Floor 1 Start Date: | $23/SF/Year | Free Rent: CAM: Net + 15%
Mercury Office 1/2023 growing by 3 Months Admin Fee
Software Suite 100 Term: 3% annually | LC: 5%
10,000 SF 10 years TI: $10 Insurance, Taxes and
RLA: Office | Management Fee:
Market Base Year
(Create expense pool
including Insurance,
mgmt. fee and taxes)
Floor 2 Start Date: | $22/SF/Year Reimburse all
Jupiter Office 10/2022 with aone- RLA: Office | expenseswitha
Consulting | Suite 200 Term: time Vacate $6/SF Base Stop
6,000 SF 5years increase of
5%in
10/2024
Floor 2 Start Date: | $12/SF/Year | Percentage | Recoverable
Venus Deli Retail 01/2022 growing by Rent: $1.4M | Expenses: Fixed
Suite 220 Term: $.50/SF growingby | Amount - $6,000 per
4,000 SF 5years annually 3%,4% over | year growing by 3%
a natural
breakpoint
RLA: Retail
Market

Vacant Space: As of the start of the analysis, 2 vacant office spaces are available for lease
with a 10 year term. Each lease is 5,000 SF with the first vacant space expected to lease
up in February 2023, and the other lease in April 2023. Select 100% of Market for base
rent with a 3% annual increase. For all other lease assumptions use the New Market
assumptions in the Office RLA. Upon expiration select Market and the Office rollover
assumption. (Use Auto Lease Creation for efficiency).

Valuation: DCF analysis beginning in January 2023 over a 10-year hold, capping the 11th
year. Caprateis 6%, discount rateis 8%.
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Cash Flow
Cash Flow
F3F PERIOD 1 F5F ALL PERIOCDS TEMAMT CASH FLOW
Show data Sort Expensas Show tenant level detsils Showy figures in 000
Annual As Entered
b Fo Years Ending D:ea 7 Year 2 Year 9 Year IIZI1 Year 11
c-2029 Dec-2030 Dec-2031 Dec-2032 Dec-2033
= Income
Potentizl Rental Income 545333 658,550 5885287 706909 741907 782564 8044280 227850 251,985 883341 913882
Diowwntime Vacancy - - - (52.135) (42,131) - - - (1£,147) {68,105)
Free Rart {117.500) - - - (£.351) (42,131) - - - {5.305) (£7,483)
Oocupency Cost Adjustment - - - - - - - - - - -
Base Rental Income 484 500 668,550 683,987 706,909 635,408 698,702 204,480 827,890 851,989 Be3.382 203.315
Percentage Rent 6,000 5.680 5410 5193 - - - - - - -
Total Recovery Income 72,086 87,765 96,527 105,372 136,540 121,808 138495 149,763 161,332 160,620 ©9,30%
¥ Misc. Income 60,000 61,2800 63,654 65,564 67.531 69,556 T1e43 73792 76.006 78286 B0.635
Total Potential Gross Income 632,586 B23.795 855,578 883,036 889,478 890,064 1.014618 1,051,446 1,089,327 1,102,805 953.256
Vacancy Loss - 41,80 (44,1537 . {4479 30,737 (32572 [54.456) {41,700} -
Collection Loss - - - - - - - - - - -
Effective Gross Income 632,586 TB2605 312799 838,885 839,478 885,588 963,887 998E74 1034881 1,061,105 953,256
=~ Expenses
Resz Esmmzte Tanes 150,000 163.201 165454 168.793 173,185 176,653 120188 183750 187466 191.215 185,039
CAM 81,700 BE,065 93428 20671 95,153 1020 105154 1028208 109,575 108,266
nsurance 90,000 92,700 95481 58345 101286 104335 107455 110628 114009 117430 120852
[Marmzgzment Fes 2214 27391 28448 28,381 31.132 30,996 33738 34961 38220 37.13%9 33354
Total Operating Expenses 353841 371,356 381,100 350,928 396,238 407,136 423478 434593 446,004 455,358 457,621
Met Operating Income 278,746 411,249 431,700 447,957 493,191 478449 540,409 564,281 588,857 605,747 495,634
= Leasing & Capital Costs
¥ Leszing Cost= 420428 - - - L0883 112,186 - - - £TEES 357,831
¥ Czpits Ewgpenzes - - - 120,000 - - - - - - -
Total Leasing & Capital Costs 490,439 - - 120,000 40,693 112188 - - - 47,895 357.921
Net Cash Flow (211.694) 411,249 431,700 327,957 452 498 366,264 540,409 564,281 588,857 557852 137.704

© 2023 Rockport VAL, LLC - Confidential 67



VAL Training Guide - Commercial
- 00909BmBm9m9m©mmm9mm 90  ©  © © © ©©© © 1

Sale Yield Matrix

Valuation

SALE YIELD MATRIX PROSPECTIVE PRESENT VALUE CASH FLOW WITH VALUATION HO
Yaluation Cap Rate Increment (BF) # of Increments Discol
Asis DCF Analysis Start, .. ¥ = 3 50

Cap Rate

Discount Rates

7.00% $6,006398 $6869808 $6834012 $6798724  $5764020 356729884  $6695303
7.50% 35635274 $8800377 36365126  $£532445  §6400321 36485741  §8434830
2.00% 35376500 $63433247 38310544 36278407  §5248280 35213785 $578376S
2.50% 55123501 $5098745 35066923 $6035227 $5006027 35976327  $5347177
9.00% 55804303 §5864774 3834355 $3805032  §5776795  §5747830  §571992%

Underlying Support - Downtime Vacancy

Underlying Support

Tenant Suite
Mercury Software 100
Jupiter Consulting 200
Venus Deli 220
Vacant Space

Vacant Space

Annual Total

Area Start
10000 (@) 2023
soco @) oczozz
s000 @) lanzoez
sooe| @) reseoes
sooo [ spe2023
30,000

Ed | oms
Dec2032
Sep-2027
Dec-2026
Jzm-2033 (g333)
Mer2033 (28000)
(37,333)

Dec-2024

Year 3
Dec-2025

Year 4
Dec- 2026

Years
Dec-2027

Year &
Dec2028

Year 7
Dec-2029

Year 8
Dec-2030

(40571) 22137
(11.828)
(52139)  (42131)

Year9
Dec-2031

A\l
Dec-2032

(14,147)

Year 11

Dec 2033
28572 (26.579)
15.347) (98.589)
(25.775)
(13.289) (22.623)
RESE] (41.289)
(65.105) (214,255)
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Underlying Support - Free Rent

Underlying Support

POTENTIAL RENTAL INCOME  DOWMTIME VACANCY  FREE RENT  OCCUPANCY COST ADJ BASE RENTAL INCOME  PERCENTAGE RENT  EXP. RECOVERY INCOME T L PREVAILING M

Show Squsrs Footsze Shew Dates Show Metrics

fenant Ars Start End Months | (0% | Decgird | Decsls | Decaizs | DecEDT | DucaZE | DecRzs | DecS0 | Decadt | Decits

Mercury Software 100 10000 @) 2023 Decooaz 200 (57.500 - - - - - - - - - psmam [73.447)
Jupiter Consulting 200 6,000 n Cem-2022 Sep-2027 060 - - - - - 42131} - - - - (9.568) (51.699)
Venus Deli 220 4000 u Jerm-202Z Dec-2028 075 - - - - - (5,305) - (9,666)
Vacant Space sooo [ remooes  janzoas 300 (30.000) - - - - - - - - (37.974)
Vacant Space sooo [ spr2023 werzoaz 300 (30000) - - - - 37.974)
Annual Tosal 30,000 {117,500} - - - - - - (s305) @14en (210760)

Underlying Support - Exp. Recovery Income

Underlying Support
FPOTENTIAL RENTAL INCOME DOWNTIME VACANCY FREE RENT OCCUPANC BASE REMNTAL INCOME PERCENTAGE RENT T LC FPREVAILING MKT RE]
Shon Square Foctage Show Dates Show Metrics
[r— Year1 Year2 ¥ ¥ Year9  Yearid  Yearil

fenant Suite | Area Start End Method Name Dec2023  Dec2024  Dec 30  Dec2031 Dec2032  Dec2033

Mercury Softwars 1o 10000 @) jse2023 pec2oz: SizmAdminFee 21313 40855 seé08 63570 434,468
Jupiter Consuking 200 sooe [ oc2022  sep2027 2023 BasevesSwe 40220 EE ERE 3544 2524 216590
Venus Del 220, 4000 (@) jem2022 Dec2ozs Fe hmore 8000 £ e seess zoas soses e1018 408,507
Vacant Space sooe [ rec202z feaosz Defautt Basevear E 2912 254z Zssz 11805 i3S 1538 16920 1441 28387
Vacant Space soce [0 see2023 war2o3z Defaut: Basevear - 2212 2542 AL T EEEIREE R 18228 432¢ 31270
Annusl Total 30,000 72086 B7765 96527 105372 136540 121,806 138495 149763 161332 160,630 69306 1209622
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